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1.INTRODUCTION & PURPOSE OF REPORT

1.1.

1.2.

1.3.

1.4.

1.5.

MD2 Consulting Ltd. has been appointed by Mr. Scott Cunningham to promote a
site within Hutton Rudby at Embleton Farm East as a strong, plausible housing
development option within the settlement, such that it may be included within
the emerging draft Neighbourhood Development Plan.

The proposed housing site was promoted previously, but not included within the
draft plan. However, what is now proposed is different than anything considered
previously and has been designed in some detail in terms of indicative layout,
mix and design. Significant developer contributions are now also proposed.

The site was given a Ref: S/073/002 in the Council’s Preferred Options
Consultation Document (Part 2). However, rather than the prospect of housing
on the wider site, development is now proposed on a reduced part of it,
comprising 3.3 hectares gross (2.0 hectares net) numbering 29 units, including
a suitable mix, including access, landscaping and boundary treatment, a SuDS
scheme with balancing pond and significant developer contributions for the
benefit of the local community.

As part of the site promotion exercise and in addition to a proposed housing
contribution towards the Council’s Objectively Assessed Housing Need target
within Hambleton, the owners are prepared to offer beneficial “planning gain”,
or “developer contributions” on their land. This is proposed to take the form of:

(i) a pedestrian route around the edge of their land, via the Public Right of
Way from Hundale Road linking with the footpath on the opposite
(northern) side of the River Leven, to include a new bridge. This new
permissive route will link with All Saints Church on Rudby Bank via South
View creating options for circular walks around Hutton Rudby.

(i)  allotments for community use, proposed to be sited along the route of the
Trans-Pennine Ethylene pipeline which crosses their land from North East
to South West direction, which will also be framed with landscaping to
delineate the proposed new urban boundary to this part of the settlement.

In order to determine the potential suitability of the site in question, we have:
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1.6

1.7

1.8

(i) reviewed the site being promoted and its setting to provide suitable

context, with reference to planning applications of relevance;

(i)  provided a brief review of the development proposed;

(iii) examined processes that the Council has considered and implemented in

order to reach stage 2 of its site allocation process as part of the new draft
Local Plan;

(iv) conducted a critical review of the site selection system undertaken by the

local Planning Authority which commenced before the Neighbourhood
Development Plan was commenced;

(v)  undertaken a review of the background to the NDP and the NDP process

to inform decisions about site selection;

(vi) critically reviewed both the approach taken towards site allocation by the

Neighbourhood Development Plan Steering Group/Parish Council; the
scoring system adopted by the Neighbourhood Development Plan Steering
Group at the beginning of the process which remains ostensibly the same,
as well as the application of the scoring system.

In the light of the new design, this report has been prepared to seek to try to
change hearts and minds and to seek re-examine the site selection process
based upon the site selection methodology and the associated scores given to
date, which we feel need to be suitably, fairly and accurately applied, especially
in response to changing circumstances as new applications have since been
given consent and in some cases, actually constructed.

A re-examination of the methodology and site scoring system will contribute
towards the robustness of the proposed plan when it is presented in due course,
for examination. This report provides a critical review of the evidence, including
site selection methodology and associated scoring adopted by the Council and
the Parish Council (NDP Steering Group).

In parallel to the preparation of this report, our clients have prepared a leaflet
showing their detailed vision for the site and to secure feedback from local
people to ascertain their views.
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2.SITE DESCRIPTION & LOCATION

2.1 The site now being promoted is now a residual element of site S/073/002,
originally promoted, which was both considered and assessed by the Council as
part of the original “call for sites” for the new Hambleton Local Plan in 2015
after work commenced on the new plan in 2014.

2.2 It lies on the North Western periphery of the settlement of Hutton Rudby as
shown by Figures 1, and 2.

SKUTTERSKEL

ENTERBEN

Figure 1: Proposed Development Site: Embleton Farm East Within Settlement Context
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Figure 2: Proposed Development Site: Embleton Farm East: Proposed Settlement Extension

2.3

2.4

2.5

The site comprises agricultural land used as pasture (grazing for sheep). The
land is generally flat, sloping very gently to the north, away from the current

urban edge in the direction of current farm buildings, open countryside and
woodlands beyond.

To the South and South-West is the present urban edge of the settlement, so
the site would effectively comprise a small/medium urban extension, rather
than a large urban extension over 8 hectares in size as per the original
assessment. As stated above, the gross site area being promoted is 3.3

hectares, which is just over a third of the size of the site originally promoted to
the District Council.

The site is flanked, due South, by a recent planning permission for a site
originally allocated in 2010 and approved on 3/10/17 under reference
16/01836/FUL comprising 25 no. dwellings. To the north of this is site on part
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of the land being promoted an outline application has been submitted to the
Council for four no. bungalows, submitted under reference 18/00768/OUT. Both
of these sites are illustrated by Figure 3 below and Figure 4 illustrates the new
settlement boundary, as proposed.

Figure 3: Approved Development South of Site Being Promoted (Also
Showing Application Site for 4 no. Bungalows (Shaded Red)
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2.6

2.7

Figure 4: Proposed Development in Context of Approved Residential Development to South

To the South East of the promoted site lies a 1970’s housing estate comprising
a varied mix of detached houses, bungalows and dormer bungalows in
Levendale and Hundale Avenue. The boundary between the site and the 1970's
housing estate variously comprises a mix of fences and hedges with some
mature and semi-mature trees growing adjacent to a small beck, known as
Hundale Gill, which runs in an easterly direction at the foot of residential
gardens. This becomes woodland further from the site towards the North East,
where the course of the beck slopes more steeply down towards the Leven
Valley. This woodland is within the ownership of some substantial residential
properties further East.

Access to the proposed development site is proposed from Garbutt’s Lane, also
to the south, via the route of the current farm access road which serves
Embleton Farm East between a residential bungalow with small development

10
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2.8

2.9

of four houses to the north of it, known as “The Wickets” and a separate
entrance to the cricket ground to the West, in close proximity to its scoreboard
and pavilion.

The access road to Embleton Farm East is presently a hard-surfaced single road
flanked by a nhumber of semi-mature trees on the Eastern side of it. This leads
to the farm buildings due North and to the farm house, which may be accessed
via a spur from the access road leading to the North West.

Access Road proposed to Serve Development Site (Slide on Left Shows Access
in Relation to Development at “The Wickets”

As stated above, an underground pipeline crosses the land from a North East/
South West direction (the Trans Pennine Ethylene pipeline) near the farmhouse
and farm buildings which is a potential development constraint, and which is
addressed in greater detail elsewhere in this report.

11
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2.10 In Garbutt’'s Lane, South of the site entrance, is a relatively new residential
development of 16 residential units for rent managed by Broadacres Housing
Association. Close to this development, built on the site of the former Greaves
garage, is a new filling station and Spar mini market, which provides shopping
for the whole settlement. It was approved in October 2015 under reference
15/00325/FUL to provide “redevelopment of garage to provide convenience
store, ATM, customer car park and associated petrol filling station as amended
by plans received by Hambleton District Council on 17th July 2015 and 25th
August 2015”.

2.11 There are various other services in the settlement, which need not be detailed
here and bus services between Stokesley and Northallerton (Services 80 and
89).

12
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Main Village Store "“Spar”, Adjacent Filling Station & Broadacres
Residential Site (all Very Close to Proposed development Site

3.DEVELOPMENT DESCRIPTION

3.1 Briefly, the development proposes the following elements:

(i) A high-quality development of residential 29 units directly adjacent to the
urban edge of the settlement;

(ii) A suitable mix of bungalows for the elderly, and family homes for young
families, with the appropriate proportion of affordable homes a nhumber of
which will be discounted market value homes providing opportunities for
local village families below average incomes to purchase their own homes.

(iii) A single access spur serving the promoted site, to be accessed from the site
access road;

(iv) A SUDS pond and appropriate tree planting and landscaping around the site
edges to provide a good setting for development and to promote
biodiversity;

13
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(v) Betterment, or planning gain, in the form of allotments, to be provided on
the land presently occupied by the Ethylene pipeline. Please note that
allotments are not ‘development”. These are badly needed in the village, as
evidenced by the size of the current waiting list. We propose that they will
be operated by an Allotments Association or Charitable Trust.

(vi) Betterment, or planning gain, in the form of a new permissive footpath
around the edge of the site, via a new bridge across the River Leven to
facilitate circular walks, as shown indicatively by Figure 5 below.

(vii) The planning gain, or developer contributions to be provided by a Section
106 Agreement in the event that the site is allocated and approved.

Figure 5: The Promoted Site (Highlighted) Showing the Public Right of Way Route (as
Proposed) to the North East and the Circular Route Made Possible Around the Village Via a
New Bridge

3.2 The assessment states that the existing access road would need widening, but
that this has been examined by our Transportation Consultant (Tim Speed
Associates) and is deemed achievable. The proposed access and concurs that

14
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3.3

3.4

the access route is between 9 and 11 metres, which is more than adequate for
providing a two-way access road with a single footway, which is all that would
be required for the level of vehicular and pedestrian traffic predicted.

A suitable visibility splay can be constructed to connect with the adopted
highway, as proven by the fact that the Highway Authority had no objection to
the application for four no. bungalows submitted under reference
18/00768/0OUT. Our Transportation Consultant has advised us that the junction
access is safe and that there would be no reason for this Highway Authority
assessment to change for a proposed development of 29 units.

In addition, we have already observed that the site is close to a number of key
local amenities and facilities and is clearly in a highly sustainable location.

15
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Visibility Splay at the Site Entrance East and West are Very Good as Shown Above Within a 30 MPH
Zone

4. LPA ASSESSMENT OF POTENTIAL
DEVELOPMENT SITES IN HUTTON RUDBY

4.1 In order to secure the growth and associated benefits and opportunities that
society needs, the Council has pursued the production of its new Local Plan, in
line with national planning policy guidance, in order to replace the current
development plan. Accordingly, as part of the process, the Council pursued a
new “call for sites” in 2015 and subsequently consulted on the “Issues and
Options” document for its new Local Plan in early 2016. This document
considered policies and assessed potential sites against key eligibility criteria,

16
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4.2

4.3

4.4

4.5

4.6

to include consideration of the scale of development and assessment against
key constraints.

The “Preferred Options” document followed on from “Issues and Options” in
October 2016 and highlighted the councils preferred approach to development
of both policies and sites. These documents were assessed against Local Plan
Sustainability Appraisal objectives, as required by national planning guidance.

The “Preferred Options” draft was published after the decision had been taken
to produce a Neighbourhood Development Plan for the Hutton Rudby area, but
had clearly been commissioned and prepared substantially before the NDP
exercise began in earnest.

The “Preferred Options Consultation Document” was used as an aide to
consultation on where development might take place; how much development
should be permitted (a function of other evidence prepared to support the plan,
including an assessment of housing need) alongside the need for associated
infrastructure such as shops, community facilities, transport, open space, sport
and recreation, health and education and with a commitment to “protect and
enhance the countryside, historic buildings and the unique character of our
market towns and villages”.

The Preferred Options (Part 2) document, which includes sites assessed in
Hutton Rudby is under the “Stokesley Sub Area and may be accessed via the
following link:

https://democracy.hambleton.gov.uk/documents/s4614/Stokesley%?20Preferre
d%?200ptions%20Consultation%?20Document.pdf

The Council’s assessment was based upon a requirement of central government
guidance in the National Planning Policy Framework (2012 version at the time)
to ensure that plan making is soundly based upon “a presumption in favour of
sustainable development”. The NPPF (latest version February 2019) also sets
out the three dimensions of sustainable development: the economic, social and
environmental objectives for the planning system to deliver in terms of both
plan-making and decision-taking:

17
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4.7

4.8

“An economic objective — to help bring 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;

A social objective — 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

An environmental objective — 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.

These objectives should be delivered through the preparation and
implementation of plans and the application of policies in this Framework; they
are not criteria against which every decision can or should be judged. Planning
policies and decisions should play an active role in guiding development towards
sustainable solutions, but in so doing so should take local circumstances into
account, to reflect the character, needs and opportunities of each area”.

The site selection methodology employed a “call for sites” from June 2015 to
February 2016 having been presented beforehand, inter alia, to the Hambleton
Housing Market Partnership, comprising a range of developers and agents who
operate in the District. The methodology required all site promoters to provide
basic site information. This information included address, site size, owner
details, proposed use, known constraints, abnormal costs, access and the
provision of a map indicating site boundaries and location. Following this stage,
an initial sift was carried out to identify sites that failed key eligibility criteria or
that were subject to significant constraints which would prevent the site coming
forward. For residential sites, they had to be over 0.2 hectares/5 dwellings.

The Council adopted this methodology in order to fulfill the following objectives:

18
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e "To seek to ensure that the process adopted will secure development which
best meets the objectives of the new plan’;

e "Itis a tool for Officers to objectively assess sites submitted to the Council to
enable informed choices to be made on the selection of sites”; and

e "In order to set a rigorous and consistent approach to the assessment of all of
the submitted sites”.

4.9 The process has comprised three stages and may be summarised as follows:

(i) Stage 1 assessed sites against key eligibility criteria, looking at scale of
development and assessment against key constraints;

(i) Stage 2 comprised an assessment of sites against Local Plan
Sustainability Appraisal objectives; and

(viii) Stage 3 has comprised detailed site selection, based upon details
supplied

by landowners, agents and developers of preferred sites to establish how
these sites will be developed and when, to include requests of further
information to demonstrate development is both deliverable and viable,
to include potential changes to the potential dwelling yield of individual
sites. This assessment will be encapsulated within the Publication Draft
Local Plan, expected to be presented to the Council’s Planning
Committee this July.

4.10 In stages 2 and 3, the performance of sites is judged against a series of
indicators which have been coded using a traffic light system where a colour
coding (red/amber/green) is used to indicate the relevant impact or suitability
of the site as follows:

Red: = Significant adverse effect: The site performs poorly
against the relevant indicator;

Amber: = Moderate adverse effect: The site performs adequately
against the relevant indicator but there are some issues that need
addressing;

' Green: = Non-adverse effect: The site performs well against the
relevant indicator.

19
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4.11

4.12

4.13

4.14

4.15

Stage 2 of the assessment has been informed by site visits, data held within
the council's Geographical Information Systems (GIS) engagement with Natural
England, Historic England, North Yorkshire County Council, the call for sites
submission form and emerging evidence base, such as Employment Land
Review and Strategic Flood Risk Assessment. Parish Councils were also asked
to input into the constraints mapping and identification of important features of
their settlement(s). Sites have also been screened in terms of issues like the
impact of development upon landscape, heritage and designated biodiversity
sites (SSSI's and SINCs).

As part of due process, consultation took place seeking opinions about the
“decisions in principle” made as part of the stage 2 exercise. The comments
made both for and against the development of sites considered as part of the
process may be accessed via the Council’s website.

The Council document “Preferred Options Consultation Document Stage 2"
provides basic information about sites with a succinct summary about why they
are being put forward as “Preferred Sites” or else why at stage 2 they have
been discounted by the Local Planning Authority. Prior to the decision to pursue
an NDP in Hutton Rudby, the next stage in the process would have been
engagement with landowners, agents and developers on how the sites would
be developed and when, but locally, the NDP process has circumvented this
exercise. This has and will include requests for further information to
demonstrate development is both deliverable and viable, including the
deliverability of associated supporting infrastructure.

As part of the stage 2 assessment for housing sites, where information on
potential dwelling yield of the site was not provided on the site submission form
or where the assumed dwelling yield was presented as a range, a suggested
density of 25 dwellings per hectare (dph) was applied to provide an indicative
dwelling yield for the site. The process adopted however does allow flexibility
which has been/is being firmed up further at stage 3 of the process.

The responses to the stage 2 consultation, further evidence base work,
including the Infrastructure Plan and Local Plan viability work has inputted into
the Council’s stage three assessment. This additional information on the
“preferred” and presently “non-preferred” sites will be used/has been used to

20
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4.16

4.17

4.18

inform decisions on which sites are the most suitable for allocation in the Local
Plan.

The purpose of outlining the process that the Council has pursued in the District
is considered a tried and tested general approach and we are aware that it has
also been used by various other Local Planning Authorities in England.

Stage three of the assessment permits further consideration of sites that have
been identified as non-preferred in Council’s the stage 2 Council’'s document,
but landowners/agents will continue to have opportunities to provide additional
information to address those aspects presented as reasons for why they have
not been identified as a preferred site until the Local Plan is adopted and
subsequently through a process of annual site promotion. All data impacting
the proposed allocation sites has fed into stage 3 of the site selection process.

By way of follow up to the above exercise to stage 2, Hambleton District Council
conducted an “Alternative Site Consultation Exercise” in April 2017 and a
“Sustainability Appraisal of Alternative Sites” in March 2017. Sustainability
Appraisal is a requirement of the local plan process and is detailed in the SEA
Directive.

4.19 An infographic of the process is shown by Figure 6 below. Further details are

4.20

available via the following links at:

https://www.hambleton.gov.uk/localplan/downloads/file/32/alternative_sites
consultation document april 2017

https://www.hambleton.gov.uk/localplan/downloads/file/33/sustainability app
raisal report on alternative sites consultation including appendix 1

All data impacting the proposed allocation sites at stage 2 has fed into stage 3
of the site selection process.

21
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Sustainability appraisal process

Stage A: Setting the context and objectives,
establishing the baseline and deciding on the scope
1. Identify other relevant policies, plans and
programmes, and sustalnability objectives
2. Collect baseline information
3. Identify sustainabllity issues and problems
4. Develop the sustainability appraisal framework
5. Consult the consultation bodies on the scope of the
sustainability appraisal report

Stage B: Developing and refining alternatives and
assessing effects
1. Test the Local Pian objectives against the
sustainability appraisal framework
2. Develop the Local Plan options including reasonable
alternatives
3. Evaluate the likely effects of the Local Plan and
alternatives
4. Consider ways of mitigating adverse effects and
maximising beneficial effects
5. Propose measures to monitor the significant effects
of implementing the Local Plan

-P-

Local Plan preparation

Evidence gathering and
engagement

Consult on Local Plan in preparation
(regulation 18 of the Town and
Country Planning (Local Planning)
(England) Regulations 2012),
Consultation may be undertaken more
than once if the Local Planning Authority
considers necessary.

Stage C: Prepare the sustainability appraisal report

Stage C: Prepare the publication
version of the Local Plan

Stage D: Seek representations on the
sustainability appraisal report from consultation
bodies and the public

Stage E: Post adoption reporting and monitoring
1. Prepare and publish post-adoption statement
2. Monitor significant effects of implementing the Local
Plan
3. Respond to adverse effects

l

Seek representations on the
publication Local Plan (regulation
19) from consultation bodies and

the public

l

Submit draft Local Plan and
supporting documents for
independent examination

Qutcome of examination
Consider implications for SA/SEA
compliance

Local Plan Adopted

Monitoring
Monitor and report on the
implementation of the Local Plan

Figure 6: Infographic of the Local Plan Methodology Related to Sustainability Appraisal

4.21 Within the District, the Alternative Site Consultation Exercise based upon the
traffic light scoring system and associated sustainability appraisal which
effectively whittled down 415 sites that progressed to Stage 2 of Preferred
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4.22

4.23

4.24

4.25

4.26

Options, to a total of 140 Preferred Sites, with 265 being classified by the
Council as not preferred.

A summarised copy of the Site Assessment Methodology is attached at the end
of each of the site consultation documents for each plan Sub Area, including
Hutton Rudby (part of the Stokesley sub-area). A summary of the full
assessment of each of the sites against the site assessment criteria is included
as an appendix to the Council’s Sustainability Appraisal Document (HDC
Appendix 4).

Figures 7A and 7B below show all sites in Hutton Rudby which were considered
at stage 2 of the process and resulted in Preferred Options.

The maps illustrate inter alia, that the original, larger Embleton Farm East site
(ref: S073/002) was “not preferred” under the Local Planning Authority
approach and that there are a number of sequentially preferred sites elsewhere
in the settlement. A further site, which is immediately south of site S/073/002
was allocated previously, in 2010, which has since been given planning
permission for a development of 25 no. residential units as described in Section
2 above.

Site S/073/002 comprised 8.11 hectares in total, with an indicative housing yield
of 200 residential units and is illustrated by Figure 8.

Figure 9 shows the Council’s resume of the site, whilst Figure 10 illustrates the
summarised environmental appraisal scores based on a traffic light system.
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Figure 7A: Hambleton District Council Preferred Options Plan 2016 (Hutton/Hutton
Rudby).
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Figure 7B: Hambleton District Council Preferred Options Plan 2016 (Rudby).
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Figure 8 (above): The Embleton Farm Site Ref: S/073/002 Assessed by Hambleton District Council

Figure 9 (below) HDC Summary Evaluation of Site S/073/002

MD2 Consulting Ltd
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Site Reference S/073/002

Parish Hutton Rudby

Address Land to the rear of Levendale and Hundale Road, Hutton
Rudby

Current Use Agricultural

Proposed Use Housing

Area (ha) 8.1

Indicative Yield 200

Commentary

Environmental

The site is within 500m of Leven Valley Woodlands a Site of Interest for Mature Conservation.

The Trans Pennine Ethylene Pipeline consultations zones (inner, middle and outer) run through
the site.

The site greenfield . The site has an agrcultural land classification of Grade 3.

The site is within the green infrastructure comidaor.

The site lies within a minerals safeguarding anea for sand and gravel.

Connectivity

There is a Public Right of Way through the site connecting to the wider footpath network .
Impact on character and form

The site would be prominent in views towards the settlemant from the existing Public Right of
Way

Development of the whole site would have an impact on the existing built formn of the settlement.
Impact on historic assets

Mo issues

Fleoding

Edges of the site to the southern and eastem boundary are susceptible to surface water
flooding.

Strategic Flood Risk Assessment states site is entinzly in Flood Zone 1 and as the site extent
exceads 1ha, Flood Risk Assessment would be required.

Highways
Existing access road would need widening, but this looks to be achievable. Footpath links will

be required. There is no secondary access available, this would be required for a site of this
suggested size. There is also a Public Right Of Way through the proposad site.

Conclusion
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Site Reference S/0T3/002

Executive guidance indicates that up to 30 dwellings (less than 40 dwellings

Development of the whole site would not relate well to the form of the existing settlement.
Significantly the Trans Pennine Ethyens Fipeline runs through the site. All three consultations
zones, inner, middle and ocuter are present. A substantial swathe of the site is within the inner
zone, where only development of 1 or 2 dwellings would not be advised against. The south
eastem comer is within the middle, outer zone and outside the zones. Health & Safety

per hectare)

would not be advised against within the middle zone. The potential yield of the site is significantly
reduced. Development of the whole site would not be appropriate. Not a prefemred site.

Figure 10 (Below): Site - Council Resume of Site S/073/002 (Non - Preferred Site) Relative to Council

Assessed Sustainability Criteria

Sustainability Objective - Site S/073/002

Traffic
light score
allocated

I. SAI: Protect & enhance biodiversity/geodiversity

2. SA2: Protect & enhance water quality/reduce water consumption

3. SA3: Protect & improve air quality/reduce climate change related to
sustainable transport & minimisation of traffic congestion

4. SAA4: Protect & enhance soils & efficiency of land use (use of
brownfield land)

5. SAS: Provide good-quality built environment, green spaces/ green
corridors, sustainable design & construction (energy, water
consumption, waste recycling, sustainable materials

MD2 Consulting Ltd
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6. SAG6: Reduce level of waste & reuse locally

7. SAT: Development resilience to climate change

8. SAB8: Maintain & enhance quality and character of landscape

9. SA9: Access to leisure & recreation, health, education and training

10. SA10: Preserve & enhance (wherever possible) historic environment
and understanding of local cultural heritage

I'l. SAll: Provide mix of housing types and tenures to meet local
housing need

12. SA12: Reduce crime and fear of crime

I3. SAI3: Provide range of good quality employment opportunities

4. SAl4: Provide condition which encourage economic growth,
diversification of existing enterprises and investment

| = BES B
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5. ASSESSMENT OF COUNCIL METHODOLOGY &
SCORING: SITE S/073/002

5.1

5.2

(i)

(iD)

In terms of the Council scoring allocated to the site, it must be pointed out that
the score given was for the whole site, which is 8.11 hectares in area. However,
the development site, as now proposed, is only a part of this comprising 3.3
hectares in total and therefore, we believe and would strongly expect that
the scoring of this smaller area would be more significantly more
favourable than for the scoring of the extended site using the same
methodology, since development is proposed in the less sensitive
parts of the site which are directly adjacent to the urban edge.

There are several points to note about the site scoring process in detail that we
feel would make a difference to the scores allocated under the Council’s
approach as follows:

Environmental

That part of the site on which development is proposed is considerably
further from the Leven Valley Woodlands SNCI than the wider site, which
is shown by Figure 11 below. This shows that no proposed housing would
in any way affect the SNCI. The owner has also put his own woodlands,
under proactive woodland management.

Unlike some other development sites that have been assessed within the
settlement, the site does not lie within the Conservation Area.

(iii)  The identified Green Infrastructure Corridor traverses the site, as shown by

the extract for the settlement from the Hambleton Landscape Character
Assessment and Sensitivity Study (2016). See Figure 12. However, whereas
this corridor runs through the extended site that was assessed by the
Council, the proposed development site lies outside the green corridor
which is to the north of it.
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Figure 11: The Leven Valley Landscape Character Area (showing the Location of the SNCI)
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Figure 12: The Leven Valley Character Area Assessment “Green Corridor” which Directly abuts the
Urban Edge of the Settlement

(iv)  The Trans Pennine Ethylene Pipeline consultation zones (inner, middle and
outer) run through the site, which was assessed negatively by the Council
for the wider site. However, the proposed site area now proposed for
development, lies outside the critical Consultation Zone.

(v)  The site is Greenfield with an agricultural land classification of Grade 3. The
grading system of agricultural land is from grade 1 (best) to grade 5
(poorest). Grade 3 comprises good to moderate quality, which is land with
moderate limitations which affect choice of crops, timing and type of
cultivation, harvesting or level of yield. This land is pastoral rather than
arable and is used for grazing.

32
MD2 Consulting Ltd



https://blondeagadvisor.wordpress.com/2013/10/01/what-does-my-
agricultural-land-classification-alc-actually-mean/

We would point out that in Hutton Rudby, there are very few opportunities
for residential development on anything other than greenfield
development on agricultural land, most of which is similar in quality to, or
better-quality land than the site proposed.

(vi) The extended site lies within a Minerals Safeguarding Area for sand and
gravel. However, the proposed development site, within the context of the
wider site, lies within an area of clay pasture furthest from the sand and
gravel resource.

Connectivity

(vii) There is a Public Right of Way through the site connecting to the wider
footpath network. This route links Hundale Road to the edge of Leven Valley
Woodlands to the North West of the extended site in the direction of
Crathorne. However, the proposed development area is to the west of the
PROW and would simply require a modest diversion of the present route
which is a common occurrence with planning applications affect Public
Rights of Way.

(viii) As part of developer contributions proposed by the site owner/promoter, a
link from this footpath is proposed around the woodland edge of the site
next to Hundale Gill down towards the River Leven to the North East. A new
pedestrian bridge is proposed across the river to enable wider linkages with
All Saints Church, creating new options for circular walks around the
settlement (Figure 13 shows current route and Figure 5 shows proposed
Route).

(ix)  The site connects well with and is in close proximity to the new settlement
mini-market and fuel station which was grated planning permission after
the site was assessed. The local primary school and the village hall are also
within close, safe and easy walking distance via public footpaths.
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Figure 13: The Present Route of the Public Right of Way (see also Figure 5)
Impact on character and Form

(x)  The assessment stated that the site would be prominent in views towards
the settlement from the existing Public Right of Way. However, we believe
that any impacts would be much more limited since only part of the site is
now being proposed for residential development.
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(xi)  Since only a small part of the wider site is being proposed for development,
we believe that area relates well to the settlement, since it is all adjacent
to the urban edge and not the woodlands and because of the close
proximity and good linkages between the site to the new village mini-
market and fuel station, as described above.

Impact on Historic Assets
(xii)  There are no issues with relation to this matter.
Flooding

(xiii) Since edges of the site towards the southern and eastern boundary are
susceptible to surface water flooding, we propose a Sustainable Drainage
System with balancing pond to address the low-level flood risk with the
additional benefits of providing an excellent setting for development and
promoting biodiversity.

(xiv) The assessment points out that the site is entirely in Flood Zone 1 of the
Strategic Flood Risk Assessment and as the site extent exceeds 1 hectare,
a Flood Risk Assessment would be required. We believe this would be a
straightforward development issue to address via the SuDS system
mentioned above. Once implemented, site drainage would be improved
significantly.

Highways

(xv) The assessment states that the existing access road would need widening,
but that this has been examined by our Transportation Consultant and is
deemed achievable, as described in Section 3 above.

(xvi) A suitable visibility splay can also be constructed to connect with the
adopted highway, and which will be constructed to adoptable standards as
set out in the North Yorkshire County Council Highway Standards Guide.

(xvii) The site is in a highly sustainable location with regard to available local
services.

Conclusion

35
MD2 Consulting Ltd



(xviii) The Council's assessment methodology considers the impact of
development on the wholes site in terms of development constraints,
including the Trans Pennine Ethylene Pipeline, where it advises that all
three consultation zones are present. The wider site includes the inner zone
in which development is not advised because of the presence of a
Consultation Zone. The guidance states that within the inner zone,
development of 1 or 2 dwellings would not be advised against. Health and
Safety Executive guidance indicates that up to 30 dwellings (less than 40
dwellings per hectare) would not be advised against within the middle zone.
Therefore, the potential yield of the extended site is significantly reduced,
and development of the whole site would not be appropriate.

(xix) As a consequence of the presence of the pipeline, our design has taken into
consideration the areas where development must be restricted and instead
utilised a developable area or footprint, which does not encroach into the
Consultation Zone.
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6.1

6.2

6.3

6.4

6.5

6. BACKGROUND TO THE NEIGHBOURHOOD

DEVELOPMENT PLAN

Neighbourhood Planning was first introduced by the 2011 Localism Act, and
improvements to the process have been introduced through the Neighbourhood
Planning Act 2017, which received royal assent on 27t April 2017.

A Neighbourhood Development Plan is prepared by the community for the
community through a process of consultation, evidence gathering, and policy
development.

The NDP website states on its dedicated website that:

"With a Neighbourhood Plan, our community has greater control over
development in our parish. It will give us a say in where new development
goes, what sort of development if should be, and what it should look
like......... We can use a Neighbourhood Plan to create a vision for our area,
establishing general planning policies for the development and use of land. This
could be where new homes should be built, what types of materials should be
used, where public open space or green space should be designated, and how
it will be maintained”.

According to the extant National Planning Policy Framework “Neighbourhood
planning gives communities the power to develop a shared vision for their area.
Neighbourhood plans can shape, direct and help to deliver sustainable
development by influencing local planning decisions as part of the statutory
development plan” (NPPF, February 2019, para. 29).

Furthermore, "Once a neighbourhood plan has been brought into force, the
policies it contains take precedence over existing non-strategic policies in the
Local Plan covering the neighbourhood area where they are in confiict unless
they are superceded by strategic or non-strategic policies that are subsequently
adopted” (NPPF, February 2019, para. 30). And also: "Where a planning
application confiicts with an up-to-date development plan (including any
neighbourhood plans that form part of the development plan) permission
should not usually be granted” (NPPF, July 2018, para. 12).
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http://www.legislation.gov.uk/ukpga/2011/20/contents/enacted

6.6

6.7

6.8

6.9

6.10

6.11

The Neighbourhood Development Plan exercise was commenced in May 2016
when Rudby Parish Council made an application to Hambleton District Council
to designate the combined parishes of Hutton Rudby, Middleton on Leven,
Rudby and Skutterskelfe as a Neighbourhood Area. See Figure 14.

This first step in enabling the local community to prepare a Neighbourhood
Plan was approved by Hambleton District Council on 6th September 2016.

Part of the evidence base upon which both the new Local Plan and the
Neighbourhood Development Plan has been founded comprises a need to
satisfy “Objectively Assessed Housing Need”. This comprises an assessment of
land availability identifies a future supply of land which is suitable, available and
achievable for housing (and also land supply for economic development) uses
over the plan period. The assessment of land availability must include reference
to the Strategic Housing Land Availability Assessment requirement as set out in
the National Planning Policy Framework.

An assessment is required to:

identify sites and broad locations with potential for development;

assess their development potential;

assess their suitability for development and the likelihood of development
coming forward (the availability and achievability).

This approach ensures that all land is assessed together as part of plan
preparation to identify which sites or broad locations are the most suitable and
deliverable for a particular use.

Inter alia, the NDP initially intended to address a proposed allocation of 70
dwellings in the settlement. We also understand that this was reduced to 25
units more recently, but we remain unclear however, where these figures came
from and neither were Council Officers in Hambleton’s Planning Policy Team
when we spoke with them on 29/04/19. In the absence of clarity, we assume
therefore, that the figure must have been derived as part of the Councils
requirement to meet Government allocation for the Council to secure a five-
year (plus) objectively assessed housing land supply for Hambleton District.
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6.12

6.13

6.14

6.12

The NDP Steering Group moved forward on this basis since it began with the
process of producing an NDP. During 2018/2019 there have been 470 housing
completions within Hambleton District (albeit with just 1 completion in Hutton
Rudby at Sycamore Cottage). The Council’s annual housing requirement is 315
dwellings per year, a this figure which is derived from Hambleton’s Housing and
Economic Development Needs Assessment (HEDNA) report published in June
2018.

The government requirement for the Local Authority to have a five-year supply
of housing land, is expressed in terms of humber of units that will be built. The
housing supply position is published annually within the Council’s “Strategic
Housing Land Availability Assessment” (SHLAA). The 2017/2018 SHLAA has
been published, see link to the document below:

https://www.hambleton.qgov.uk/downloads/file/2147/strateqgic_housing land a
vailability assessment 2016

in order to secure a five-year housing position, two elements are needed:

(i) A supply figure — the total supply figure — for 2017/2018 is for a potential
3,106 units to be built by 2023; and

(i) A requirement figure of 320 per year plus a 5% buffer giving 336 units per
year or 1,680 dwellings over five years.

The supply is divided by the annual requirement i.e. 3,106 /336, which gives
9.2 years supply which means that, over the next five years, 9.2 years’ worth
of development will occur, so the five-year housing land supply is currently
exceeded. The annual requirement for 2017/2018 is presently at 320 units per
year, which is slightly higher than the latest 315 figure and therefore, the annual
housing requirement was updated in the latest HEDNA.

In view of this situation, the number of homes to be delivered through the new
Local Plan has been reduced overall within Hambleton District. Although all sites
that have been submitted for consideration have been assessed, in light of the
reduced housing requirements the Council will only formally decide which sites
to identify as allocations as part of the formal approval of the plan prior to
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https://www.hambleton.gov.uk/downloads/file/2147/strategic_housing_land_availability_assessment_2016

Publication. In Hutton Rudby, sites will be selected by the NDP, however, in the
event that it is ultimately “made” or approved.

6.13 Although the plan will be subject to a referendum in due course, at which local
people will have an opportunity to vote either for or against the plan, there will
be a further stage of examination, by an independent Examiner which could
result in the plan being approved, either in whole or in part, or otherwise not
being adopted, or “made”.

6.14 Itis the responsibility of the Examiner to address the legitimacy and robustness
of the process and if there are flaws in the site selection process or any other
aspect of plan preparation, then there is always the prospect or possibility that
the plan will not be adopted.
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7. NDP ASSESSMENT OF SITES IN NDP AREA

7.1

7.2

A bespoke site assessment methodology was devised by the NDP Steering
group as part of the NDP process. As with the Local Plan, “call for sites” and
associated preferred spatial strategy which emerged from it, we fully appreciate
and accept that the Neighbourhood Development Plan site selection exercise
has also been endorsed as part of an agreed process, which will be judged as
legitimate provided that the supporting detail is also proven/deemed to be both
robust and impartial at the examination stage. The site selection criteria and
site scores may be accessed via the following link:

http://plan.rudbyparishcouncil.org.uk/wp/wp-content/uploads/2017/10/Site-
Assessments-Post-Consultation-Revisions-22 10 17.pdf

The NDP site selection process has broadly examined the same sites, or similar
sites that were selected by the Council for its assessment. The NDP also utilises
some of the same criteria used by the Council in its assessment, although these
criteria are bespoke and given a very different level of emphasis. They were
selected by the NDP Steering Group following consultation events held in the
settlement on 1/7/17 and 16/7/17. The sites within Rudby are illustrated by
Figure 15 below.
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7.3

7.4

i
1]
i

A
i

Figure 15: Sites Included in the NDP Assessment Process within Rudby

The results of the site selection exercise, overall, are markedly different from
those chosen by the Council. Revisions to site selection have also taken place
since the beginning of the process, notably the exclusion of the Enterpen site,
for a number of reasons, notably on grounds of landscape and heritage impact.

The sites examined through the NDP process were given the same reference
numbers as the sites identified and considered by the Local Planning Authority,
although it appears that the sites assessed are not in all cases exactly the same
as those considered by the Council because of changing circumstances.
Notably, the boundary of the Embleton Farm East site has changed and is now
referred to in the NDP documentation as site S/073/023 (Land North of
Levendale).
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7.5

7.6

7.7

The NDP Steering Group methodology, like the Council’s, also uses a traffic light
system of scoring, and adds a built-in weighting. This process has gone through
a formal consultation process, culminating in a decision on which site were
“deemed preferred” at a meeting on 25% October 2017.

Decisions were based upon the following general criteria, but we understand

from the discussions at the said meeting that these were based not
solely upon the scoring system on its own:

e Housing;

e Site characteristics;

e Settlement character/ built environment;
e Site character/natural environment;

e Services and facilities;

e Transport and traffic;

e Pipeline criteria;

e Flooding criteria;

e Biodiversity/habitat.

A comment is made in the methodology about the theme of “dealing with
ambiguity or factors not explicitly addressed in definitions”. In addition, an
explanation is provided about assessment criteria on Biodiversity and transport
and traffic. Furthermore, sites which the NDP Steering Group do not sufficiently
meet the NDP assessment criteria were excluded from consideration. The land
“North of Levendale” was one of the sites deemed “not preferred” by the NDP
Committee.

NDP site selection criteria are provided via the link:

http://plan.rudbyparishcouncil.org.uk/wp/wp-content/uploads/2017/10/Site-
Assessments-Post-Consultation-Revisions-22 10 17.pdf

Based upon these criteria, scores were allocated by the NDP Steering Group.
These scores given for the Land North of Levendale site are given at Figure 16.
It must be noted that the assessment was given on the basis of a previous draft
scheme and not the current scheme, which occupies a similar area, but is
different in many other respects.
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Figure 16: Scoring of Land North of Levendale Site by NDP Steering Group (Site

073/023)

Theme

Criteria

NDP SG Comment
justifying score

NDP SG
Score

Draft

NDP SG
Score

Rev 1

Comments
Considered &
Justification for
Any Changes

Site Description

Land North of Levendale.
Initially assessed as a
resubmitted reduced
area (to the south of
pipeline). Subsequently
partitioned into
‘Embleton farm East”
and ‘Embleton Farm
West'. A separate
planning application is
expected to be
submitted for 4 self-build
plots on Embleton Farm
west. This assessment
only applies to the area
described by the site
promoter as ‘Embleton
Farm East'. Site area of
Embleton Farm East is
1.75 Ha of which
approximately half of the
site is south of the outer
pipeline buffer zone.

Theme

Criteria

Observations

Housing

(1) Development should favour
sites which would be viable for
the delivery of all components
of the preferred housing mix
(which will include affordable
housing, downsizing/bungalows
and market homes
predominantly of 2/3 bed size).

Long access road
required to reach site
from Garbutt’s Lane and
moderate gradients on
some parts of the site.
There may be some
adverse cost impacts
associated with
development within the
pipeline buffer zone.

Site Characteristics

(2) Development should favour
sites contained within or
adjoining the village envelope.

Embleton Farm East is
separated from
Levendale/Hundale by
Hundale Gill. The
proposed access road,
which runs between the
cricket club and the
recently approved
development at The
Wickets is not
considered to be part of

MD2 Consulting Ltd
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#4, #10.
Embleton Farm
East would only
have a direct
connection withthe
existing built form
ifaplanning
application for self-
build plots on
Embleton Farm
West is submitted
and is
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the built form of the
development.

subsequently
granted.

(3) Development should avoid
sites that avoid loss of prime
agricultural land, high quality
habitat, or other valued land.

The majority of the site
is Grade 3 grazing land,
but also includes richer
habitat along the
margins of Hundale Gill
which is under
consideration for a
Green Space
designation. Site is
assessed as having
medium biodiversity
potential which is further
support for an amber
rating.

#11 Biodiversity
level has been
reassessed.

(4) Development should favour
sites that can achieve a good
access on to the adjacent road
network.

Frontage on to Garbutt’s
Lane is very narrow, as
is the whole of the
existing lane to the main
part of the site. HDC
Assessment indicates
that the access road
would need widening.
There is limited frontage
for construction of splays
and there are several
other accesses nearby.

#12

(5) Development should favour
sites that do not result in
impairment or loss of significant
views from public spaces (roads
or footpaths) as identified in the
Settlement Character
workshops.

Site is not prominent in
views towards the
settlement from roads,
but according to HDC
site assessment “would
be prominent in views
towards the settlement
from existing Public
Right of Way”.
Development would
result in some
impairment of views
identified in the
Settlement Character
Workshops. The
combination of
prominence and
impairment of views is
assessed as red in
accordance with the
criteria definitions.

#13. Prominence
from PROW per
HDCwasnottaken
intoaccount in
draftassessment.

Settlement Character —
Built Environment

(6) Development should favour
sites that will not impact
detrimentally on the
Conservation Area or other
significant buildings (Listed
Buildings or non-designated
heritage assets including
associated grounds) or
frontages as identified by the
Settlement Character workshops

Outside the conservation
area. Listed buildings at
Hutton Grange and North
End are atsomedistance
and would be unlikely to
beimpacted by
developmentofthissite.

#14

MD2 Consulting Ltd
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(Note: review/advice from
HDC's Conservation Officer will
be requested under this criteria)

Settlement Character —
Natural Environment

(7) Development should favour
sites which present
opportunities to protect or
enhance Green Spaces, improve
access for the public, or
improve access for those with
limited mobility.

Indicative proposalsfrom
developer suggestthat
therewillbenochangein
physical accesstothe
proposed Green Space at
Hundale Gill. However,
enclosure of Gill within
gardenswillleadtoa loss
of visual access. Itisnot
considered that the loss of
visual accessto theGill
wouldjustify a RED
assessment, asthe
developer’s proposals
would offset thisloss by
including landscaped
green spaceslocated on
the pipelineinner buffer
zone. Itisunclear
whether the proposed
landscaped area could
qualify for Green Space
designation. The
developer advises that
this will not be publicly
accessible openspace.

#3, #5, #7, #15.
Originally scored

GREEN due to

potential
improvements in
access to Hundale
Gill. Developer's
plans indicate that
this will not occur

(8) Development should favour
sites which do not result in loss
of open space in the Leven
Valley Character Zone as
defined in the Settlement
Character workshops.

Site is outside the Leven
Valley Character Zone

Services and Facilities (9) Development should favour | No identified #8
sites that offer opportunity to opportunities.
sustain or enhance community
services or facilities.
(10) Development should favour | Site is approximately #16

sites that offer a viable
alternative to private cars to
access services or otherwise
encourage reduction in vehicle
traffic within the village area.

500m from village
centre.

Major services not located
around the Village Green
are at the following
distances:

Village Hall: 620m
AMBER

Shop:460m AMBER

MD2 Consulting Ltd
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School:470m AMBER

Traffic and Transport

(11) Development should favour
sites that provide opportunities
to improve connectivity of
footpaths and pavements within
the village area.

Site lies at the edge of
the settlement, so there
are no opportunities to
improve

connectivity within the
settlement.

(12) Development should favour
sites that can provide sufficient
off-street parking spaces for the
needs of the additional residents
and visitors generated by the
development itself

Site is large enough to
allocate land for 25
homes with adequate
parking.

#17

Pipeline (13) Development should favour | Pipeline zone traverses #1, #2, #6, #18
sites where public safety is not | Northwest portion of site.
adversely affected by the Area on settlement side of
presence of the high-pressure pipeline
ethylene pipeline. zone is fully separated
from the built area by
Hundale Gill.
Flood Risk (14) Development should favour | There are no Flood #19
sites not affected by Flood Zone | Zones 3 or 2 on the site.
3, Flood Zone 2 or with a The Environment Agency
history of surface water flood map. The
flooding. Environment Agency
flood map indicates areas
at the South and East ends
of the site (around Hundale
Gill) at risk of surface
water flooding, and
adjacent areas with high
risk of surface water
flooding.
Habitat/Biodiversity (15) Development should favour | Sitehasmedium #20
sites which avoid loss of biodiversity value, no
biodiversity. TPOsonoradjacentto
site, andismorethan
100m from any SNCI.
Totals

Red -4

Amber-

Green -

Red -5

Amber-

Green -

MD2 Consulting Ltd
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8. CRITIQUE OF NDP SCORING SYSTEM RE: SITE
S/073/023

8.1

8.2

8.3

With reference to the relative Council and NDP site scoring systems and results,
we wish to draw out a number of salient points, which make a highly significant
difference to scoring. This is in despite recognition that:

(a)

(b)

With

there are two different scoring systems (Council and NDP) and even if
they share many common criteria, we are completely perplexed why the
results should vary so widely. That is to say that the larger site that the
Council assessed of over 8 hectares with more development constraints
scored relatively positively using the Council’s scoring system, even if it
was not ultimately included as a favoured site. On the other hand, the
smaller site of 3.3 hectares (gross developable area) directly adjacent
to the urban edge recorded far more negative results under the NDP
scoring system as assessed by the NDP Steering Group in Figure 16
above.

We recognise and appreciate that the proposed development being
promoted in this document is different and, in our opinion, significantly
more positive from that put forward by the previous promoter on a
similar site, for reasons set out in the report.

regard to criterion 1 of the NDP scoring system (housing

mix/viability) we make the observation that the assessment is scored red,
based upon the following recorded issues in Figure 16 above:

(i)

(i)

(iif)

“development favours sites which would be viable for the delivery of all
components of the preferred housing mix, to include affordable housing,
downsizing/bungalows and market homes predominantly of 2/3 bed
size”.

“the long access road required to reach site from Garbutt’'s Lane and
moderate gradients on some parts of the site”; and

“there may be some adverse cost impacts associated with development
within the pipeline buffer zone”.

Looking at each of these factors in turn, we would comment as follows:
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8.4

8.5

Firstly, the NDP scores the site red based upon the previously considered
scheme, but this development, which meets stipulated criteria for housing mix,
has many additional benefits which are described at length in the report.

Secondly, the length of the existing access road from Garbutt’s Lane to the
nearest proposed house is approximately 170 metres, which is less than that
which serves the farmhouse and buildings within the existing complex.
Moreover, we observe that it is an existing access road, proposed to be
upgraded, with a slope recorded as “gentle” as shown by the image below.
Rather than being a “viability issue”, this is instead a “development
consideration” which forms part of the proposed development.

Thirdly, the presence of the pipeline per se will not contribute toward additional
development costs as no development is proposed on it. On the area of the
safeguarded Consultation Zone, the promoter is proposing landscaping and
allotments (together with other benefits as described in this report) which will
effectively create a new urban edge, or development limit beyond the proposed
urban extension. Planting and allotments do not comprise “development” and
is instead a legitimate way to use this land (as has been evidenced elsewhere)
which is presently under pasture and this will have the additional benefit of
creating positive benefits for the local community.

Summing up the scoring of this criteria, as proposed by the latest proposal, we
feel the site should score amber as an absolute minimum score.

With regard to criterion 2 of the NDP scoring system (development
favoured within/adjoining village boundary) we observe that:

(iv) The commentary goes on to say that Embleton Farm East is separated

from Levendale/Hundale by Hundale Gill.

(iii) The commentary also states that the proposed access road, which runs

between the cricket club and the recently approved development at The
Wickets is not considered to be part of the built form of the development.
it adds that Embleton Farm East would only have a direct connection with
the existing built form if a planning application for self-build plots on
Embleton Farm East is submitted and is subsequently granted.

8.5 We disagree strongly with this analysis for the following reasons:

Firstly, Hundale Gill is a small and very narrow stream, parts of which have
already been included within private gardens by owners of those houses. It is
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8.6

8.7

8.7

8.8

8.9

not considered to be a divide of any significance and the proposed development
site clearly and directly abuts the urban edge.

Secondly, the combined development at The Wickets and adjacent properties
and the planning approval already granted on land to the immediate south of the
site being promoted, together with other recreational buildings of the cricket
club, all shown by Figure 4 means that the site is clearly a potential urban
extension which directly and irrefutably abuts the urban area.

From this clear unequivocal evidence, the site should be scored green, not
red.

This criterion (no. 3) (development should avoidance of loss of prime
agricultural land/high quality habitat) has been reassessed as amber rather
than red, as it was assessed previously.

We observe that the land is grade 3, and as pasture, it is effectively sterile, with
very limited, if any biodiversity value whatsoever. The corridor of Hundale Gill
will be enhanced by the development which will have a balancing pond nearest
the boundary, in place of pasture, with new, additional areas of tree and shrub
planting. Taking these considerations into careful account and with reference to
the Council’s soring of biodiversity, we consider that the site should be scored
green.

Criterion 4 (development should favour sites with good access to road
network) the NDP commentary goes on to say that Frontage on to Garbutt’s
Lane is very narrow, as is the whole of the existing lane to the main part of the
site. There is limited frontage for construction of splays and there are several
other accesses nearby, meaning that the site is scored red. It states that this
assessment is backed up by a classification of traffic concerns within the NDP
methodology.

Our Transportation Associate has looked at the access and visibility splay and
reported that in terms of the Highway Standards produced by North Yorkshire
County Council, a safe and suitable two-way highway access with single footway
may be created within the land ownership of the owner. This is confirmed by the
Hambleton District Council assessment, which advises that the access road would
simply need widening.

8.10 Furthermore, we have already advised that the proposed junction is safe from

the perspective of the Highway Authority with regard to the visibility splay at the
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entrance, which was deemed suitable for a development of four no. bungalows
in highway terms, and which we are advised by our Transportation Consultant,
would also be safe for a development of 29 no. residential units.

8.11 In relation to the comment in the Sites Assessment “there are several other
accesses nearby”, we observe that in this location, Garbutt’s Lane is a “Street”
within a 30mph zone as defined by “The Manual for Streets”. This document
advises that streets are multi-functional places which have dwellings, shops, etc,
along them with direct driveway accesses and junctions at close spacings. The
fact that there are already several other accesses nearby, reinforces the fact that
it therefore is clearly a Street. Furthermore, the “"Manual for Streets” advises that
a crossroads priority junction is completely acceptable on a Street.

8.12 The site is undoubtedly in a sustainable location, which is addressed elsewhere
in this analysis, with local amenities close-by, including the main village store,
primary school, village hall and cricket club. The Manual for Streets states that "/t
is commonly accepted that walking is the most important mode of travel at the
local level and offers the potential to replace short car trips, particularly those
less than two kilometres and that cycling has the potential to substitute for short
car trips, particularly those less than five kilometres”.

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attach
ment data/file/341513/pdfmanforstreets.pdf

8.12 Overall, taking all the evidence into consideration, a fair score for this
category would be amber and would otherwise be green, but for the
fact that there is a modest length of highway between Garbutt's Lane
and the site being promoted.

8.10 Criterion 5 (development to favour sites that do not impair significant
views form public highway). It mentions goes on to say that the site is not
prominent in views towards the settlement from roads and footpaths, although
"development would result in some impairment of views identified in the
Settlement Character Workshops”. However, we have searched the NDP website,
but cannot find any evidence about possible impairment of views in the
workshops. The commentary also states that “according to the Hambleton
District Council site assessment, it "would be prominent in views towards the
settlement from existing Public Right of Way”. The NDP assessment advises that
because of prominence and impairment of views from the Public Right of Way,
the site is scored red.
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8.11 We have addressed this matter and would observe that planning does not
normally consider that the loss of view is a matter that would result in a refusal,
otherwise little development would ever happen ever, anywhere. Although we
appreciate the comments made by the Council, which led it to make this
observation in its own bespoke assessment, the NDP Steering Group appears to
be using an HDC observation to inform its own bespoke assessment, which, if
proven to be the case, would be completely unacceptable. In any event, the loss
of views from a public Right of Way is far less significant to the relatively
limited number of people who use it compared with views from a prominent
public highway. Therefore, in the absence of any evidence from the workshops,
we consider that a green score would be fairer and more logical against
this criterion for reasons given above.

8.12 Criterion 6 (impact upon the heritage asset) and we agree that the score
green is appropriate as the site is outside the Conservation Area and not near
any designated heritage asset.

8.13 Criterion 7 (settlement character and the natural environment) states
that development should favour sites which present opportunities to protect or
enhance Green Spaces, improve access for the public, or improve access for
those with limited mobility.

8.14 The previous scheme was originally assessed as green and evidently later
changed to amber by the NDP Steering Group, but this scheme proposes a
permissive route linking with the existing public right of way, along the edge of
the owner’s land via the wooded edge of Hundale Gill down to the River Leven
with a pedestrian bridge crossing, to be secured by a planning agreement. This
will facilitate circular routes around the settlement. In addition, new planting and
landscaping within the Consultation Zone of the ethylene pipeline and a balancing
pond and new planting along the site boundary next to Hundale Gill will be
provided. The combined improvements are significant and substantial and
accordingly, the new score should therefore be green.

8.14 Criterion 8 (development to favour sites which do not result in loss of
open space in the Leven Valley Character Zone) this relates specifically to
open spaces defined in the Settlement Character workshops. Since the site is
outside this zone is has been scored green and will remain the same in
any assessment of the site.
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8.15 Criterion 9 (development to favour sites that will sustain/enhance

community services /facilities) is a criterion intended to promote services or
facilities that will benefit the settlement and its residents.

8.16 The new scheme proposes allotments for community use, as well as a permissive

route through the site and bridge crossing and substantial landscaping and
balancing pond. Community benefits will be secured by a planning agreement in
the event of approval. Accordingly, this criterion should now be scored green
in the new assessment.

8.17 Criterion 10 (development to favour sites offering alternative to private

cars to access services/ encourage traffic reduction within village). It
adds that the site is approximately 500 metres from the village centre; that
“major services” are at the following distances: village hall 620 metres; shop 500
metres; school 470 metres.

8.18 We observe that the Spar mini market and post office, which are clearly

8.18

considered “"major services” as well as the fuel station are relatively new and that
the site scoring system has not been adjusted to take account of this change for
any of the provisionally allocated sites. We also note that the previous village
shop (the one on which the scoring was based) has now closed. Therefore, the
Spar store shop and post office are only a maximum distance 280 metres away
to the Spar store) and that this is far closer to these facilities and services than
most other sites in the settlement, including other provisionally allocated NDP
allocated sites. Moreover, the Spar Store and Post Office can be easily and quickly
accessed by public footpaths, such that use of private cars becomes far less
plausible. However, overall, as long as the scoring is adjuster to take account of
the presence of this “major facility” then a green score now seems
appropriate (see also our analysis of Criterion 4 above).

Criterion 11 (traffic and transport) states that Development should favour sites
that provide opportunities to improve connectivity of footpaths and pavements
within the village area. It advises that the site lies at the edge of the settlement,
so there are no opportunities to improve connectivity within the settlement.

8.19 We observe that the new footpath and bridge link proposed will aid connectivity

within the village, although accept that, like most other proposed urban
extensions, we accept that the amber score for this criterion is appropriate.
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8.20 Criterion 12 (development should favour sites that can provide
sufficient off-street parking spaces for the needs of the additional
residents and visitors generated by the development itself. The site is large
enough to allocate land for 29 homes with adequate parking. Accordingly, the
site score is green and should remain the same as a result of the latest
design proposal.

8.21 Criterion 13 (development to favour sites where public safety is not
adversely affected by the presence of the high-pressure ethylene
pipeline). In this location, the pipeline traverses the Northwest edge of the site
and is outside the 50 metre Consultation Zone which means that the HSE “would
not advise against” development and the pipeline operator SABIC would only
wish to be consulted should any dwellings be within the same identified zone.
Unusually in the context of this criterion, a statement is made in the
methodology, which appears out of context, and was already postulated in
relation to criterion 2 that "the area on the settlement side of the pipeline zone
Is fully separated from the built area by Hundale Gill”.

8.22 Notwithstanding this comment about the presence of the pipeline corridor,
development respects the Consultation Zone and is not in breach of protocols.
The NDP Steering Group gives the site an amber score, nevertheless,
which is accepted.

8.23 Criterion 14 concerns flood risk (development to favour sites not affected
by Flood Zone 3, Flood Zone 2 or with a history of surface water
flooding).

8.24 As stated in the assessment of the Council’'s methodology, the site is not within
Flood Zones 3 or 2, but instead within Flood Zone 1 of the Strategic Flood Risk
Assessment, which simply means that a Flood Risk Assessment would be required
to validate any planning application with any appropriate recommended
mitigation, which would be relatively simple to deal with.

8.25 We accept that there may be a risk of some surface water flooding, and since
the edges of the site towards the southern and eastern boundary are
susceptible to surface water flooding, we propose of Sustainable Drainage
System with balancing pond to address the low-level flood risk with the
additional benefits of providing an excellent setting for development and
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8.26

8.27

8.28

promoting biodiversity. Under the circumstances, an amber rating for this
criterion should be applied, even if any possible very low level flood risk will
be removed by the proposed development, rather than the current red rating
given by the NDP Steering Group score.

Criterion 15 (habitat and biodiversity) states that development should
favour sites which avoid loss of biodiversity. The NDP assessment states that
Site has medium biodiversity value, no TPOs on or adjacent to site, and is more
than 100m from any SNCI. The site is scored amber.

Our own assessment is more in line with the Council’s, that the site comprises
a chemically treated grazed field with very low biodiversity value. Although
the Hundale Gill presents better opportunities to promote biodiversity, the
corridor is being retained, with a balancing pond and landscaping adjacent
to it, thereby promoting far greater opportunities to boost biodiversity potential.
In addition, the planting of new native species along the line of the Consultation
Zone for the ethylene pipeline will provide new, additional high-quality habitat.
It is apparent that the site should therefore be scored green under the
circumstances.

Based upon our analysis and a revised scheme which includes betterment via
developer contributions, we have provided a revised table showing the scores
we think are correct, pragmatic and much more suitable for the new scheme
on this site using the scoring system that has been put in place by the NDP
Steering Group.

Criteria | NDP SG Revised Score Consultants preliminary
Number Indicative Site Score
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6 x red 0 x red

4 x green 8 x green

Figure 17: Comparative Scoring System NDP Steering Group (left) and
consultants score (right) for site S/073/023
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9. RESUME AND CONCLUSION

7.1

Briefly, in this report, we have critically examined and reported on the
following issues:

(i)

(ii)

(iii)

(iv)

(V)

(vi)

reviewed the site being promoted, which is different from the previous
scheme that was submitted by a different promoter; examined its location
and setting to provide suitable context to aid a new assessment, with
reference to changing circumstances and recent planning applications of
relevance;

provided a review of the development now proposed to demonstrate how
the site may be developed; what the proposed housing mix will be and
what new benefits are being provided associated with the development;

examined processes and assessment criteria that the Council has
considered and implemented in order to reach stage 2 of its site allocation
process as part of the new draft Local Plan;

undertaken a brief review of the background to the NDP and the NDP
process to inform decisions about site selection;

conducted a critical review of the site selection system undertaken by the
local Planning Authority which commenced before the Neighbourhood
Development Plan was begun; and looked at how the proposed new
scheme on a smaller site with associated betterment, might impact upon
the scores allocated;

conducted a critical review of the approach taken towards site allocation
by the Neighbourhood Development Plan Steering Group/Parish Council;
critically reviewed the scoring system adopted by the Neighbourhood
Development Plan Steering Group at the beginning of the process which
remains ostensibly the same, as well as the application of the scoring
system. This has been undertaken on the understanding that although
this is a new and different proposed scheme, we feel there are
nevertheless significant shortcomings associated with both the scoring
system and the application of scores as they have been applied previously.
In addition, we have allocated scores we feel that would be more

appropriate based upon the planning evidence.
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7.2 We feel that the Neighbourhood Development Plan Steering Group
and the Parish Council should review this document carefully in the
interests of fairness and integrity of the process and to ensure that
the plan is made as objective and robust as is practicably possible on
behalf of the local community whom that the plan has been produced.

MD2 Consulting Ltd
The Dene
36 Nevilledale Terrace
City of Durham
DH1 4QG

www.md2.org.uk
0191 384 9889

Company registration number: 082633
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