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Matter 3 – Housing
Residential Land allocations in Local Service Centres (Market Towns) (Pickering,
Kirkbymoorside) (SD2/SD5/SD6/SD7/SD8/SD9)
a. What is the background to the site allocation? How was it identified and which options were
considered?
It is expected that the Council will respond in detail to this question. However, we can confirm that our client
has been consulted and in communication with the Council throughout the allocation process and has
provided information accordingly.

b. What is the scale and type/mix of uses proposed?
The full extent of the site is approximately 5.13 hectares. The submitted Masterplan indicates that the site is
capable of delivering approximately 110 dwellings. This is in acknowledgement of the site constraints, which
are relatively limited. The only one of particular note is the western extent of the site, which falls within flood
zones 2 and 3. This reduces the developable area to approximately 3.4 hectares, however that has been
accounted for in the draft Masterplan.

c. What is the basis for this and is it justified?
The adopted Ryedale Local Plan Strategy 2013 identifies Pickering as the main service centre serving
Northern Ryedale. Objective number six of the Local Plan Strategy states that it is a Council objective to:
‘Support the delivery of new homes and substantially increase the delivery of affordable housing;
encouraging an appropriate mix and type of housing that will meet local housing needs and requirements of
all in the community, including those of Ryedale’s elderly population.’
Paragraph 3.24 of the Local Plan Strategy goes on to state:
‘The strategy aims to ensure that the scale of new development and each of these three towns (Pickering,
Kirkbymoorside and Helmsley) reflects individual roles and ranges of services they provide as well as their
accessibility. Of the three towns Pickering provides the greatest range of shops, services and employment
opportunities that the northern part of the district…In view of this it is considered appropriate that Pickering
accommodates a higher level of new development than both Kirkbymoorside and Helmsley.’
The scale of development proposed is consistent with the recognition of the settlement being at the upper
end of the settlement hierarchy and its range of services and facilities. The scale of housing proposed is
consistent with the adopted strategy in the Ryedale Plan, where Policy SP2 (Delivery and Distribution of new
housing) identifies an approximate level of 750 dwellings for Pickering.

d. How were the site areas and dwelling capacities determined? Are the assumptions justified and
based on available evidence having regard to any constraints and the provision of necessary
infrastructure?
Previous submissions have demonstrated that the site is capable of delivering approximately 110 dwellings
having regard to the identified constraints, most notably flood risk, the historic field strip system around
Pickering, and highways. These have been considered and addressed as follows:

Flood risk – The majority of the site is located within flood zone 1. The delivery of 110 dwellings is not reliant
on the western part of the site, which is located within flood zones 2 and 3. This is illustrated on the
illustrative Masterplan that was submitted in support of previous representations and most recently
forwarded to the Planning Inspector by the Council in their response to the Planning Inspector’s initial
questions. During previous rounds of consultations, the Environment Agency has advised that this area
needed to be excluded from the development area although it can still be considered for open space / green
infrastructure. It is noted that the Environment Agency’s representation to the Publication Version of the Plan
considers it to be legally compliant and sound.
Historic Field Strip – In assessing the site’s suitability for allocation, the Council have correctly identified
that the development of the site would not represent the loss of strip field systems. This is due to the
absence of features within this particular field and other existing development in its proximity. Indeed the site
is physically separated from the wider countryside and historic field strip system by the road network (Malton
Road to the east and Haygate Lane to the south). Therefore the development would not harm this heritage
asset, which was identified early on in the process by the Council in their assessment of available sites.
Highways – Previous submission have been supported by a briefing note prepare by SAJ Transport
Consultants. This has taken into consideration the site’s excellent relationship with the highway network and
nearby committed developments, most notably the Mickle Hill development to the east of Malton Road. A
new junction on to Malton Road is proposed, which will provide the required visibility splays and separation
from the access serving the committed Mickle Hill development. The highway consultant has liaised with the
local highway authority (North Yorkshire County Council) and received confirmation that the highways works
meet their guidelines.

e. What is the current planning status of the site in terms of planning applications, planning
permissions and completions/construction?
The site is a draft allocation. Planning permission will be sought following allocation. An approximate
anticipated timescale has been provided below:








Post allocation – submission of outline planning application within 6-9 months – allowing for surveys
and appropriate consultations. Work undertaken in support of the Plan making process will form part
of the application.
Planning decision of outline within 6 months including s106.
Then sale to developer with consent – further 6 months to completion of contracts.
Reserved matters application 3 months.
Delivery of houses 6 months from grant of reserved matters to allow for site servicing and build
periods.
Completions according to market conditions but anticipated 2-3 per month across sales period.

f. What are the benefits that the proposed development would bring?
The main benefit is that it would help deliver housing to meet the identified housing needs in a sustainable
location that already has excellent links to Pickering’s services and facilities. The scale of the site is such that
it would make the delivery of affordable housing viable and help contribute towards a vibrant, mixed
community.

g. What are the potential adverse impacts of developing the site? How could they be mitigated?
The Council’s assessment did not identify any adverse impacts.

h. How is the site affected by flood risk? How has this been taken into account in allocating the site?
How have the sequential and, if necessary, exception tests been applied?
As set out above in response to question d, the majority of the site is located within flood zone 1. Whilst the
western part of the site falls within flood zones 2 and 3, the illustrative Masterplan indicates how this would
be excluded from the developable area.

i. What are the infrastructure requirements/costs and are there physical or other constraints to
development? How would these be addressed?
The site is relatively unconstrained, being predominantly level. There is an existing footpath that extends
along the site’s eastern boundary along Malton Road, linking the site back to the centre of Pickering. The site
benefits form good highway access and visibility and initial highways investigations undertaken by SAJ
Transport Consultants and provided to the council indicate that access will be achievable with a simple bell
mouth access and minimal abnormal costs. No other abnormal costs have been identified.

j. How have the effects of the allocations been considered on the strategic and local road network?
As set out above in response to question d, the highway consultant has liaised with the local highway
authority to identify a suitable access arrangement on to Malton Road. The local highway authority has
confirmed that the proposed arrangements meet their required criteria.

k. Is the development proposed viable and deliverable within the plan period?
We have undertaken an economic appraisal of the site. This has identified Pickering as a relatively strong
residential market, with a wide range of amenities and a significant number of housing sales per annum, with
sale prices relatively strong.
The possibility of abnormal costs as a result of ground conditions, access upgrades or ransom strips, etc has
been considered. There is nothing to suggest that the site will be subject to any particular abnormal costs.

l. Are the development principles effective, justified and consistent with national policy?
The submitted Masterplan has identified a framework to deliver a high quality development that is consistent
with national policy. Key points include:
Retention of the roadside hedge where possible to maintain character of the A169 (Malton Road).
A buffer strip between the A169 (Malton Road) and the development, to assist with softening the
development and the transition with the more open countryside to the south of the site.
 Opportunities to provide good quality areas of open space. These include the perimeter of the site;
the western section, which comprises flood zones 2 and 3; and throughout the developable area to
enhance the links with the wider network (e.g. paths, roads). The relatively unconstrained nature of
the site creates opportunities to tie in biodiversity enhancements.
 Generous set back distances from existing residential properties to protect the residential amenity of
the neighbouring residents.
It is considered that the Masterplan, the previous representations made, and the Council’s own assessment
of the site against their adopted Local Plan Strategy and national policy all reinforce the view that the
development principles are effective, justified and consistent with national policy.
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