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1

Introduction

This statement accompanies a full application by our clients Mr and Mrs P Corrigan for
the construction of one detached dwellinghouse on land to the rear (south) of 63
Middlecave Road, Malton.

The purpose of this statement is to address the key planning issues arising from the
proposed development and to show that planning permission should be granted
having regard to the Development Plan and the National Planning Policy Framework
(NPPF).

Site description

The application site, to the rear of 63 Middlecave Road, is positioned within an
extended area of the domestic curtilage to this property. The land is also set to the
north of the dwelling of Beech Cottage which is accessed off Middlecave Close. The
site is set to the western side of Malton within a residential area.

e The site is positioned within the development limits of Malton.
e No public rights of way cross the application site.

e The application site is positioned within Flood Zone 1 and is consequently at the
lowest risk of flooding.

e There are no heritage assets on the application site, or in the immediate vicinity of
the land.

e The application site is not located within a Conservation Area, and no trees on site
are the subject of a Tree Preservation Order.

e The site would be accessed from Middlecave Road to the north, and to the side of
the residential property of 63 Middlecave Road.

Proposed development

This submission presents for consideration a full application for the construction of
one detached dwellinghouse.

The dwelling would be accessed from Middlecave Road to the north, down the eastern
side of the domestic curtilage of 63 Middlecave Road. The side access track would
extend to a width of three metres. The provision of the access track to the
development site would also involve the relocation of the side entrance door to 63
Middlecave Road, from its eastern elevation, to its northern elevation.

The dwelling would be formed in an L shape and would be set in the centre of the plot,
with an attached home office/utility area positioned to the north-eastern corner of the
site.

The dwelling would be formed on two levels, with a ground and first floor level. The
ground floor accommodation would comprise an entrance hall, a kitchen/dining/living
area, a w/c and living room. At first floor the accommodation would comprise, a
landing area, one en-suite bedroom, two further bedrooms, and a bathroom. The
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garage is single storey following discussions with the planning department following
the previous planning application.

The works to no.63 in terms of relocating the existing front door would be carried out
subject to approval of the scheme (this work does not require a separate planning
application as confirmed by Ryedale District council via letter dated 23 December
2020)

The dwelling would be formed of rendered walls, below a pitched tiled roof. The
attached utility/ home office structure would be formed of weather boarding below a
pitched tiled roof.

The existing peripheral landscaping to the plot is proposed to be retained as part of
the development.

4 Relevant planning history

The application site has a previous planning application (20/00386/FUL) and has been
the subject of a pre-application response from the Local Planning Authority on 17
October 2018. A summary of this response is detailed below. It is also important to
consider similar nearby developments to the south of the application site at Beech
Cottage and Beech Cottage. There are other examples in the locality of the application
site where a similar form of development (in relation to the surrounding settlement
character) has been supported.

Pre-Application Response

The response received of 17 October 2018 concluded that the proposal failed to
comply with policy SP2 of the Local Plan Strategy insofar as it was considered that the
dwelling would not be accommodated within a continually built up frontage. The
response went on to conclude that the design of the dwelling, notwithstanding the
concerns relating to policy SP2, was considered to adhere to the character of
properties in the locality. Concern was then expressed at the adherence of the
development to policy SP20 of the Local Plan Strategy, in that the access to the
property taken down the side of 63 Middlecave Road was, in the Council’s view, likely
to have a detrimental impact on the amenities of the nearby residential properties.
Concern was also expressed in terms of the overlooking from the first floor of the
proposed dwelling to nearby curtilages. Reference was also made to the existing trees
in situ along the position of the proposed access track, and the level of the Community
Infrastructure Levy contributions that would need to be made were a future
application to be forthcoming.

Following the pre-planning response a full planning application was submitted
(20/00386/FUL). However, this was refused on the 10 July 2020. The reasons for
refusal in summary are as follows:

e The proposed development by virtue of its backland position located to the
rear of the dwelling is considered not to be acceptable infill plot within an
otherwise built frontage. The plot is proposed to be accessed via a long narrow
access and would result in a form of development that does not adequately
respect local distinctiveness.
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e The proposed dwelling development would give rise to significant adverse
impacts on the amenities of the occupiers of the adjacent properties by virtue
of the additional noise and disturbance associated with the use of the long
narrow access way. The proposal would also result in additional overlooking
of private amenity areas of adjacent dwellings with an associated loss of
privacy.

A Certificate of Lawful use application was submitted for a proposed use or
development in respect of the erection of a detached domestic outbuilding and laying
of a permeable hard surface which would allow for the access road to be constructed
without requiring any additional approvals. The application was approved in
September 2021 (21/00175/CLOPUD).

Planning history neighbouring sites

Beech Cottage — 15/00722/FUL - Erection of a four-bedroom dwelling with detached
double garage; Approved 23rd February 2016.

Beech Lodge — 15/00866/FUL - Erection of 3no. bedroom detached dwelling and
detached garage (revised details to approval 12/00438/FUL dated 27.06.2015);
Approved 16 September 2015.

Locality

3/83/466D/RM - Erection of detached bungalow and garage at Lane End 27A
Middlecave Road Malton North Yorkshire YO17 7NE; Approved 2 October 1990.

04/00485/FUL — Erection of 3-bedroom dwelling with attached garage at Land Rear Of
Beechwood 68 Middlecave Road Malton North Yorkshire; Approved 30 June 2004.

07/01067/FUL — Erection of a three-bedroom dwelling with attached single garage at
Land To Rear Of 39 Maiden Greve Malton North Yorkshire; Approved 15 February
2008.

14/00522/FUL - Erection of a two-bedroom dwelling with attached single garage with
associated landscaping at Land At Middlecave Lodge Middlecave Road Malton North
Yorkshire; Approved 9 March 2015.

18/01035/FUL - Erection of a two-bedroom dwelling at Land At Derwent Mount York
Road Malton North Yorkshire; Refused 25 June 2019; Appeal Allowed 21 April 2020.

5 Planning policy background

This section of the statement details the current national and local planning policy
context against which the proposed development should be assessed. For ease of
reference, all relevant policies and guidance have been summarised.

National Planning Policy Framework

The National Planning Policy Framework (NPPF) — February 2019 - sets out the
Government’s planning policies for England and how these are expected to be applied.
The NPPF must be taken into account in the preparation of local and neighbourhood
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plans, and is a material consideration in planning decisions, and those considerations
from the NPPF which are relevant to this application include the following sections:

e Section 6. Building a strong, competitive economy

e Section 9. Promoting sustainable transport

e Section 11, Making Effective Use of Land

e Section 12. Achieving Well-Designed Places

e Section 15. Conserving and Enhancing the Natural Environment

Crucially, paragraph 10 and 11 of the NPPF establishes a presumption in favour of
sustainable development for plan-making and decision taking. For decision-taking this
means:

e approving development proposals that accord with an up-to-date development
plan without delay; or

e where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date, granting
permission unless:

i) the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or

ii) 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.

Paragraph 8 of the NPPF identifies three dimensions to sustainable development,
namely economic, social and environmental, which are explained as follows:

e Economic — to help build a strong, responsive and competitive economy, by
ensuring that sufficient land of the right types is available in the right places and at
the right time to support growth, innovation and improved productivity; and by
identifying and coordinating the provision of infrastructure;

e Social — to support strong, vibrant and healthy communities, by ensuring that a
sufficient number and range of homes can be provided to meet the needs of
present and future generations; and by fostering a well-designed and safe built
environment, with accessible services and open spaces that reflect current and
future needs and support communities’ health, social and cultural well-being; and

e Environmental — to contribute to protecting and enhancing our natural, built and
historic environment; including making effective use of land, helping to improve
biodiversity, using natural resources prudently, minimising waste and pollution,
and mitigating and adapting to climate change, including moving to a low carbon
economy.

Section 4 at paragraph 38 states that “Local planning authorities should approach
decisions on proposed development in a positive and creative way. They should use the
full range of planning tools available, including brownfield registers and permission in
principle, and work proactively with applicants to secure developments that will
improve the economic, social and environmental conditions of the area. Decision-
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makers at every level should seek to approve applications for sustainable development
where possible.”

Section 4 of the NPPF promotes pre-application between local authorities and
applicants with an aim to front load the process. It also directs how applications should
be determined, how planning controls should be tailored to local circumstances, how
planning obligations and conditions should be effectively used and when and how
enforcement powers should be exercised.

Paragraph 20 of the NPPF states that:

“Strategic policies should set out an overall strategy for the pattern, scale and quality
of development, and make sufficient provision12 for:

a) housing (including affordable housing), employment, retail, leisure and other
commercial development;

b) infrastructure for transport, telecommunications, security, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

c) community facilities (such as health, education and cultural infrastructure);
and

d) conservation and enhancement of the natural, built and historic environment,
including landscapes and green infrastructure, and planning measures to
address climate change mitigation and adaptation.”

Section 5 of the NPPF relates specifically to delivering ‘a sufficient supply of homes’.
Throughout this section of the NPPF, the Government aims to deliver a wide choice of
high-quality homes, widen opportunities for home ownership and create sustainable,
inclusive and mixed communities.

Paragraphs 77-79 of the NPPF sets out the government’s approach to rural housing.
Paragraph 77 makes clear that “In rural areas, planning policies and decisions should
be responsive to local circumstances and support housing developments that reflect
local need”. Paragraph 78 further suggests that “To promote sustainable development
in rural areas, housing should be located where it will enhance or maintain the vitality
of rural communities”. Paragraph 79 of the NPPF directs how consideration should be
given to the provision of isolated homes in the countryside and the following
exceptional circumstances that should be considered:

a) there is an essential need for a rural worker, including those taking majority
control of a farm business, to live permanently at or near their place of work
in the countryside;

b) the development would represent the optimal viable use of a heritage asset
or would be appropriate enabling development to secure the future of
heritage assets;

c) the development would re-use redundant or disused buildings and enhance
its immediate setting;

d) the development would involve the subdivision of an existing residential
dwelling; or
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e) the design is of exceptional quality, in that jt: - is truly outstanding or
innovative, reflecting the highest standards in architecture, and would help
to raise standards of design more generally in rural areas; and - would
significantly enhance its immediate setting, and be sensitive to the defining
characteristics of the local area.

The overriding message from the NPPF is that planning authorities should plan
positively for new development and approve all individual proposals wherever
possible. In particular, they should approve proposals that accord with statutory plans
without delay. The Framework proposes that planning permission should be granted
where the plan is absent, silent, or where relevant policies are out of date. The
Framework suggests that the primary objective of development management is to
foster the delivery of sustainable development. Furthermore, the advice states that
local planning authorities should look for solutions rather than problems and decision
makers at every level should seek to approve applications for sustainable development
where possible.

National Planning Practice Guidance

National Planning Practice Guidance (NPPG) was first published in March 2014 and has
undergone a number of amendments and additions since that time. The NPPG
contains guidance of relevance to both the registration, processing and consideration
of planning applications. One of the key components of the NPPG is the issue of
design, acknowledging that ‘good quality design is an integral part of sustainable
development’. The NPPG also offers practical guidance in relation to, amongst other
things, flood risk, noise, public open space, transport, the natural and historic
environment, viability and water supply.

The Development Plan

Section 38(6) Planning and Compulsory Purchase Act (2004) requires that if regard is
to be had to the development plan in any determination, that determination shall be
in accordance with the plan unless material considerations indicate otherwise. Section
38(5) requires that, where policies in the development plan conflict, the conflict must
be resolved in favour of the last document to be adopted.

The ‘Development Plan’ for the Ryedale District is currently comprised of the following
documents:

e Ryedale Local Plan (2002) — Saved Policies
e Ryedale Plan — Local Plan Strategy (Adopted 5 September 2013)

The Council has also adopted various Supplementary Planning Documents (SPD) in
support of this suite of documents.

Ryedale Plan — Local Plan Strategy Development Plan Document
(DPD)

The purpose of the Ryedale Plan is to encourage new development and to manage
future growth whilst ensuring that change across the District is based on a
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presumption in favour of sustainable development. This strategy document is at the
heart of the Plan. It sets out the strategic issues facing the District and the challenges
of addressing them.

Those policies of particular relevance to the proposed development are:
e Policy SP1 General Location of Development and Settlement Hierarchy
e Policy SP2 Delivery and Distribution of New Housing

e Policy SP4 Type and Mix of New Housing

e Policy SP14 Biodiversity

e Policy SP16 Design

e Policy SP19 Presumption in Favour of Sustainable Development

e Policy SP20 Generic Development Management Issues

e Policy SP22 Planning Obligations, Developer Contributions and the Community
Infrastructure Levy

Policy SP1 directs that Ryedale’s future development requirements will be distributed
and accommodated in line with the Spatial Strategy Summary and on the basis of a
hierarchy of settlements which places Malton as the most sustainable settlement
within the hierarchy as a ‘principal town’.

Policy SP2 confirms the delivery of at least 3000 (net) new homes to be managed over
the period 2012-2027. The sources of new housing that will contribute to the supply
of new homes across the District from Malton are as follows:

e Housing Land Allocations in and adjacent to the built up are.

e Conversion and redevelopment of Previously Developed Land and buildings within
Development Limits

e Replacement dwellings
e Sub-division of existing dwellings
o Infill development (small open sites in an otherwise continually built up frontage)

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

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

Policy SP4 outlines that increased housing choice and high-quality housing will be
provided through: new housing development, the re-use of empty properties, and
improvements and adaptations to existing homes. The policy sets out specific
measures for how this will be achieved, and the importance of maintaining a balanced
housing stock and choice in the housing market. Policy SP4 goes on to outline how
housing must be well designed and support safe and inclusive communities.

Policy SP14 outlines a number of measures on how biodiversity in the Ryedale district
will be conserved, restored and enhanced, where it will be targeted at, what habitats
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are of particular importance, and how decision making which affects these habitats
should occur.

Policy SP16 supports development that is able to create high quality durable places
that are accessible, well integrated with their surroundings, and which [as relevant]
reinforce local distinctiveness and protect amenity and well-being. Specifically, the
policy advises that the Council will seek to ensure that:

e A building is capable of conversion to the use proposed without the need for
extensions or alterations that would be detrimental to its character

e Proposed extensions and alterations, considered acceptable in principle, that
are of an architectural style which complements the traditional character of
the main building

o Appropriate materials and traditional construction methods and techniques
are used.

Policy SP19 aligns the development plan document with that of the NPPF. Specifically,
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.

Policy SP20 assesses the suitability of proposals on the basis of their impact on the
character of the area, their overall design, impact on amenity and safety, and their
impact on the access parking and servicing of property.

Policy SP22 sets out how new development will contribute to the place-making
objectives and aspirations of the local strategy and to the infrastructure necessary to
support future development in the district. The policy sets out what mechanisms will
be used to facilitate the making of these contributions, and what specific social,
physical or utility infrastructure areas contributions will be aimed at.

6 Policy appraisal

Having regard to the local and national planning policy and guidance context it is
considered that the principle of development turns on the approach to the criteria of
the adopted development plan policies, identified above, and the NPPF.

Principle of development

Policy SP1 of the Local Plan Strategy is the determining factor in terms of local planning
policy as to whether or not the development of a residential dwelling at the land rear
of 63 Middlecave Road would be acceptable in principle. Essentially this policy directs
the correct scale of development to the most sustainable locations so that the local
and central government objectives of sustainable development can be delivered.
Malton is defined as a ‘principal town’ at the top of the sustainable settlement
hierarchy which means that it is essentially the most sustainable location, within its
development limits, for new housing growth to be focused. The reason for this is that
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it has the best range of accessible amenities and facilities which could support the
future housing growth, and not cause the occupants of the new residential property
to travel to access these amenities and facilities.

The development site would be accessed off Middlecave Road, and from the point of
the access to the public highway, the site would be approximately 0.5 miles from the
centre of Malton, where the greatest range of facilities exist. It should be noted that
additional facilities exist away from the central area of the town and public transport
provision within the area is acceptable, sufficient to prevent reliance on the private
car. In short, the amenities and facilities of Malton are accessible to the occupants of
the proposed dwelling and it is therefore able to function in a sustainable manner. The
site is located in amongst a residential area, within the settlement limits of the town,
and is therefore a compatible land use that would be readily expected in this location.

In being located within the development limits of the most sustainable settlement
within the sustainable settlement hierarchy which is defined in policy SP1 of the Local
Plan Strategy the development is compliant with this policy and is acceptable in
principle.

Policy SP2 looks to review where new development should be focused in settlements
to manage the delivery of new housing development over the plan period. For Malton
the areas to be the focus of new development is specifically defined in paragraph 5.18
of this statement. The applicable area to the application site relates to infill
development (small open sites in an otherwise continually built up frontage).

The parcel of land, the development site, nestles in between the recently developed
curtilage of Beech Cottage, no.s 65 and 61 Middlecave Road, and the rear curtilage of
37 Maiden Greve. The grain of the settlement which surrounds the application can
therefore be defined as ‘an otherwise continually built up frontage’. Additionally, the
site can be seen as ‘open’, insofar that it does not contain any built form or large
expanses of vegetation which would preclude its openness. The photographs which
are contained at appendix 1 demonstrate the openness of the site and how well it is
related to the residential property between which it nestles, particularly the dwellings
of Beech Cottage and 37 Maiden Greve.

To counterbalance the Council’s claims in their pre-application response regarding the
non-compliance with policy SP2, and to demonstrate why policy SP2 is considered to
be adhered to, it is important to make reference to other cases determined under the
Local Plan Strategy which have had to pass the tests set by policy SP2.

The nearest and best example of this is Beech Cottage immediately to the south of the
application site. The Planning Committee report (see appendix 3) is extremely helpful
in clarifying the Planning Officer’s views about this development at the time, and
indeed due to the distinct similarities to the development the subject of this
application, it is important to review what points were raised and how they were
overcome.

The ‘appraisal’ section of the Planning Committee report details the thoughts of the
Planning Officer in regard to the principle of the development. It states that: “The
application site is located within the development limits of Malton, the Principal Town,
and a key focus for growth in the LPS. The property proposed, however, is in a
‘backland’ location which is not expressly supported by Policy SP2 of the Local Plan
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Strategy. However, by virtue of other decisions within the immediate area, and based
upon the impact on the form and character of the area, together with the general
presumption in favour of sustainable development contained within Policy SP19, it is
considered that the development can be considered to be acceptable in principle. There
is approval for a dwelling on the adjoining plot (Land to the Rear of Gilross) in a similar
backland location. The area is characterised by suburban development on Middlecave
Drive, Middlecave Close, and Maiden Greve.”

The development at Beech Cottage was positioned between five neighbouring
domestic curtilages and the development site now proposed is positioned between
five domestic curtilages. The development at Beech Cottage was acknowledged in the
Planning Committee report as being within a ‘backland’ location, and the development
now proposed was acknowledged in the pre-application response as being within a
‘backland’ location. The importance of the form and character of the area was noted
in the Committee report, and it is highlighted that the proposed development sits no
further north than the northern boundary of the curtilage of 37 Maiden Greve. The
general presumption in favour of sustainable development set out in policy SP19 was
applied to Beech Cottage, and it is correct to apply the same tests to the proposed
development.

It is clear that the context which Beech Cottage sits in, and indeed was acknowledged
in the Planning Committee report as being set in does not differ to the development
site, and as such it is considered that the two sites must be appraised identically, and
due to the each site’s constraints, there is no reason why the conclusions in regard to
the compliance with policy SP2 for Beech Cottage should not be reached with the
development site now proposed.

To add further clarity as to why the principle of the development is acceptable in this
location it is important to make reference to the appeal decision which originally
allowed the principle of residential development at Beech Lodge to become
established (see appendix 4). The Planning Inspector focused on the effect the
proposed dwelling would have on the character and pattern of development in the
area.

The Inspector recognised that the density of residential development in the locality is
low, and that the sub-division of the plot would retain the separation distances to the
properties with the large gardens, deliver an acceptable level of amenity space for both
properties, and retain a spacious character overall. The same conclusion can be
reached at the currently proposed development site. The Inspector then went on to
assess how visible the dwelling would be in the locality. In short the Inspector felt that
the height and pitch of the roof of the proposed dwelling, and its separation from the
periphery of the development site, and the facing elevations of nearby dwellings
meant that little of the dwelling could be visible from adjoining land. The Inspector
concluded that the proposed dwelling would be noticeable, but its pitched roof would
not be an unduly significant, prominent or intrusive feature in the overall scene, which
would retain its spacious character. The Inspector concluded on the issue that it would
be backland development where none is obvious in the immediate vicinity, that the
principle cannot act against the proposal when its actual visual and physical impact
would cause no serious harm.
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The description of the character of the area, and the context in which the development
site sits is no different to that which was considered as part of the appeal site and at
Beech Cottage. The site is acknowledged as ‘backland’ but is not considered to be at
odds with the requirements of policy SP2 or the tests which have previously been
applied most recently as part of the Planning Committee report in 2015.

The principle of the development in terms of policy SP2 is considered acceptable. The
findings of this statement when applying the defined context of the locality and how
applications have been handled in the locality in recent years under the same policy,
reaches a view which is contrary to the pre-application advice provided in 2018. The
pre-application advice states that the provision of the access track tips the balance to
the development site differing to Beech Cottage. However, it is highlighted that the
relationship of the access track serving Beech Lodge to the locality would be no
different to the track serving the development site, nor would the provision of the
track in any event adversely affect the character of the area as summarised in the
recent Planning Committee report for Beech Cottage, or the appeal decision for Beech
Lodge.

To bolster the interpretation of policy SP2 and how it is applied to ‘backland’
developments it is also important to make reference to a recent appeal decision issued
on 21 April 2020 in respect of the development of land at Derwent Mount, 6 York Road,
Malton for one dwelling and a garage. The decision for this is contained at appendix 5.

Paragraph 14 of the Inspector’s decision is particularly important to refer to here. It
concludes that the appeal site is described as a ‘backland site’ and it does not fall into
any of the categories specified within policy SP2 of the Local Plan Strategy. It also
concludes that as residential garden the land in question does not meet the definition
of previously developed land (set out in the NPPF), nor does its location behind the
surrounding houses fit with the Local Plan Strategy definition of infill development, in
that it is not an open site in an otherwise continually built-up frontage. To quantify
their approach to the acceptability of the development of this backland site, the
Inspector goes on to say that the supporting text of policy SP2 makes it clear that the
policy is not intended to be read as being exhaustive or exclusive, and that not all
housing is expected to come from the planned supply of sites identified within the
policy. The Inspector highlights that both the Council and Appellant note similar
backland sites that have been supported for development in the vicinity, and that such
proposals were not treated as conflicting with the development plan ‘in principle’ and
instead were determined on their own merits. This is an important appeal decision,
given that it is very recent and demonstrates that schemes should be considered in
terms of the development plan as a whole.

Over and above policy SP2, the principle of development is governed by a presumption
in favour of sustainable development, set out at policy SP19 of the Local Plan Strategy.
The importance of this policy principle was referred to in the Planning Committee
report for Beech Cottage. Policy SP19 states that: 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
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area. It is therefore important to assess the development in how it responds to the
three tests of sustainable development as set out in the NPPF.

Sustainability

As previously identified, the NPPF identifies the three dimensions to sustainable
development as being economic, social and environmental. These are considered in
turn, whilst recognising that these roles are mutually dependent and should not be
considered in isolation.

Economic role

The NPPF explains that the government is committed to securing economic growth in
order to create jobs and prosperity and is committed to ensuring that planning does
everything it can to support sustainable economic growth. In recognition of this
objective, significant weight should be placed on the need to support economic growth
through the planning system.

The proposed development comprising one dwelling, would bring about direct and
indirect benefits to the local economy through construction, employment, increased
tax revenue and support to local community facilities. As such the proposed
development is wholly consistent with the Framework’s guidance in promoting
sustainable economic growth.

Local businesses will also benefit from trade linkages established through the
construction of the dwellings, meaning that a large proportion of the indirect jobs
would be supported locally from suppliers of construction materials and equipment.

The development will deliver economic gains through the Government’s New Homes
Bonus incentive and annual Council Tax payments. At a time when local authorities’
budgets are being reduced these areas of financial gain can provide beneficial ways in
which Councils can continue to support their communities.

The development will deliver economic benefits to local economy through increased
spend and will meet the Government’s economic objectives of sustainable
development. In doing so the proposals will also comply with Ryedale’s Local Plan
Strategy policy SP19.

Social role

The dwelling proposed would support a strong, vibrant and healthy community insofar
as it would provide a property that would allow additional families to reside within
Malton to sustain the viability of the community along with the town’s facilities, and
those in nearby settlements. Additionally, the well-designed dwelling would maintain
and enhance the visual amenity of views within this part of the settlement and
consequently would assist in creating a high-quality built environment, accessible to
local services, and which would support the health, social and cultural well-being of
the community.

Design & access statement incorporating planning —Job no. A904 — Version 1.2 Page 14



Mr and Mrs P Corrigan
Land South of 63 Middlecave Road, Malton

Environmental role

The proposed development would ensure that the spacious character area of the
residential properties to the north of the site is maintained and the slightly more
densely developed characteristics of the area immediately surrounding the
development site (to the south and east) is safeguarded through the good design of
the dwelling.

This scheme would introduce a use which is compatible to the surrounding residential
area, and which would bring forward a use of the land which does not have a harmful
impact on the visual amenity of the locality.

The relevant footnote (6) to Paragraph 11 of the NPPF gives a number of examples of
policies within the framework which may indicate that development should be
restricted. Having regard to this footnote it should be noted that the site is not located
within any national or regional designated environmental protection area and is not at
risk of flooding. In addition, no harm would be caused to features of historic,
archaeological or ecological interest.

The respect that the overall high-quality design of the dwelling on site pays to this
important character area and how it functions as a whole would serve to positively
protect and enhance the natural, built and historic environment for the future.

Policy appraisal conclusion

The proposal would deliver economic gains through a number of sources, including
construction-based employment, New Homes Bonus and increases in local spending,
although not necessarily all to the benefit of the immediate locality. Development of
a site accessible to a range of services, protecting the importance and safeguarding the
future of the character area, and the amenity compatibility to neighbouring residential
dwellings would comprise the most significant social and environmental benefits. The
proposed development would promote the efficient use of land, whilst bringing about
anincreased awareness to maintaining the positive visual contribution of the character
area, and at the same time bringing about sustained biodiversity on site through the
introduction of appropriate landscaping where required.

Planning law requires applications for planning permission to be determined in
accordance with the development plan unless material considerations indicate
otherwise. The NPPF is a material consideration of some substance.

The relevance of the Council’s development plan is important to consider. Whilst the
Ryedale Local Plan Strategy was adopted prior to the current, February 2019, version
of the NPPF, the approach to achieving sustainable development remains the same.
The wording of policy SP19, and how it relates to the NPPF’s definition and measures
to assess whether a proposal constitutes sustainable development is aligned.

The proposal is in compliance with the criteria of the Council’s policy SP19, and the
NPPF in regard to sustainable development.

In terms of the overall planning balance, the social, economic and environmental
benefits of the proposed scheme are notable and sufficient to outweigh any perceived
adverse impact. The proposed development would comply with the development plan
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in all relevant aspects, and with the policies of the NPPF taken as a whole. In light of
the above, the proposed development is considered to be sustainable development.

7 Other material planning considerations

Design, landscaping and residential amenity

Good design is given great importance in the Framework as a key part of sustainable
development. Paragraph 127 of the NPPF identifies the need for high quality inclusive
design which meets the following criteria:

a) will function well and add to the overall quality of the area, not just for the
short term but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and appropriate
and effective landscaping;

c) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging
appropriate innovation or change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of
streets, spaces, building types and materials to create attractive, welcoming
and distinctive places to live, work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate
amount and mix of development (including green and other public space) and
support local facilities and transport networks; and

f) create places that are safe, inclusive and accessible and which promote
health and well-being, with a high standard of amenity for existing and future
users46; and where crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion and resilience.

At the local level, policy SP20 assesses the suitability of proposals on the basis of their
impact on the character of the area, their overall design, impact on amenity and safety,
and their impact on the access parking and servicing of property.

The submitted proposed site plan and detailed elevation, floor plan and site section
drawings provide a good understanding of the design approach which has been taken
to reflect the locality and the positive and limited impact the development would have
locally.

The development proposals will deliver a high quality of design that will complement
local character, creating an attractive place to live. The dwelling has been designed to
respect the character and appearance of the locality.

The development would incorporate an appropriate level of private amenity space and
in-curtilage car parking for a dwelling of this size. The design of the proposals has also
taken account of the need to reduce opportunities for crime.

The site layout plan demonstrates how the dwelling would function within the plot.
The curtilage is spacious and due to the separation distances to neighbouring
residential property, and the configuration of first floor windows would not lead to an
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erosion of neighbour amenity by way of overlooking. The separation distances meet
the standard requirements which are set to protect the amenities of neighbours.

It is noted that the access track passes adjacent to the side of no.63 and no.61
Middlecave Road. To improve the compatibility of 63 Middlecave Road to the track,
which is proposed to be introduced, the entrance to the property is to be relocated to
the front (northern) elevation of the dwelling. The three metre wide access track
would comfortably fit to the east of 63 Middlecave Road, and the further separation
from this track, and the boundary treatment to the east of the track, would mean that
there would not be an adverse impact on the amenities of the occupants of 61
Middlecave Road.

The modest use of the track to serve the residential dwelling would not cause any
serious noise or disturbance to either 63 or 61 Middlecave Road, as a result of the likely
vehicle movements associated with the single dwelling. The length of the access track
to the side and front of 63 Middlecave Road is approximately 26 metres in length. The
length of the access track to the rear of 63 Middlecave Road to the northern boundary
of the development site is 35 metres. Either distance, and the presence of passing built
form, would mean that there would be no opportunity for rapid acceleration or
braking, therefore the characteristics of the access track would deter anything other
than slow movement. The parking area for the proposed dwelling, where the starting
of engines, manoeuvring, and closing of doors would normally occur would be at the
nearest point of 33 metres to the rear elevation of 61 Middlecave Road, which is
considered sufficient to preclude the possibility of any harmful noise or disturbance
from the site itself. The presence of 37 Maiden Greve is noted as being nearer than 61
Middlecave Road to this area, however the orientation and the screening by the
dwelling to the rear curtilage to 37 Maiden Greve would mean that the activity
associated with the proposed dwelling would not cause harmful noise or disturbance
to this property.

The access to the rear of the site as noted on the Certificate of Lawful use
(21/00175/CLOPUD) allows for the erection of a detached domestic outbuilding and
laying of a permeable hard surface which would allow for vehicular access to the rear
of the site.

The development proposals would therefore not have an adverse impact on the
amenities of existing residential property, neither during nor after construction, and
are compliant with the Local Plan Strategy, NPPF and good planning practice.

Transport and accessibility

NPPF Paragraph 109 highlights that developments should only be refused on highways
grounds where the impact is considered to be severe:

“Development should only be prevented or refused on highways grounds if there
would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe.”

The proposed development relates to a sustainable location, benefitting from good
accessibility to local services by sustainable modes of transport and would have a
minimal impact on the highway network. As a result, no mitigation measures are
required.
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At the local level, Policy SP20 comments in relation to access, parking and servicing,
that access to and movement within the site by vehicles, cycles and pedestrians should
not have a detrimental impact on road safety, traffic movement or the safety of
pedestrians and cyclists. Information will be required in terms of the positioning and
treatment of accesses and circulation routes, including how these relate to
surrounding footpaths and roads.

The proposed development would be served by the existing vehicular access via a short
section of track which would link the application site to Middlecave Road. The
minimum visibility splays from the proposed access along the track and highway are
acceptable in either direction and would not cause an adverse impact on highway
safety.

The parking area adjacent to the proposed dwelling would permit the parking and
associated manoeuvring of in excess of two vehicles. These provisions meet the
requirements of the Highways Design Manual.

The development proposals therefore comply with the guidance identified within
policy SP20 of the Local Plan Strategy.

Flood risk and drainage

Paragraph 155 of the NPPF aims to ensure that flood risk is taken into account at all
stages of the planning process to avoid inappropriate development in areas at risk of
flooding. The importance of flood risk assessments is highlighted and states that
development should be encouraged in areas of low flood risk.

The application site is located in Flood Zone 1 where land is assessed as having a less
than 1 in 1000 annual probability of river or sea flooding (low probability).

Foul drainage from the site will connect to the mains sewer, whilst surface water will
be drained to a soakaway in accordance with the Environment Agency’s drainage
hierarchy, with full consideration given to the implementation of sustainable urban
drainage systems.

8 Conclusion

The key conclusions arising from this planning statement, in regard to the assessment
of the development proposals are summarised below:

a) This statement has shown that the development proposals are in accordance
with the specific paragraphs and sections within the NPPF, particularly in
regard to the test of sustainable development.

b) The proposals are able to comply with the specific criteria of the Council’s
adopted Ryedale Plan — Local Plan Strategy policies relating to the promotion
of good design and sustainable development and protecting amenity.

c) The proposals would not result in significant adverse impacts that would
otherwise outweigh the benefits of granting planning permission for the
proposed development in compliance with the NPPF.
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d) The proposals are sustainable, accessible and capable of being
accommodated without risk to highway safety and without harmful flood risk
or adverse drainage effects.

e) The proposals are designed to achieve a high-quality living environment
ensuring the privacy and safety of existing and future residents both within
the development site and adjacent to it.

f) The development would bring notable economic benefits to the area.

g) The development crucially would identify, maintain and enhance the whole
of the existing character of the residential area in the locality.

h) The position of the dwelling and its access track in relation to neighbouring
residential property, and its overall design and orientation is such that there
would not be a harmful loss of neighbour amenity.

i) The site has Certificate of Lawful use for the erection of a detached domestic
outbuilding and laying of a permeable hard surfacing (Ref
21/00175/CLOPUD).

For the above reasons we respectfully request that the application for full planning
permission be granted.
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9 Appendices

Appendix 1 — Photographs of application site
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Appendix 2 — Decision Notice 20/00386/FUL

Overleaf
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RYEDALE DISTRICT COUNCIL
TOWN & COUNTRY PLANNING ACT 1990

FULL APPLICATION FOR PERMISSION TO CARRY OUT DEVELOPMENT

RYEDALE DISTRICT COUNCIL, THE LOCAL PLANNING AUTHORITY, HAS CONSIDERED
THIS APPLICATION AND HAS DECIDED THAT IT SHOULD BE REFUSED FOR THE
REASON(S) GIVEN BELOW:

Application No: 20/00386/FUL
Proposal: Erection of 1no. three bedroom dormer bungalow with associated access and
landscaping

at: Land South Of Middlecave Road Malton North Yorkshire

for: Mr & Mrs Corrigan

Decision Date: 10 July 2020

REASON(S)

01 The proposed development by virtue of its backland position located to the rear of existing
dwellings is considered not to be an acceptable infill plot within an otherwise built frontage.
The plot is proposed to be access via a long, narrow access and would result in a form of
development that does not adequately respect local distinctiveness. The proposal is therefore
considered to be contrary to Policies SP2 and SP16 of the adopted Ryedale Plan Local Plan
Strategy.

02 The proposed dwelling development would give rise to significant adverse impacts on the amenities

of the occupiers of the adjacent properties by virtue of the additional noise and disturbance
associated with the use of the long narrow access way. The proposal would also result in additional
overlooking of private amenity areas of adjacent dwellings with an associated loss of privacy. The
proposal is therefore contrary to Policies SP16 and SP20 of the adopted Ryedale Plan Local Plan
Strategy

Positive and Proactive Statement

During the course of the application the Local Planning Authority assessed whether there would have
been be scope to negotiate revisions to the scheme which would have made it acceptable. However, it
was concluded that the planning objections were so fundamental that it was concluded that refusal of
the application was the only decision which was appropriate in this case.

HEAD OF PLANNING

Mr & Mrs Corrigan

C/O Mr Lee Marsh (Fusion 13 (Design & Energy) Ltd.)
Unit 1B Park Farm Courtyard

Easthorpe

Malton

YO17 9QA
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Appendix 3 — Planning Committee Report (Beech Lodge)

Overleaf
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Appendix 4 — Appeal Decision (Beech Lodge, Malton)

Overleaf
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Appendix 5 — Appeal Decision (Derwent Mount, Malton)

Overleaf
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