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Ryedale District Council adopted the Ryedale Plan – Local Plan Strategy (the ‘RP-LPS’) in September
2013. This document outlines strategic policies and development management policies for the district,
while reserving allocations for a separate development plan document (DPD) – the ‘Local Plan Sites
Proposed Submission Document’ which is now at publication (Regulation 19) stage.
Where an authority follows the route of preparing separate core strategy and sites allocations plans,
the policies in a site allocations plan must be consistent with the adopted development plan, unless a
policy in the sites allocations plan is intended to supersede another policy. This is a legal requirement
set out at Section 8(4) of The Town and Country Planning (Local Planning) (England) Regulations
2012 (as amended) (‘the Regulations’).
Further to this, there must be a reasoned justification of the policies contained within a development
plan document, and this is a legal requirement as set out at Section 8(2) of the Regulations.
The Publication Plan states, at paragraph 2.12, that: ‘the ability of sites to address the objectives of the
Ryedale Plan has also informed the selection of sites’ and this is continued at paragraph 2.15 (page 9),
which adds: “The combination of sites identified at Pickering reflect objectives of the Ryedale Plan, to
minimise the impact of development on historic medieval field patterns which are a characteristic
feature of Ryedale’s northern Market Towns (and Pickering in particular) and a significant heritage
asset’. It continues: ‘The sites at Whitby Road and Malton Road will ensure that further residential
development can be accommodate at the Town without impacting upon the medieval strip field system.
Both sites provide existing access to the existing road network’.
It is contended that the plan is not legally compliant. The first is that the policies in the Publication Plan
are not consistent with the RP-LPS which form the adopted development plan. The second is that a
reasoned justification has not been provided for the policies in the Publication Plan.
The selection of the two sites for residential allocations at Pickering does not conform to the principles
outlined for the selection of sites which were set in the RP-LPS. Only one of these principles is referred
to in the reasoned justification. However, for Pickering, a series of key principles for the allocation of
sites were set at Policy SP1 (General Location of Development and Settlement Hierarchy) and in the
supporting text (the reasoned justification) for this policy.
Policy SP1 states that in allocating sites in the locations identified (which includes Pickering which is
recognised as a Local Service Centre) development will be guided to brownfield land first (though the
plan acknowledges that there is insufficient supply of brownfield land to meet the need for housing),
and that development will be guided to the areas with lowest flood risk.
The policy goes onto state that in the site selection process regard will be had to the ability of sites to
deliver against the objectives, policies and standards set in the RP-LPS; and, Community Infrastructure
Levy (CIL) requirements. Sites will also need to be compatible with neighbouring land uses; avoid
adverse impacts of interests of acknowledged importance; be accommodated without detriment to the
character of the settlements and its setting; and, satisfactory address highway capacity and safety.
Following this policy, the supporting text includes a section titled ‘Guiding Development at the Towns’
and this sets six principles for growth in Pickering:





Retaining the compact and accessible Market Town feel;
Preservation of surrounding historic strip field patterns;
Safeguarding of views towards and across the town and into the Moors ;
Ensure development is sensitive and responsive to the historic character and form of the town
and its setting in the wider landscape;




Avoid coalescence with Middleton; and,
Controlling pressure for incremental urbanisation of the approach into Pickering along the
Malton Road.

The justification provided in the Publication Plan at paragraph 2.15 refers to only one of these six
principles and omits the remaining five principles. The justification is therefore not sufficiently reasoned
in the selection of the proposed sites because it does not refer to all of the relevant considerations
necessary to make a reasoned judgment formed logically.
The Publication Plan is not consistent with the adopted development plan as it is required to be
because Policy SD2 (Residential Land Allocations) selects sites (referenced previously as Site 200 and
Site 347) which do not accord with the principles outlined in the RP-LPS.
Site 347 is located to the north east of Pickering. This site affects a historic strip field pattern which is
shown on the OS County Series map of Yorkshire from 1854 and on maps produced since this date. At
this location, the patterns runs in an east-to-west direction, though the site affects part of a north-south
running field at the north-eastern extent of the site. The development of this site therefore affects strip
field patterns to the north of Pickering, which the regression of maps indicates has seen very little
change.
When considered against the criteria listed above it is clear that the site will affect historic strip field
patterns, which run east to west through the site and, in part, a north to south running field. The site is
located within an area identified as an ‘Area of High Landscape Value’ (AHLV), designated under
Policy SP13 of the RP-LPS. This therefore conflicts with a further two objectives which seek to ensure
that development is sensitive to the landscape setting of the town and the safeguarding of the setting
and views of the North York Moors National Park.
The RP-LPS notes that there are longstanding local landscape designations in the district including the
AHLV covering the ‘Fringe of the Moors’. This designation was made in recognition of the natural
beauty and scenic qualities of the area. In designating sites through Policy 13, the Council seeks to
ensure the retention of areas with high landscape value and to reinforce local landscape quality and
recognise the local value attached to these landscapes. The policy seeks also to protect the setting of
the North York Moors National Park.
The Fringe of the Moors is identified as a locally valued landscape. The fringe has a particular visual
sensitivity given the topography of the moors and the resulting long distance skyline views within
Ryedale and the area has a particular landscape character which is sensitive to change.
Site 200 is located directly to the east, and accessed from, Malton Road. The plan states that in
allocating sites the Council will avoid the incremental urbanisation of Malton Road, yet this site is
proposed for allocation which would urbanise this road in a southerly direction. This would affect views
towards the town which currently benefits from relatively open aspects on this approach. Part of this
site is located within Flood Zone 2 and 3.
The Council discounted an alternative site located south of Firthland Road and west of Greenlands
Road (referenced Site 205/387). The site complies with the criteria that the Council have outlined for
site releases in the town. It is in an area at low risk of flooding, the scale of the site is such that it will
retain the compact and accessible market town feel, and the site does not affect views across the town
and into the North York Moors National Park. The site is enveloped by existing development to the
north, south and east and would not extend Pickering further west towards Middleton, therefore
avoiding coalescence. The site is also not located in a position where it would result in the
encroachment of the town along Malton Road.
The last criterion regards the preservation of surrounding historic strip field patterns. The site features a
strip field pattern though these have been altered over the years and therefore their significance has
declined as a result of this.
Map regression shows that the strip field system remained almost intact from that shown on early maps
(such as the 1839 Township of Pickering map) until at least the 1930s. Following this date, mapping

has indicated that strip field boundaries have been lost as fields have been amalgamated through the
removal of a north-south running strip field and several east-west running strip fields.
The Council’s emerging sites allocations document proposed a number of ‘visually important
undeveloped areas’ (VIUA) in which some strip field patterns around Pickering have been identified for
allocation. The strip field pattern in the location of this proposed development has not been identified
for designation as a VIUA.
Site 205/387 should be selected for allocation because it accords with the objectives and policies of the
RP-LPS. The site will provide the opportunity to bring additional benefits to the town of Pickering. Land
in the north west of the site has been reserved for a primary school to meet future educational needs in
the town. Furthermore, the site is deliverable and will make a significant contribution to providing
affordable homes, and a legal agreement is in place with a Registered Provider allowing them to
acquire and manage affordable homes on the site. This demonstrates a clear commitment to delivery.
The proposal will also over-provide publicly accessible open space and provide an area for ecological
enhancement.
The plan is therefore not sufficiently justified because it does not present the most appropriate
allocations strategy to best meet the needs of the town of Pickering, and the plan therefore fails a test
of soundness outlined at paragraph 182 of the National Planning Policy Framework (NPPF). The plan
is not legally compliant because the Publication Document policies are not consistent with the adopted
development plan, and the proposed allocation policy is not supported by a reasoned justification.

