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19th December 2017
Dear Sir/Madam
The below representation provides comments and representations on the Local Plan Sites
Document and Policies Map consultation.
INTRODUCTION
Carter Jonas LLP welcomes the opportunity to submit representations to the Local Plan Sites
Document (LPSD) and Policies Map consultation process and looks forward to working with the
Council to prepare a document which seeks to plan positively and to deliver the sustainable
economic development and infrastructure required for the area.
This representation is submitted on behalf of T Howard-Vyse Esq in respect of the plan in general
and Langton Estate landholding in and around Langton, Malton, North Yorkshire.
Set out in the following sections are representations, comments and observations in respect of
the LPSD and Policies Map, a review of the relevant general policies and those parts of the
document and evidence base.
GENERAL CONSIDERATIONS
Paragraphs 150 to 185 of the Framework set out the Government’s view on the plan-making
process and reiterates the primacy of the development plan in decision making.
All local planning authorities are expected to produce a Local plan which is prepared through a
process of early and meaningful engagement and collaboration. Such documents are intended
to be aspirational but realistic, seeking opportunities to achieve each of the three dimensions
(social, economic and environmental) of sustainable development and net gains across all three.
In that regard the document should be consistent with the principles and policies within the
Framework. It advocates that significant adverse impacts should be avoided wherever possible;
where such impacts are unavoidable appropriate mitigation should be considered.

Paragraph 156 sets out strategic priorities to be set out in the Local Plan whilst paragraph 157
sets out fundamental requirements. These include:
•
•
•
•
•
•

The need to plan positively for the development and infrastructure required in the area;
Drawn up over an appropriate timeframe preferably a 15 year time horizon, taking account
of longer term requirements, and kept up to date;
Based on a policy of co-operation with neighbouring authorities;
Indicate broad areas of growth for strategic development;
Allocate sites for development and flexible use of land;
Identify where it is appropriate to limit change, and specify land where development would
be inappropriate to limit change, justifying why this should be so.

A number of key matters are then set out which require the Council to use a proportionate
evidence base, which is adequate, up-to-date and relevant setting out the characteristics of the
area and prospects taking full account of market and economic signals. Subsequent paragraphs
relate to planning strategically across Local areas and examination of local plans.
Paragraph 182 of the NPPF sets out how local plans should be assessed. This is broken down
into four key tests to ensure the soundness of the plan. These require that when submitted for
examination the Council considers the Local Plan to be:
•
•
•
•

Positively prepared;
Justified;
Effective; and
Consistent with national policy.

We object to the draft plan as it fails to acknowledge the development potential of smaller villages
such as Langton and fails to propose development limits that are consistent with what is on the
ground and reflects development potential.
The Plan is not positively prepared as it does not allocate any land for development in smaller
villages such as Langton. This is a negative approach inconsistent with paragraph 55 in the
Framework.
Failure to provide identified sites in villages such as Langton is not justified as there are sites
available, for example the sites suggested below through changes to the development limits. In
order to sustain the local rural economy and make it easier for people to live in rural areas new
housing is critical. The Plan fails to meet such needs.
LOCAL PLAN SITES DOCUMENT AND POLICIES MAP
Langton Hall is located on the eastern edge of Langton and consists of the main grade II listed
Hall and associated outbuildings. The property was used by Woodleigh School until August
2012 when it closed. The building has since returned to the Langton Estate and options are
being considered for its future.
The development limits of Langton are tightly drawn around the school and dwellings of the
village, excluding the Hall and adjacent buildings and dwellings. However, the conservation area
boundary includes all built form and associated curtilages of the village.

Langton is deemed to be an ‘Other Village’ in terms of the settlement hierarchy set out in the
Local Plan Strategy document. The Strategy Summary of this document advises that housing to
address local housing requirements and affordable housing needs can be appropriate.
Policy SP1 of the adopted Local Plan Strategy advises that in other villages, development will
be restricted to that which is necessary to support a sustainable, vibrant and healthy rural
economy and community. This reflects paragraph 55 of the Framework, which acknowledges
that villages do not operate in isolation and smaller groups of settlements create linkages
whereby development in one village helps to support and sustain services in a village nearby.
Policy SP2 advises that infill development is acceptable in the other villages. We therefore object
to draft Policy SD2, which does not allocate any sites for residential development in the smaller
villages. Langton and the surrounding villages of Burythorpe, Kennythorpe, Eddlethorpe and
Birdsall for example, create a network of villages that depend upon each other for support of
services and facilities. Langton has a primary school and church and will depend upon residents
in Langton and the neighbouring villages to ensure these are well attended. The village is
connected to fibre broadband, providing enhanced internet services for people’s everyday needs
and opportunities for businesses.
Changes in modern agriculture and modern living mean that villages such as Langton must
continue to move forward and not stagnate. Sensible, small scale redevelopment should be
encouraged to keep village society vibrant and generationally diverse. The allocation of small
scale development within Langton would therefore be appropriate in order to help sustain the
school, church and local community.
We therefore propose the following amendments to the development limits for Langton:
1. Incorporation of Langton Hall and adjacent buildings within the development limits of
Langton to reflect the historic boundaries of the village.
Whist it is appreciated that limited development would be acceptable within the grounds
of the Hall, the Hall and the adjacent farm buildings and bungalows are existing built
development forming an important and historic part of the village. It would therefore be
appropriate for the development limits to emulate the conservation area boundaries and
include this area. Such would also help provide a level of flexibility in planning terms for
the consideration of the future of the Hall.
2. Amendment of the development limit to include the joiner’s yard to the north of Main
Street.
The joiner’s yard is an existing brownfield site in the centre of the village. Whilst the
joiner’s shop exists and continues to operate, the full area of the site is not required and
could be revitalised with a small scale, mixed business or residential use. Extending the
development limits to include this site would provide a more suitable, defensible
boundary and be a more coherent approach to the structure of the development limits
around Langton. This could provide the flexibility for the Estate to consider a mixed use
development helping to ensure the continuity of the existing businesses in the village.
New dwellings would help to support the primary school, church community and

services/facilities in Langton and nearby villages. Well-designed houses, respecting the
traditional form and character of the existing dwellings in the village would enhance the
site and its visual appearance. Alternative options for access are also available within
the Estate’s land ownership from the rear of the site. Development of the site should be
included as an allocation in Policy SD2.
3. Removal of land between Milestone Cottage and Whittam Cottage from the Visually
Important Undeveloped Area (SP16) (SD16) designation.
VIUAs are a long-standing policy tool used to identify undeveloped areas in or on the
edge of a settlement, which contribute to their form, character and setting. The VIUA
Background Paper, prepared in support of the Local Plan Sites Document and Policies
Map outlines the assessment process the Council has undertaken for new and existing
areas designated as VIUAs. No alterations have been proposed to the existing VIUA
areas in Langton.
We object to this inclusion of the former allotment area within the VIUA designation and
request that it is removed.
The Background Paper sets out the criteria used to identify VIUAs. The assessment
provided in Appendix 1 identifies this site as ‘field between Milestone Cottage and
Whittam Cottage’ and states that the space continues to contribute to designation criteria
3 and 4 in particular. Respectively, these suggest areas should contribute to the form
and character of the settlement and provide a vista/viewpoint into the surrounding
countryside.
It is not considered that the site meets these criteria. Whilst the other areas of VIUA in
Langton form public areas of the village green and grassed verges, this site is the only
enclosed, private space designated as VIUA. It is contained behind a walled frontage
with little views possible into or beyond the site. A small area is used by the tenants of
Wray Cottage and has a domestic appearance, used as a garden area with washing,
areas of planting and outdoor seating. There are no views or vistas through the site into
the surrounding countryside. We are therefore of the view that it no longer contributes
sufficiently to the character of the village to justify inclusion as a VIUA.
A small scale, sensitive, residential development would be an appropriate use of the site,
contributing to the District’s housing supply and providing local needs housing within a
sustainable location.
4. Amendment of development limits to the north of the village and reuse of existing
agricultural site.
On the northern edge of the village is an area with a sugar beet pad and agricultural
building. These buildings are no longer critical to the Estate’s agricultural operations and
a sensitive redevelopment of the site would make a better use of the site. Easy access
is available from the public highway and the site is served by existing utilities. We
therefore request the amendment of the development limits to include this area to allow
small scale infill development.

Amendment of the development limits along the northern edge of the village to follow
existing boundaries ‘on the ground’ would rebalance the village as most redevelopment
has historically taken place to the south of Main Street.
5. Amendment of development limits to include land to the west of Green Farm.
Green Farm is currently a tenanted farm at the western end of the village. Land adjacent
to the farm is available for small scale residential development. Access to the highway
exists. A sensitive development scheme would help sustain and support the vitality of the
village, the school, church community and help secure its future.
We enclose a plan illustrating the proposed amendments to the Policies Map.
The Estate is well aware of the history of the village and its responsibilities as a major landowner.
All the village green areas are maintained by the Estate to ensure the appearance of the village
is retained. There is no desire to propose insensitive development however there are a number
of sites and areas where small scale, appropriate development could help ensure the village
continues to thrive.
We would be happy to engage with Officers with respect to Langton as the Local Plan moves
forward and trust that these representations will be taken into account as part of the next stages
of plan preparation.
If you have any queries or require any further information please do not hesitate to contact me.
Yours sincerely

Kate Broadbank MRTPI
Associate
E: kate.broadbank@carterjonas.co.uk
T: 01423 707825
M: 07734 192359
Enc.
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