Dated: December 2017

Representations to the
Ryedale Local Plan Sites Document
Publication Version

On behalf of
Bede Homes Ltd

Prepared by
I D Planning
Atlas House
31 King Street
Leeds
LS1 2HL

CONTENTS

PAGE NO
1.0

Introduction and Site Description ......................................................................... 1

2.0

Representations to the Local Plan Sites Document ............................................. 3

1.0

Introduction and Site Description
1.1

These representations are made on behalf of Bede Homes Ltd who have an
option / interest in relation to the former Woolgrowers site, off Park Road in
Norton (Site Ref: 121).

1.2

The site comprises brownfield land and lies within the settlement limits of
Malton / Norton, which is identified as Ryedale’s principal town and the main
location for housing and employment growth as identified in Policy SP1
(General Location of Development and Settlement Hierarchy).

1.3

The Local Plan Sites document identifies two residential allocations within
Norton and Malton:

Land to the east of Beverley Road (24.29 ha) – 600 dwellings (540 in
the plan period)



Land at Old Maltongate (Ryedale House Site) (1.44 ha) – 60 dwellings

1.4

The majority of the housing need for Malton / Norton is therefore proposed to
be delivered on a greenfield site on the edge of Norton. The Ryedale House
site comprises brownfield land but currently lies outside the settlement limits.

1.5

Despite the former Woolgrowers site comprising brownfield land within the
settlement limits of Malton / Norton and in close proximity to Malton town
centre, this site has not been identified as a proposed housing allocation as
the Council consider that concerns relating to flood risk, access and
contamination cannot be mitigated.

1.6

This representation statement seeks to support the Council in preparing a
sound Local Plan and demonstrate that the identified site constraints can be
mitigated such that the site can deliver housing within the proposed plan
period and should therefore be duly allocated for residential development.
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2.0

Representations to the Local Plan Sites Document Publication
Version
2.1

Paragraph 182 of the NPPF states that for a plan to be sound it should be:





Positively prepared – the plan should be prepared based on a
strategy which seeks to meet objectively assessed development and
infrastructure requirements, including unmet requirements from
neighbouring authorities where it is reasonable to do so and consistent
with achieving sustainable development.
Justified – the plan should be the most appropriate strategy, when
considered against the reasonable alternatives, based on proportionate
evidence.
Effective – the plan should be deliverable over its period and based on
effective joint working on cross-boundary strategic priorities; and
Consistent with national policy – the plan should enable the delivery
of sustainable development in accordance with the policies in the
Framework.

Policy SD2 – Residential Land Allocations
2.2

Policy SD2 sets out the sites which are proposed to be allocated for residential
development. In the Principal Town of Malton and Norton two proposed sites
are identified:Land to the east of Beverley Road (24.29 ha) – 600 dwellings (540 in the plan
period)
Land at Old Maltongate (Ryedale House Site) (1.44 ha) – 60 dwellings

2.3

Whilst we have no objection in principle to the proposed allocation of the
Beverley Road site or the Ryedale House site, it is maintained the
Woolgrowers site should also be allocated for residential development as a
suitable brownfield site within the settlement limits of Malton / Norton.

2.4

The Council’s assessment of the Woolgrowers site in the Malton / Norton
Background Paper raises concerns regarding flood risk, contamination and
access into the site. On this basis, the second stage of the Council’s
assessment of the site concludes there is no reasonable prospect / it is very
unlikely that concerns identified at stage 2 of the Site Selection Methodology
can be mitigated.

2.5

The Council’s conclusions are not based on detailed technical reports that
have been prepared specifically in relation to this site, only general constraints
have been identified.

2.6

Bede Homes Ltd have commissioned technical consultants to undertake an
appraisal of the site in relation to the main issues of flooding / drainage and
accessibility, as well as ecology, to provide detailed evidence to determine
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whether, contrary to the Council’s conclusions, the site is deliverable (available
now, suitable location for development and a realistic prospect of delivery).
Flood Risk
2.7

Weetwood Services Ltd have undertaken an appraisal of Flood Risk and a
Flood Risk Sequential Assessment of the site. The appraisal notes that the
majority of the site lies within Flood Zone 3 based on the EA Maps and that the
EA instigated a flood alleviation scheme for the town which was completed in
2002. The EA Flood Map shows the extent of flooding which is expected to
occur in the absence of any flood defences. Where flood defences are known
to provide a 1 in 100 standard of protection or better, the defended areas are
indicated on the flood map.

2.8

Tabulated information provided to Weetwood by the EA suggests the Malton
Flood Alleviation Scheme has a stated design standard of protection of 1 in 50,
yet data from the Malton Data Improvement Study suggests the actual
standard of protection is higher, approximately to a 1 in 100 level.

2.9

The site is located between 100 and 250 metres from the flood defences, and it
is highlighted that defended areas are at risk of flooding in the event that the
flood defences ‘fail’ given a failure or breach of defences can result in a large
impact. Mitigation would be proposed to address a potential breach / failure of
these defences in this instance.

2.10 To take into account climate change it is proposed that compensatory flood
storage would ensure that flood risk is not increased elsewhere. This would be
in addition to raising ground levels.
2.11 As the site is located within Flood Zone 3 it is necessary to address the
sequential test and for the site to be acceptable, it is should be demonstrated
that there are no (available and deliverable) alternative sites capable of
accommodating the proposed development at a lower risk of river flooding in a
search area defined by the local planning authority.
2.12 Weetwood have undertaken a sequential assessment which concludes the
Woolgrowers site is the only site within the appropriate size parameters and
geographical area which meets the flood risk sequential criteria of availability
and deliverability.
2.13 Whilst the site is at risk of flooding, the sequential test is met and mitigation
measures can address this. Mitigation would be in the form of a package of
measures, likely to include:





The provision of ground floor voids within buildings
First floor levels raised above the modelled 1 in 100 annual probability
event plus an appropriate climate change allowance and a freeboard
allowances
No sleeping accommodation at ground floor level
Flood reliance design / construction
The development of a Flood Management Plan
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2.14 In this regard the flood risk associated with the site can be mitigated and would
conform with the supporting text to adopted Policy SP1 which states that the
Strategy will look to locate development outside of areas at risk of flooding, but
this must be balanced with a need to ensure development is located in
accessible locations. The supporting text states that it is for these reasons, the
re-use of central brownfield sites will be encouraged for appropriate uses and
in accordance with national policy on flooding.
Access / Highways
2.15 Optima Highways have undertaken a site access appraisal of the site. The
assessment confirms the site can be accessed from Park Road and taking into
account existing constraints it is concluded that a development of circa 50
dwellings can be supported in highways terms. On the basis of this appraisal, it
is confirmed that a suitable access solution can be achieved and therefore
concerns highlighted by the Council with regard to the site access can be
adequately addressed.
Ecology
2.16 An ecological appraisal has been undertaken by MAB Environment and
Ecology Ltd. The appraisal confirms the site is predominantly hardstanding,
surrounded by poor semi-improved grassland of low biological interest. There
is a woodland area to the north west of the site, and tree line and scrub
boundaries, which are generally species poor. These areas are deemed to be
of high value for nesting birds, but will be retained as part of the development
of the site.
Contamination
2.17 Whilst the site is expected to have some contamination, there is no evidence
that the site cannot be remediated and as such this is not considered to be a
constraint to development.
Conclusion
2.18 The Council’s assessment of the site concludes that the concerns identified
regarding flood risk, contamination and access cannot be mitigated. Bede
Homes Ltd have sought professional advice on these matters and consider that
these matters can be successfully mitigated. On this basis, it is concluded the
site is deliverable and developable, contrary to the Council’s site assessment
conclusions.
2.19 In accordance with the balanced approach adopted in Policy SP1 of the
strategy document, which seeks to prioritise the allocation of deliverable and
developable brownfield land. In the aspirations and strategy for Malton / Norton
at paragraph 3.16, it is noted there are brownfield sites in the town which are
underused, vacant or derelict and detract from the appearance of the town.
Whilst it is suggested that many of these sites are constrained for a number of
reasons, in the case of the Woolgrowers site, Bede Homes Ltd have sought
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professional advice and on the basis of this advice, it is maintained the
identified constraints can be overcome to deliver a scheme of circa 50
dwellings.
2.20 Paragraph 3.16 of the adopted strategy document states that the strategy will,
in accordance with national policy, look to locate development outside of areas
at risk of flooding, but that this must be balanced with a need to ensure
development is located in accessible locations. Whilst the majority of the site
lies within Flood Zone 3, Weetwood have confirmed that flood risk matters can
be addressed and as such effective use should be made of this centrally
located brownfield site.
2.21 In addition, the Council is relying on the majority of the housing need for Malton
/ Norton being met from one site. This presents a risk that the need will not be
met if the site does not come forward as expected or fewer dwellings are
delivered. There is only one other small site proposed to be allocated. The
allocation of the Woolgrowers site will therefore provide additional choice and
flexibility in the supply of housing in this area. It will also assist in ensuring the
housing need for Malton / Norton is met in the event the two proposed housing
allocations do not come forward as expected.
Proposed Amendment to Policy SD2
2.22 On the basis of the preceding assessment of the former Woolgrowers site (Site
Ref: 121) it is maintained the site is deliverable and developable. The allocation
of this centrally located brownfield site is therefore justified and would accord
with adopted strategy policy SP1.
2.23 The allocation of the site would also provide flexibility and choice in the supply
of housing and ensure the housing need for Malton / Norton is met. The
allocation of the former Woolgrowers site will therefore ensure the plan is
effective.
2.24 For the plan to be sound, the following amendment to Policy SD2 should be
made:

Land at the former Woolgrowers site, Park Road, Malton (4.5ha) – circa
50 dwellings

2.25 The proposed amendment will result in a plan that is effective and justified in
relation to meeting the proposed housing need for Malton / Norton and
prioritising the development of brownfield land in accordance with national
planning policy.
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