Council’s Response to Initial Questions for Examination

Duty to Cooperate
Paragraph 2
The Statement of Common Ground (March 2020) (PD08) includes a list of local
planning authorities who are signatories to the document. Where does the evidence
set out how the Council has also engaged with other prescribed bodies, such as
Natural England?
Engagement with prescribed bodies has been part of Local Plan preparation from the early
stages. Information about the engagement is set out in the evidence document Submission
Consultation Statement Regulation 22 (PD06).
The scoping work for the local plan included a series of meetings with duty to cooperate
bodies, held in April, September and October 2015. A summary of the discussions, the
strategic issues raised and the Councils response, for each meeting are set out in Table 2.1
of PD06, starting on page 7.
Further meetings and discussions continued through the preparation process. These were
concentrated in the period before the Preferred Options Consultation in April and May 2016.
A summary of the discussions, strategic issues raised and the Council’s response are set
out in a series of tables in PD06, starting at table 6.5 on page 61. A summary of the issues
discussed, the emerging strategic issues and the Council’s response are set out in table
6.15 of PD06, on page 66.
In the period leading up to publication of the Local Plan the Council consulted on a draft of
the plan with key consultees. The details of this consultation are set out in chapter 8 of
PD06, starting on page 336. The main aims of the consultation were to check that the draft
local plan would not conflict with the aims and objectives of partner organisations or raise
any strategic cross boundary issues with neighbouring planning authorities or other duty to
cooperate bodies. As such the consultation was limited to a selected list of key consultees.
The key consultees are set out at paragraph 8.4 of PD06. A summary of the issues raised in
comments for each section of the plan and the Council’s response are set out in table 8.1 of
PD06, starting on page 337.
Chapter 4 of SD06 sets out information about the methods the Council has used in meeting
the duty to cooperate including the forums and different forms of meetings.
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Paragraph 3
Paragraph 26 of the National Planning Policy Framework (‘the Framework’) states that
effective and on-going joint working between strategic policy-making authorities and
relevant bodies is integral to the production of a positively prepared and justified
strategy. Please can the Council point to any examples of policy outcomes as a result
of engagement with neighbouring authorities and prescribed bodies?
The Duty to cooperate activities and outcomes are detailed in the Submission Consultation
Statement Regulation 22 (PD06). There are a number of sections and policies within the
Local Plan where the outcome has been shaped by engagement with neighbouring
authorities or prescribed bodies, as set out in the table below:
Section/ Policy
Chapter 2 Issues shaping the
Local Plan
Spatial Vision

Policy S 3: Spatial Distribution

Policy S 6: York Green Belt
Policy S 7: The Historic
Environment
Meeting Hambleton's
Employment Requirements
Policy EG 1: Meeting
Hambleton's Employment
Requirement

Policy EG 2: Protection and
Enhancement of Employment
Land
Policy EG 6: Commercial
Buildings, Signs and
Advertisements
Policy HG 1: Housing Delivery

E 3: The Natural Environment

Outcome as a result of Duty To Cooperate
engagement
The Key issues in the Local Plan were clarified and
amended so that they were more representative as a
result of engagement.
The Spatial Vision and the Strategic Outcomes and
Actions, with regards to the historic environment were
strengthened as a result of engagement with Historic
England.
The policy was shaped by early engagement with
neighbouring authorities and North Yorkshire County
Council (NYCC), as well as with the York, North Yorkshire
and East Riding Local Enterprise Partnership
(YNYERLEP)
The approach for this policy was supported by early
discussions with City of York Council
The policy was added to the plan as a result of
engagement with Historic England
Engagement with YNYERLEP shaped this chapter.
Engagement with YNYERLEP shaped this policy.
Allocations LEB3 and DAI1 in particular reflect the
economic strategy contained in the Strategic Economic
Plan (submitted with this response as evidence document
SD12.1).
Engagement with YNYERLEP shaped this policy, which
reflects the economic strategy contained in the Strategic
Economic Plan (SD12.1).
The policy was added to the plan as a result of
engagement with Historic England
Engagement with NYCC shaped several of the allocations
identified in this policy:
NOR1 – primary school provision
EAS1 – school playing fields provision
The policy was amended significantly as a result of
engagement with the North York National Park
Management Plan.
The policy includes a requirement for a proposal located
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Section/ Policy

E 5: Development Affecting
Heritage Assets
E 6: Nationally Protected
Landscapes
CI 1: Infrastructure Delivery
CI 2: Transport and
Accessibility
CI 4: Community Facilities
RM 1: Water Quality and Supply
RM 2: Flood Risk
RM 3: Surface Water and
Drainage Management
RM 6: Minerals and Waste
Part 2: Allocations
Appendix C: Key Infrastructure
Requirements

Outcome as a result of Duty To Cooperate
engagement
within 2.5km of the North York Moors SPA, located
outside of the Local Plan area, to provide evidence of the
extent to which the site and surrounding land is used by
golden plover to ensure that loss of supporting habitat
outside of the SPA does not occur. This requirement is a
direct result of the Habitats Regulations Assessment
process.
The policy was amended significantly as a result of
engagement with Historic England
The policy was shaped by engagement with Historic
England, Natural England, the Howardian Hills AONB,
and the North York Moors National Park Authority.
Engagement with NYCC helped shape this policy
Engagement with NYCC helped shape this policy
Engagement with NYCC helped shape this policy
Northumbrian Water
Northumbrian Water
Northumbrian Water
Engagement with NYCC helped shape this policy
See policies EG 1 and HG 1 above
Engagement with NYCC shaped the contents of this
appendix
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Housing and Employment Needs
Paragraph 4
Paragraph 22 of the Framework states that strategic policies should look ahead over a
minimum 15 year period from adoption to anticipate and respond to long-term
requirements and opportunities, such as those arising from improvements in
infrastructure. Is the Plan consistent with national policy in this regard?
At Publication there was considered to be a good prospect of the plan being adopted in 2020
and having a 15 year time span. The review of the Local Development Scheme at the end
of 2019 with Submission in March (rather than November as planned at the time of
publication) and the COVID19 virus restrictions mean that adoption is more likely in 2021.
This would mean that the plan as submitted, with an end date of 2035, would not have the
minimum 15 year time span required by the NPPF.
The implication is that the end date of the plan will need to be extended by a year to 2036.
Development requirements would also need to be amended. For housing this would be an
additional 315 homes, for a total of 6,930. The Local Plan contains sufficient allocations to
cover this increase.
For employment development the Local Plan already allocates land towards the upper end
of the range identified in the Housing and Economic Development Needs Assessment
(SD08) and so further allocation is not considered to be necessary.
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Paragraph 5
To determine the minimum number of new homes required, paragraph 60 of the
Framework states that strategic policies should be informed by a local housing need
assessment, conducted using the standard method in national planning guidance
(‘the PPG’) – unless exceptional circumstances justify an alternative approach. What
is the minimum number of new homes required over the plan period when calculated
using the standard method?
The standard method in Hambleton results in a minimum housing need of 196 dwellings per
annum (dpa). This is based on:


Step 1- the household projections indicating an average household growth of 150 per
annum over the period 2020 to 2030.



Step 2- The household growth is uplifted by 31% based on the workplace-based
median affordability ratio of 9.0 in the district. This brings the minimum housing need
to 196 dpa.



Step 3 - In areas such as Hambleton where the relevant strategic policies for housing
are older than 5 years (Core Strategy April 2007), the local housing need figure is
capped at 40% above the higher of Step 1 or the housing target in the adopted
document (ranges from a minimum of 260 dpa). The cap is therefore applied to 40%
above the housing target which equates to 364 dpa. As step 2 is less than the
capped number then no cap is applied and the need remains at 196 dpa.

Since the publication of the Hambleton HEDNA there have been a number of newer
demographic datasets published. The latest of which is the 2018-based household
projections.
While the 2018-based projections do result in a higher demographic growth this would have
no bearing on the overall level of housing need in Hambleton.
As per the PPG the demographic baseline for the standard method is to use the 2014-based
household projections (Reference ID: 2a-004-20190220). It later adds that “Any method
which relies on using the 2016-based household projections will not be considered to be
following the standard method” as “it is not considered that these projections provide an
appropriate basis for use in the standard method” (Reference ID: 2a-015-20190220).
While the PPG makes no mention of the 2018-based household projections it can only be
assumed that the same comments can be applied to them. This is further justified by the
even lower rates of growth in the newer projections at a national level, but also the almost
identical methodology applied.
The standard method therefore remains unchanged and Hambleton can continue to rely on
the economic led housing need for the district.
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Paragraph 6
The Housing and Economic Development Needs Assessment (‘HEDNA’) (June 2018)
(SD08) seeks to justify using a different approach to calculating local housing needs.
The main reason is to support higher economic growth, allowing more people to live
closer to their place of work and thus promoting more sustainable travel patterns.
The HEDNA (SD08), which underpins the Local Plan was published before the Standard
Method was enshrined in Guidance. However, it is not contrary to it. The guidance is clear
that the standard method is a minimum figure and that there are circumstances to when a
higher level of need is required. As paragraph 10 sets out this includes (but not limited to)
where there is a growth strategy, strategic infrastructure improvements of the unmet need
from neighbouring authorities. It also adds than in places, such as Hambleton, where:
“previous assessments of need (such as a recently-produced Strategic Housing Market
Assessment) are significantly greater than the outcome from the standard method.
Authorities will need to take this into account when considering whether it is appropriate to
plan for a higher level of need than the standard model suggests.”
As stated, the HEDNA arrives at an OAN based on Economic-led need of 315 dpa. This
would support the identified level of growth within the economic forecasts without seeing
significant shifts in commuting patterns.
It is also worth noting paragraph 15 of the PPG (Reference ID: 2a-015-20190220) which
states:
“Where a strategic policy-making authority can show that an alternative approach identifies a
need higher than using the standard method, and that it adequately reflects current and
future demographic trends and market signals, the approach can be considered sound as
it will have exceeded the minimum starting point.”
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Paragraph 7
Underpinning the Council’s assessment of housing need is a higher job forecast (165
jobs per annum over the period 2016-2035) than expected by Oxford Economics,
Cambridge Econometrics and Experian’s Regional Econometric Model. What specific
evidence can the Council point to which justifies this level of employment growth
over the period 2016-2035? How does it relate to local and regional economic
development strategies?
The majority of off the shelf econometric forecasts are based on the forecasting houses view
of the national economy and disaggregating that growth to regions and local authorities
based on past trends or in some sectors an expected level of population growth. They do
not base this on any detailed examination of the local economy.
If, as is the case in Hambleton, there are reasons to expect a shift away from past trends
resulting in a different disaggregation to the forecasts then this should be taken into account.
This could, for example, be a known expansion, opening or closing of an employment facility
or based on investment information.
As set out in Table 14 of the HEDNA these adjustments took the baseline growth from CE of
100 jobs per annum and increased them by 78 jobs per annum to get to an amended
forecast of 165 jobs per annum.

In Hambleton’s case, the additional 78 jobs per annum (above the baseline CE) were as a
result of adjustments to certain sectors based on discussions with the County Council,
Economic Development Officers and other local stakeholders, a review of local, regional and
LEP wide policies and survey results. As 5.60 to 5.66 of the HEDNA sets out this included
adjustments to agriculture, manufacturing, transport and storage and accommodation and
food services. For example, we made adjustments to the accommodation & food services
and retail sectors to reflect the redevelopment of the Northallerton Prison.
As 5.58 of the HEDNA sets out the LEP seeks to grow employment in Agri-tech,
Engineering, Construction, the visitor economy, and the bio-economy sectors. All of which
were considered as part of the adjustments to the baseline and where merited resulted in a
greater level of jobs than the baseline although for some sectors such as manufacturing this
meant reducing the projected decline.
It should be noted that employment land requirements are not wholly based on economic
forecasts but also past trends in delivery. The number of jobs associated with future growth
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based on past trends has not been calculated. However, these past delivery trends would
have been supported by the demographic trends at that time which would have been, in part,
picked up by the trend based demographic elements of the standard method which has also
been exceeded.
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Paragraph 8
Paragraphs 5.64-5.65 of the HEDNA state that baseline forecasts have also been
adjusted to reflect planned redevelopments, such as the former Northallerton Prison.
Do the assumptions accurately reflect the expected completion of this site and the
number of jobs likely to be created? Are the assumptions in the June 2018 HEDNA
about major new developments such as Northallerton Prison, Thirsk Racecourse and
Newby Wiske still accurate?
While it is possible to make a judgement on the nature and scale of development on these
sites, the forecasts also need to take into account other factors such as agglomeration and
additionality which would take the overall job numbers above those planned on these sites
themselves.
To reflect this the compound (average change over time) annual growth rates to specific
sectors (benchmarking these to historical local trends and projections and projected regional
trends) were adjusted rather than a numerical adjustment based on expected job numbers
on any given development.
For example, the food and beverage sector was adjusted to a growth of 0.45% per annum
from a baseline of 0.3% per annum. Historical forecasts had this sectors growth rate as high
as 0.6% per annum. These adjusted growth rates were applied across the plan period rather
than being linked to the delivery of specific schemes.
Phase 1 of the Northallerton Prison redevelopment is well underway and will deliver three
retail units. Completion is expected by Autumn 2020 (subject to COVID 19). It is expected
that Phase 2 will commence shortly thereafter delivering offices, restaurants and a cinema.
There is no major development at Thirsk Racecourse planned but there was an intention to
improve tourism around it. For example as recently as 2013 Thirsk Racecourse staged 14
fixtures between April and September but this has increased to typically 15 per annum
(although this has been reduced this year due to Covid-19). Furthermore, the racegoers'
experience has also been improved with investments in facilities including new bars. This
has resulted in increased visitor numbers to the course.
The Newby Wiske redevelopment has been delayed because of legal action to reverse the
planning permission. However, this has since been dismissed. While the developer had
planned to open in spring 2020 this now seems unlikely but a 2021/22 opening is likely.
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Paragraph 9
In calculating the link between new jobs and the number of homes required, the
HEDNA assumes that the commuting relationships from the 2011 Census. What is the
justification for this assumption? If additional jobs are created in Hambleton, how
does the evidence take into account that existing residents may be attracted to such
roles, for example taking on a job closer to home? Furthermore, what is the
justification for the economic activity rates used in the HEDNA? Are they accurate
and robust?
As 5.71 and 5.72 of the HEDNA state the modelling held commuting ratios to 2011 levels
which is a standard modelling approach to this factor. We recognise that these ratios are
likely to have changed since the 2011 census from which they are drawn, however, no
robust datasets exist to show to what extent these changes have occurred.
We also recognise that they are likely to change in future but assuming alternative ratios
would result in drawing the labour force in from other neighbouring authorities, or as the
example above suggests, retaining a greater level of the resident workforce. However,
these neighbouring authorities might be reliant on that supply to meet their economic growth
if they have assumed the 2011 ratios remain constant.
Any such changes should, therefore, be agreed through the duty to cooperate and/or
through strategic planning documents.
We have tested a range of potential economic activity rate assumptions as Table 17 of the
HEDNA set out. This includes rates from Experian and the Office of Budget Responsibility.
However, in concluding the OAN we have used bespoke rates created for the Strategic
Housing Market Assessment (SD18). The use of these rates is justified as they are the
central variant to the three assumptions tested.
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Paragraph 10
In conclusion, do exceptional circumstances exist which justify using an alternative
approach to calculating local housing need?
Yes, there is a strong rationale to increase the housing need in Hambleton above the
standard method to support the local economy. By not doing so there is a risk that
employment opportunities might be missed or that in-commuting increases to an
unsustainable level.
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Paragraph 11
Based on the assumed higher levels of employment growth, the adjusted labour
demand scenario in the HEDNA forecasts a requirement for 36.5 hectares of
employment land over the period 2016-2035. Using a combination of labour demand
and past-trends, the HEDNA identifies a total need for 64.3 hectares of employment
land up to 2035.
The labour demand model considers how employment trends can influence floorspace
needs. These jobs led figures generate the 36.5ha figure. However the HEDNA
recommends that past completions trends are a better guide to B1c/B2 and B8 needs than
labour demand.
This is particularly the case for B1c/B2 which has continually seen space delivered across
the district. Planning for the lower labour demand figure for industrial sectors would most
likely lead to an undersupply of light industrial floorspace and constrain economic growth. A
similar pattern is found for B8 uses.
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Paragraph 12
The need for Class B1c/B2 (industrial processes and general industrial uses) is based
on past completions from 2008/09 to 2016/17. What is the justification for predicting
future employment needs based on past trends over this period? What evidence is
there to suggest that the level of employment growth achieved during this postrecession period will continue? As paragraph 5.21 of the HEDNA confirms, “…within
any given period there could be periods of particular growth or decline with the latter
being the case in the past 10 years. Such trends therefore may not be reflective of
longer term trends.”
Whilst varying in quantum there has been consistent positive need for new B1c/B2 industrial
floorspace in Hambleton as shown in figure 22 of the HEDNA including up to 2017 the last
year of available data at the time.

Furthermore, in-depth consultation was undertaken with local business and as noted in
paragraphs 10.40 and 10.41 of the HEDNA there is expected expansion of local
manufacturing businesses and in particular a food and drink manufacturing cluster at
Leeming Bar.
Planning positively for growth will ensure the expanding needs of businesses are met. VOA
records (figure 10) also show a continuously rising industrial floorspace stock with no
indication of expected change.
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Paragraph 13

Moreover, what are the reasons behind the significant variation in land
requirements (based on past-trends) between the HEDNA and the Employment
Land Review (‘ELR’) (September 2016)? The ELR recommended that based on
past-trends, only around 11 hectares of employment land would be required
up to 2035.
The ELR 2016 did not have access to the level of completions trend being reported in the
HEDNA. The ELR para 9.16 reports data only for 2011/12-15/16 and was known to have
omissions, rather than a fuller dataset in the HEDNA for 2008/09-16/17. Uncertainties with
the data are reiterated in para 9.21 in the ELR. Figure 22 in the HEDNA sets out a more
complete dataset for modelling completions
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Paragraph 14
The provision of roughly 78 hectares of employment land in Policy EG1 is towards the
upper end of the projections in the HEDNA, which described 81.4 hectares as the
“absolute maximum” amount of development land needed in Hambleton. This figure
also takes into account a significant ‘spike’ in provision in 2010/11. Figure 22 of the
HEDNA shows that nearly 50,000 square metres of floorspace was delivered in
2010/11, which is considerably more than any of the previous years. Of this total,
around 40,500 square metres was attributable to open storage at a site in Dalton. This
scheme is described by the HEDNA as an ‘outlier’ – as it does not reflect past trends
and is for open storage. Taking this into account, what is the justification for the
amount of employment land allocated in the Plan?
Whilst the 2011 figure is reported as an outlier, due to open storage requirements,
paragraph 10.28 also identifies further significant expansions of storage both indoors and
outdoors, all relating to tube and steel storage.
As a result it is reasonable to suggest that further large areas will be needed for indoor or
outdoor storage of this kind. Paragraph 10.38 pf the HEDNA specifically notes that the
higher figure includes significant provision for open storage.
The ELR pg136 diagram indicates the scale of the storage operations and the natural
expansion area adjacent at Dalton Airfield.
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Paragraph 15
In identifying sites to provide almost 78 hectares of land, the submission version
Local Plan allocates significantly more employment land than the (already adjusted)
labour demand scenario. What would happen if all this employment land was taken
up? Would there be sufficient housing to support the development of allocated
employment sites? Will there be a need to find more housing sites?
The labour demand scenario models 34.7ha with completions at 81.4ha.
Some 40.7ha of this difference is due to an increase in the B8 requirements. In Hambleton
the high B8 completions trends have been around open or indoor storage of steel and steel
tubes. The employment densities of such activities are exceptionally low with only one or two
personnel required to manage large areas of effectively redeployed brownfield airfields.
Whilst these are vital economic functions supporting local jobs, the job growth is very limited
and to uplift employment beyond the adjusted scenario would not be justified.
Manufacturing sees an additional 16.7ha or 55,000 sqm of need to be planned for above the
labour demand scenario. Figure 24 in the HEDNA analysis the relationship between
floorspace and manufacturing jobs. It shows an inconsistent relationship. This suggests that
the link between jobs and floorspace is weak due to productivity gains through automation.

The baseline forecasts suggested an even greater rate of job contraction in the sector than
in the adjusted scenario which was altered to reflect the district strengths in the sector rather
than national/ regional trends.
However, whilst there is a recommendation in the ELR for new floorspace and land provision
to meet needs, it is likely that in other parts of the district there will be B2 floorspace losses
and comparable employment losses.
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This is confirmed in figure 25 of the HEDNA showing the industrial floorspace trend (VOA,
net change) being lower than the completions trend. Planning for gross rather than net
change ensures that new sites are available to compensate for those being lost to other
uses.
However, it also suggests that manufacturing jobs are transferred from lost plants or
contracting overall regardless of floorspace change.

Further to this the council through its Economic Strategy (SD10) recognises that Hambleton
is a low unemployment area and business growth is likely to come from productivity gains.
This is characterised by a move to fewer staff that are more highly skilled overseeing more
automated production lines. This means that the development of employment allocations is
likely to be at lower jobs densities than there are at existing employment areas.
The council has identified priorities for economic development and provides support for
productivity gains, specifically in digital innovation and agri-tech.
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Spatial Strategy and Distribution of Development
Paragraph 16
Paragraph 20 of the Framework requires strategic policies to set out an overall
strategy for the pattern, scale and quality of development. This is provided in Policy
S3 which states that growth will be focused towards the main towns of Northallerton
and Thirsk, key employment locations (such as Leeming Bar), the remaining market
towns of Bedale, Easingwold and Stokesley, large villages and lastly, rural
communities where limited development will be supported. Does this reflect the
settlement hierarchy which lists Northallerton and Thirsk in the same tier as Bedale,
Easingwold and Stokesley? Is it clear to users of the Plan that Northallerton and
Thirsk are the main locations for growth?
Hambleton is a geographically large, predominantly rural district where each of the identified
market towns fulfils a similar role, as a centre for services and facilities, for the villages
nearby. This is reflected in the settlement hierarchy where the market towns are all part of
the same tier as they are of equivalent importance to their surrounding communities.
Development at these locations, is supported to enable their sustainable growth and in
meeting the Districts identified needs. This approach to the settlement hierarchy is
considered important to embed within Plan policy the principles of Outcome 2 of the spatial
vision to enhance provision of a range of services and facilities at each market town to
support the sustainability of the town and surrounding community.
Notwithstanding this principal, it is highlighted throughout the Plan that Northallerton and
Thirsk are larger towns with a greater range of services and therefore a greater capacity for
growth. Outcome 1 of the spatial vision clearly highlights Northallerton and Thirsk (together
with Leeming Bar and Dalton as locations for business growth) as primary locations for
housing and employment growth.
This is developed within Policy S3 that establishes all the market towns will be a focus for
growth. Specifically it goes on to identify Northallerton and Thirsk as locations for housing
growth that can benefit from the range of services, facilities and transport that those towns
provide. Meanwhile, it is clear that growth at the smaller market towns should reflect the
scale and infrastructure capacity of those locations. Policy S3 additionally identifies how
employment development is distributed across the district.
The amount of housing development allocated in the plan for the market towns is set out in
the table below and highlights that all five market towns are important locations for housing
growth. The table shows that Northallerton and Thirsk will each deliver about 25% of the
total housing delivery. Meanwhile, a further 25% of planned growth is directed to the
remaining market towns of Bedale, Easingwold and Stokesley. Together, 75% of the total
number of homes expected to be built during the plan period are directed to the district’s five
market towns.
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Housing
development from
completions to
date and
commitments
during plan period

Housing
development
from allocations
(net)

Total housing
development
expected
during the plan
period

Percentage
of overall
housing
development

Northallerton

1398

485

1883

24.8

Thirsk

1548

160

1708

22.5

Bedale

553

145

698

9.2

Easingwold

655

125

780

10.3

Stokesley

531

105

636

8.4

Other areas

1489

393

1882

24.8

Total

6174

1413

7587

100

Information about the amount of development that is expected during the plan period is
included in the plan at the beginning of Chapter 5: Supporting Housing Growth. Geographic
detail as set out in the table above is however not set out in the plan.
The largest allocation for development is located on the northern edge of Northallerton. The
allocations at Thirsk for housing development are more modest, totalling 160 homes.
However, Thirsk is the location for a strategic employment allocation (TIS 3: 'Sowerby
Gateway', Cedar Road, Sowerby), which is the largest employment allocation at any of the
market towns.
The council therefore considers that it is clear to users of the Plan that Northallerton and
Thirsk are the main locations for growth during the plan period.
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Paragraph 17
After establishing the settlement hierarchy how did the Council ensure that
development proposed in the Plan reflected the strategy in Policy S3? In particular,
how did the Council decide which settlements would receive additional growth, and
how much? Is the amount of development proposed over the plan period
commensurate with the role and function of each settlement?
The settlements that would receive additional growth and the size of the growth ultimately
has been informed by a range of factors set out in further detail within Spatial Distribution
and Development Needs Topic Paper (SD19) and Site Selection Methodology and Results
(SD23). The scale of additional growth proposed has evolved throughout the preparation of
the Plan in response to emerging evidence, site analysis and consultation responses
received through the Preferred Options 2016 (CD02 to CD02.5), Alternative Sites
Consultation 2017 (CD05), Sustainability Appraisal, and ultimately alignment with Council
priorities and the preferred spatial strategy.
Determining which settlements should receive additional growth
The core principles underlying the strategy for growth were initially explored through the
Issues and Options consultation in 2015. This consultation explored five options for the
overall strategy for growth:
 Option 1 – Principal towns: Northallerton and Thirsk would be the main focus for
growth with lesser growth at Bedale, Stokesley and Easingwold.
 Option 2 – Central Transport Corridors: That includes Northallerton and Thirsk due
to their location on the A19 and East Coast Mainline, with the inclusion of Bedale /
Leeming Bar due to it proximity to the A1(M). Market towns of Stokesley and
Easingwold would also see some growth.
 Option 3 – Five Towns: this option aimed to deliver equal growth at each of the five
market towns of Northallerton, Thirsk, Bedale, Stokesley and Easingwold.
 Option 4 – Five Towns and Villages – would include the five market towns but also
pursue growth at the secondary, service villages and other villages proportionate to
their scale.
 Option 5 – New Settlement – this would involve identification of a new location within
Hambleton where a new community with sustainable access to services and
community facilities could be created.
The council’s preferred strategy for growth is derived from a combination of Option 2 and
Option 4 and was first set out within the Preferred Options 2016 and Options Assessment
Report 2016 (CD04), whilst the overall evolution of the Council’s approach is set out within
SD19. Option 2 reflected the assessment that potential locations for employment growth at
Bedale/Leeming Bar were of strategic importance. Meanwhile Option 4 enabled some
sustainable growth within villages as well as the district’s Market Towns would represent the
most effective and sustainable approach to growth over the plan period. This analysis was
supported by Sustainable Appraisal of the available growth options.
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This preferred spatial strategy has been carried through to the Publication Draft Local Plan
as expressed within Policy S3. The settlements identified for growth as a result of the
strategy included Northallerton, Thirsk, Bedale, Stokesley and Easingwold. Meanwhile, all
secondary and service villages as well as other villages would be considered for potential
growth opportunities.
Establishing the scale of growth proposed for each settlement
Establishing the scale of growth to be proposed for each settlement in accordance with the
preferred spatial strategy developed through an iterative assessment process. This has
taken into account land availability, site specific characteristics and constraints, the outcome
of sustainability appraisal and alignment with the spatial strategy itself.
The starting point for establishing the scale and distribution of growth in any given settlement
was the identification of approximately 600 sites as potentially available for development
predominantly through submissions from landowners and developers. Submissions were
received throughout preparation of the Plan but particularly during the Issues and Options
and Call for Sites Consultation in 2015 and during the Preferred Option Consultation in 2016.
Preferred Options and Alternative Sites - Initial site analysis
The methodology for assessing the suitability of all potential sites identified in 2015 and 2016
is explained within the Preferred Options consultation document. The site selection
methodology at this point focused upon two stages of assessment, broad site eligibility and a
site assessment based upon the Sustainability Appraisal objectives and criteria – resulting in
a RAG (Red, Amber, Green) rating for each site.
This process led to a shortlist of ‘Preferred sites’ set out within the Preferred Options. This
process was repeated to take into account a range of additional sites submitted for
consideration and consultation was undertaken on Alternative Sites in 2017.
Publication draft site selection
The outcome of the Preferred Options and Alternative sites stages had identified a range of
potentially suitable housing sites whose total capacity significantly exceeds the number that
is needed to meet the development requirements over the plan period. Therefore, to identify
the most appropriate housing sites as proposed allocations for the Publication Draft it was
clear that a further refinement of the section criteria was required.
In discussion with council members and reflecting feedback from respondents to the
Preferred Options and Alternative Sites consultation, further analysis was informed by the
aims of supporting sustainable travel options, access to services and facilities, and primary
education. These priorities underpinned final development of the spatial strategy and the
selection of proposed sites for development that result in the level of growth proposed for
each settlement. The criteria used at this stage prioritised sites that:
1.

Are within 1km of the strategic transport network

2.

Are within 1km of a town centre

3.

Are within 400m of a primary school
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4.

Have a capacity of 10 dwellings or more increasing opportunities for the viable
provision of affordable housing

5.

Are part of a settlement well related to a strategic employment location -i.e. Leeming
Bar

6.

Are not within the Neighbourhood Plan areas of Ingleby Arncliffe and Hutton Rudby.

Leeming Bar was included through the fourth criteria as a reflection of the Preferred Spatial
strategy that blends Option 2 and Option 4, reflecting the nature of the location and the
opportunity for sustainable living created by the village’s proximity to strategic employment
opportunities.
A range of adjustments were also made to take into consideration the status of
neighbourhood plan preparation in a number of villages. Ingleby Arncliffe Neighbourhood
Plan is the most advanced in Hambleton, having recently consulted upon a draft plan.
Hutton Rudby Neighbourhood Plan is the only other area in Hambleton where a
neighbourhood plan is being actively prepared. Following discussions with the
neighbourhood plan steering groups it was agreed that no allocations would be included in
the Local Plan within these neighbourhood areas.
Appleton Wiske, Huby, Easingwold and Stokesley are also designated neighbourhood
areas. However, no progress has been made recently in preparing plans for these areas so
they remained as potential locations for possible Local Plan allocations.
If a site did not meet one of the above criteria it was discounted from the process. This
discounted housing sites in and around the Service village of Linton on Ouse, and
Secondary villages of Great Smeaton, West Rounton, East Harlsey, Well, Sandhutton,
Bagby, Dalton, Sessay, Raskelf and Tollerton. Whilst Dalton was ruled out as a location for
housing development, Dalton Airfield remains an important location for economic
development.
In addition to the Market Towns, this filter left 15 Service Villages and 17 secondary villages
as locations for potential growth through allocations within the Local Plan. These included:
The Service villages of:
Brompton; East Cowton; Morton on Swale; Carlton Miniott; Topcliffe; Crakehall;
Kirkby Fleetham; Snape; West Tanfield; Brafferton and Helperby; Huby; Husthwaite;
Stillington; Great Ayton; and Great Broughton.
And the Secondary villages of:
Appleton Wiske; East Harlsey; Borrowby; Knayton; Pickhill; South Kilvington; South
Otterington; Burneston; Leeming; Leeming Bar; Scruton; Thornton Watlass; Alne;
Crayke; Shipton; Sutton on the Forest; and Crathorne.
Appendix 1 to the Housing Topic Paper summarises the decision making process for each
site throughout the plan process. The outcome of this decision making process resulted in
no suitable housing allocations being identified in a further 22 villages across the district.
The remaining villages where development was considered to be in accordance with the
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proposed spatial strategy and objectives, and where available and suitable sites were
identified therefore included:
The seven Service villages of:
Brompton; Carlton Miniott; Crakehal; West Tanfield; Huby; Stillington; and Great
Ayton; and
The three Secondary villages of:
South Otterington; Burneston; and Leeming Bar.
The capacity for growth at each location is subject to land availability and the specific
characteristics of sites and the constraints affecting them. Formal thresholds, setting
minimum or maximum levels of growth for each settlement were not incorporated into the
selection process but regard was given to the scale of potential development to ensure
growth in any given location respected the character and infrastructure capacity of each
settlement. This planning judgement sought to implement and reflect the principles of the
spatial strategy as set out within Policy S3.
The outcome of the process outlined above was that growth through new housing allocations
is proposed to be distributed across the district in the following manner:








Northallerton – 485 additional dwellings
Thirsk and Sowerby – 160 additional dwellings
Bedale – 145 additional dwellings
Easingwold – 125 additional dwellings
Stokesley - 105 additional dwellings
Service villages – 194 dwellings in seven villages with an average of 27 dwellings
proposed in each village.
Secondary villages – 210 dwellings in three villages, an average of 70 dwellings per
village. (n.b. this includes 145 dwellings at Leeming Bar at two allocations where
development can benefit from the location’s strategic employment opportunities, 40
dwellings are allocated at South Otterington and 25 at Burneston).

Is development reflective of the role and function of each settlement
The council considers that the scale of development ultimately proposed for each settlement
is a reasonable reflection of its scale and function. Whilst some larger villages may not be
identified for growth and some smaller villages have opportunities for development, these
choices reflect a wide range of considerations that have been taken to ensure development
in all instances remains sustainable and in accordance with the proposed spatial strategy
and settlement hierarchy.
Beyond this, the council considers that there is a clear overarching correlation between the
scale and role of settlements and the scale of growth proposed.
The larger settlements of Northallerton and Thirsk are identified for the greatest growth over
the Plan period (n.b. for both locations the ongoing delivery from existing allocations is also
crucial in this analysis).
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A smaller but still substantial level of growth is proposed for the remaining market towns –
reflective of each town’s role and function as a key hub for its community and surrounding
rural area.
Finally, a relatively limited level of growth is proposed in 10 of the council’s service and
secondary villages on sites that have been identified as suitable for development. This
reflects the preferred strategy to enable some growth across villages in Hambleton and
leads to a scale of growth that will support the maintenance of sustainable communities in
these locations. It is recognised that development at Leeming Bar, where two allocations
would lead to delivery of 145 dwellings, is an exception. However, the approach at Leeming
Bar remains consistent with the Plan’s overarching spatial strategy and the capacity for
sustainable growth at Leeming Bar to support increased employment opportunities and
housing development.
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Sustainability Appraisal and Site Selection Process
Paragraph 18
The Hambleton Local Plan Sustainability Appraisal (‘SA Report’) (July 2019)4 includes
assessments of policies and sites against 12 sustainability criteria. Have all the
allocations in the submission version Local Plan been subject to sustainability
appraisal?
Yes. All the allocations and other potential sites were subject to a full sustainability appraisal
as part of the Regulation 19 stage and the Sustainability Appraisal Main Report (CD10). The
Sustainability Appraisal Site Assessments documents (CD10.1-6) sets out the findings.
The Hambleton Local Plan SA Report Addendum (LP05.1) and Sustainability Appraisal Site
Assessments documents (LP04.1-LP04.5) summarise those changes made in response to
the comments received during the Regulation 19 stage. The full sustainability appraisal
process involved 14 objectives, however in some instances, when summarising the findings,
12 objectives have been described. This is because the conclusions to Objectives 6 and 12
have resulted in neutral answers for all sites.
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Paragraph 19
The PPG advises that the sustainability appraisal needs to consider and compare all
reasonable alternatives as the plan evolves.5 Reasonable alternatives “…are the
different realistic options considered by the plan-maker in developing the policies in
the plan.” Please can the Council explain how it determined what were reasonable
alternatives when considering potential housing and employment land allocations?
Where necessary, has the Council assessed the submitted Plan against all reasonable
alternatives? To better understand the site assessments in Examination Documents
CD10.2-CD10.6, it would be helpful if the Council could either point to, or produce,
maps for each settlement showing the allocated sites in the context of the reasonable
alternatives which have been considered.
The Sustainability Appraisal process has been used to identify the reasonable alternative
sites. A detailed pro-forma was completed for each; individual site options and these proformas are presented in the Sustainability Appraisal Site Assessment documents CD10.2 CD10.6 and LP04.1 - LP04.5. At the end of each individual pro-forma an overall conclusion
is given and these conclusions are presented under the report heading - ‘Summary of
Sustainability Appraisal’. Each assessment was given a final conclusion based on a traffic
light rating system. For those sites which were concluded to be green or amber these are the
sites identified to be the reasonable alternatives. The Council has assessed the submitted
Plan against all the reasonable alternative sites.
New maps have been produced for each settlement to show the final colour rating for each
site, which are submitted with this response as documents LP04.1.1, LP04.2.1, LP04.3.1,
LP04.4.1 and LP04.5.1. These maps align with the most up to date Sustainability Appraisal
Site Assessment documents (LP04.1-LP04.5). The maps identify both the proposed
allocations and the reasonable alternative sites.
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Paragraph 20
Having considered potential site allocations in the SA Report, we would be grateful if
the Council could explain in further detail how the individual site assessments were
used to inform the allocation of land in the submitted Plan. For example, the summary
of site LEB3 (Aiskew Moor) states that the site “…performs adequately against the
sustainability objectives but there are some issues that need addressing.” There are
also instances, such as those relating to Stillington, where the SA Report concludes
that “[There] are several alternative sites, all of which perform virtually the same as
the chosen site”. How, therefore, did the Council use this information to decide which
sites to allocate?
The conclusion of each site assessed in the Sustainability Appraisal process is based on a
traffic light rating system. A colour coding (green/amber/red) is used to indicate the relevant
impact or suitability of the site. Generally, a green conclusion means that a site performs well
against all of the 14 sustainability objectives, whilst an amber conclusion signifies that the
site performs adequately against all the sustainability objectives but with some issues that
need addressing. However if a site assessment concluded a red colour the site performed
poorly against the objectives and was then discounted from the process.
For an amber site, the phrase ‘performs adequately’ means that the site is considered to be
suitably located. However there could be measures which the proposed development could
take to mitigate the adverse effects against individual sustainability objectives, or to
emphasize the positive effects.
In identifying the proposed allocations, the site selection process has been guided by the
spatial strategy which follows a sequential approach. Paragraph 4.18 in the Site Selection
Methodology and Results document (SD23) explains that ‘sites were assessed against a
range of 14 objectives and a series of prompt questions which allowed all reasonable
alternatives to be assessed on the same basis’. Paragraph 3.11 in the same document
(SD23) further explains that the sustainability appraisal process does not in itself provide a
definitive answer by which to allocate sites. This is mainly because a more significant
number of sites were submitted for housing development than any other types of
development.
Stage 4 of the site selection process accords with the spatial strategy and this stage is
informed by the Local Plan strategic polices S1 to S7. A series of additional filters were
applied to housing option sites during this stage. Paragraphs 3.13 – 3.14 (SD23) describes
these filters in more detail, but to summarise these filters included;






Locational filters – There are a number of filters applied to help select sites which
closely fitted the spatial strategy. Any sites which met with any of the requirements
were then considered in more detail.
Settlement Hierarchy filters – the scale of development should be broadly similar for
each settlement at that hierarchical settlement tier. For those sites located below the
market town tier the approach was to only select one site for those settlements.
Capacity filter - A size threshold was added by applying a development capacity filter.
Where a site has the capacity of 10 or less homes, these sites were discounted.
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In the case of Stillington, for example, four housing option sites were assessed. The
assessment findings concluded two sites to be a red colour and the other two sites to be
amber. The largest site of the two amber sites was chosen because the size of the site could
support the delivery of affordable housing provision in this service village.
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Paragraph 21
The summary of the site appraisals in Appendix E of the SA Report indicates that all
but one of the housing allocations score either ‘amber’ or ‘red’ in terms of access to
services. Please could the Council explain how the accessibility of proposed
development sites was taken into account in the selection process? Is the Plan
consistent with paragraph 103 of the Framework in this regard, which states that the
planning system should actively manage patterns of growth and focus significant
development in locations which are or can be made sustainable?
Sites were not selected or discounted solely on accessibility grounds. Appendix D – SA Site
Assessment Framework in the Sustainability Appraisal Main Report (CD10) sets out the
walking distances to key services and facilities that are considered to be the most important
and/or frequently used. These distances have been measured via the existing footpaths and
pavements which run alongside the roadways. The red, amber and green scoring indicates
whether a potential site is either less than, within or beyond a prescribed walking distance.
Typically the greatest walking distances from the site indicates that the site is poorly
accessible to these key services and facilities by foot.
In most cases, many accessibility deficiencies could be addressed through developer’s
contributions and off-site improvements. The Council therefore considers the sustainability
appraisal and site selection processes to be consistent with paragraph 103 of the National
Planning Policy Framework.
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Paragraph 22
In terms of flooding, has the Local Plan applied a sequential, risk-based approach to the
location of development to avoid where possible flood risk to people and property
and manage any residual risk, taking account of the impacts of climate change?
Yes. All sites have been assessed against Objective 7 which focuses on addressing climate
change and to reduce the risk of flooding. The assessment process considers whether part
or the whole of the site falls within Flood Zone 3 or 2 or whether it is at risk from Surface
Water Flooding. Additionally the assessment process considers whether the development
will increase the risk of flooding and whether any increased risk could be mitigated.
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Paragraph 23
Finally, Appendix D of the Sustainability Appraisal Addendum (March 2020) includes
an assessment of five additional employment sites identified as part of the Regulation
19 consultation. What does this additional assessment demonstrate? Where does the
evidence show that the proposals in the plan remain an appropriate strategy given the
reasonable alternatives available?
Appendix D of the Sustainability Appraisal Addendum report (LP05.1) only presents the
summary findings. For the full details on the site assessments please refer to the
Sustainability Appraisal Site Assessment - Bedale Area (March 2020) (LP04.0).
Unfortunately the assessments for these sites were missed in the Sustainability Appraisal
Site Assessment – Bedale Area (July 2019) document (CD10.2) and as a result of this error
they were not identified as part of the Regulation 19 consultation. The publication of the
Sustainability Appraisal Site Assessment - Bedale Area (March 2020) (LP04.0) has since
corrected this mistake.
Appendix D of the Sustainability Appraisal Addendum (LP05.1) identifies five employment
sites which are site B/004/010a, ALT/B/004/034/E, ALT/B/004/035, ALT/B/004/036/E and
ALT/B/127/011. In response to comments received at the Regulation 19 consultation stage
one of the sites (B/004/010a) has been re-assessed. Appendix B in the same document
(LP05.1) sets out the comments received and the Council’s response. The remaining four
sites have been identified as the reasonable alternative sites to be considered against the
proposed strategic employment allocation at Leeming Bar.
In 2017 the Council published a report on the Leeming Bar Employment Sites. This report
assessed these four sites plus one additional site – ALT/B/004/033.The report findings
recommended that site ALT/B/004/033 should be taken forward as an employment
allocation. Since 2017 site ALT/B/004/033 has been sub-divided to enable a phased
delivery approach. New site references have been generated to reflect this sub–division; site
ALT/B/004/033a covers an area of 20.65 hectares and this site is the proposed employment
allocation, which is now known as LEB 3. Site ALT/B/004/033b is 9.9 hectares and this site
is referred to as safeguarded land in the local plan.
The Council considers that both the proposed allocation (LEB 3) and the associated
safeguarded land to be the most appropriate strategy to help realise the district’s economic
growth ambitions.
Although the Council’s report on Leeming Bar Employment Sites is already available on the
Council’s website, for convenience the document will be submitted as evidence document
SD55.
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Housing Allocations and Housing Supply
Housing Allocations
Paragraph 24
Does the Plan (and the Council’s brownfield register) identify land to accommodate at
least 10% of the housing requirement on sites no larger than one hectare, as required
by paragraph 68 of the Framework?
Yes. The overall approach to make provision for smaller sites has been made through the
Local Plan where 4 sites of less than one hectare across the district have been allocated.
These sites are identified in Policy HG1 Housing Delivery from page 41 and within the
development requirements on from page 170, these sites are the following:
Site Reference
BRO1
CRK1
WST1
BUR1

Location
Danes Crescent Brompton
Crakehall Water Mill
Bridge View West Tanfield
St Lamberts Drive Burneston

Size of Site
0.65ha
0.66ha
0.42ha
0.88ha

Number of Units
17
18
11
25

In terms of housing commitments small sites have been developed already and there are
sites with planning commitments. Information about the housing commitments can be found
in the Housing Assessment update paper (SD21), within this document, on page 3, it states
that; “In total, there are 880 dwellings to be provided across 377 identified sites of under 1ha.
This will amount to 18% of the total supply as at March 2020 and 13.3% of the total housing
requirement for the emerging local plan of 6,615”.
The Local Plan also includes a Windfall Policy HG5, page 110 of the local plan, which sets
out the Council’s approach to proposals for housing development for land that is not
specifically allocated for development that comes forward during the plan period. The HG 5
policy makes provision for sites that are currently unknown, otherwise known as windfall
sites, in particular small sites for minor development. This supports delivery of homes across
the district, in particular in rural villages to safeguard their vitality while respecting the need
for sustainable living.
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Paragraph 25
Where sites are allocated, is it clear to decision-makers, developers and local
communities whether the ‘development requirements’ constitute formal policy or
supporting text? If supporting text, will this provide a clear and effective means of
determining planning applications?
The development requirements for each allocation should be taken as supporting text for
each site. In terms of providing clear and effective means of determining planning
applications, please refer to page 174 and 175 of the Local Plan (LP01) Chapter 9
Allocations. Instead of repeating each relevant policy for the individual allocation the
introduction of this chapter sets out an overall approach which should be taken by
developers and local communities. Chapter 9 Allocations clearly states that the inclusion of
allocated sites does not remove the need for planning permission, nor acts as a guarantee
that planning permission will be granted.
The chapter then goes on to confirm that national planning policy and guidance,
neighbourhood plans, supplementary planning documents and North Yorkshire County
Council policies may be relevant when determining planning applications for these sites. In
addition the chapter details specific topics and identifies policies that are likely to be relevant
to guide the proposal.
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Paragraph 26
North Yorkshire County Council has identified a need for a new primary school at
Northallerton to support the planned level of housing growth in the district. This is
reflected in Policy NOR1 (Winton Road, Northallerton) which requires the provision of
3 hectares of land for a new primary school. How and when will the new school be
funded and provided? Is the Plan sufficiently clear in this regard – is it effective?
Initial discussions took place between the Council and NYCC Education for the requirement
of a primary school for the development on North Northallerton. This now forms part of wider
development proposals by a number of housing developers for creation of 900 homes,
employment uses, extra care and community facilities.
Planning application NY/2019/0220/FUL saw the first, one form entry, primary school as
intended to support the increased pupil numbers, which were expected as a result of the
North Northallerton residential development while also serving existing adjacent
neighbourhoods.
In light of allocation of NOR1 it was considered that, although initially a one form entry
school would be acceptable, the proposals have also been developed to accommodate the
possible future expansion of the school to a 2 form entry hence the inclusion of this in the
Local Plan.
Following the submission of the local plan recent discussions have taken place between
NYCC and the Council. NYCC have stated that current birth-rates have dropped since the
earlier calculations, which has altered the forecast demographics. NYCC have also made
the Council aware that in the Stokesley and Easingwold areas of Hambleton the number of
pupils expected to arrive in to the schools is not as originally forecasted due to an older
population moving into these houses, rather than parents with young families. Therefore with
regard to the need for a second new primary school in Northallerton in the longer term and in
response to further local plan housing, NYCC’s revised pupil forecasts have found the case
less justifiable.
Should a future school be required it is envisaged that this would be funded from a
combination of Section 106 contributions and Basic Need funding for additional places
allocated to NYCC. In order to future proof educational infrastructure in the Northallerton
area, the County Council suggested that although one form entry is required at this stage the
proposed layout of the school follows a linear plan for future flexibility to increase the school
to 2 form entry if required in the future.
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Paragraph 27
Similarly, site EAS1 (Northeast of Easingwold Community Primary School) requires
land to the east of the school to be reserved for additional playing fields. Is it clear to
decision makers, developers, and local communities how and when the additional
infrastructure will be provided? Elsewhere paragraph 7.48 of the Plan states that there
is a requirement for additional primary school spaces at Bedale, Easingwold, Carlton
Miniott, South Otterington, Thirsk and Brompton. How does the Plan seek to address
potential future capacity constraint in these locations?
With respect to the additional land required for Easingwold Community Primary School,
following on from further consultation with NYCC Education, and additional consultation with
them through the Infrastructure Delivery Plan (IDP) (LP07) March 2020 it is considered that
the site EAS1 Northeast of Easingwold Community Primary School would meet the
requirement to address playing field issues. In terms of funding additional infrastructure
future provision shall be required through seeking S106 contributions directly from related
developments. It is considered that this mechanism of requiring funds is the usual method
for seeking financial contributions.
In terms of additional places in primary schools, discussions have taken place between
NYCC Education and the Council throughout the development of the Plan. With respect to
how additional infrastructure shall be provided the IDP Paragraph 9.13 recognises that
additional primary school infrastructure is required within the areas of Bedale, Carlton
Miniott, South Otterington, Thirsk, Brompton and Easingwold. The Local Education Authority
has recognised that these growth areas would require additional primary school
infrastructure, the means of funding and timeline have been identified in the Infrastructure
Delivery Schedule.
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Paragraph 28
At Great Ayton, Historic England have indicated that site GTA1 (Skottowe Crescent)
lies within the setting of a Grade I Listed Building and other designated heritage
assets. Does the evidence in support of the Plan justify the allocation? Is the Plan
consistent with paragraph 185 of the Framework in this regard, which, amongst other
things, requires plans to take account of the desirability of new development making
a positive contribution to local character and distinctiveness?
Yes. The site assessment process included heritage assessments on all of the sites
allocated in the local plan. The Council commissioned Surface Heritage Consultancy to
undertake individual heritage assessments of all of its allocated sites (SD24). As a result of
the individual site assessments development requirements have been included within the
site allocations of the local plan. The evidence base was used as a mechanism to assist the
Council in allocating this site whilst seeking to omit substantial harm of the heritage assets.
With respect to the site GTA1 the heritage assessment states the housing capacity should
be reduced to accommodate no more than 30 units. It is considered that this would maintain
aspects of open space and glimpses of the countryside from the conservation area and from
the listed buildings. By reintroducing the historic strip field and additional landscaping to the
southern boundary it is considered that this would not only separate the heritage asset from
the site but enhance the significance to the overall area.
With respect to the site taking account of the desirability and positive contribution to local
character and distinctiveness of the area it is considered that the site allocation on page 257
of the local plan (LP01) identifies the need for the applicant to provide a comprehensive
heritage statement with careful consideration being paid to layout, scale, massing and
design of the development. In order to respect the significance of the heritage assets and
their contribution they make to the setting of the area, the development requirement also
states that the design and layout must acknowledge and respond to the indivisibility between
the site and the conservation area and that additional archaeological assessments should be
undertaken at the planning application stage.
The approach taken by the Council in allocating this site has taken into account the
requirements of the heritage assessment, this evidence base is considered to justify the
allocation notwithstanding the recognised impact on the historic environment, therefore it is
considered that the development of this site would not lead to substantial harm. It is further
considered that policy E1 ‘Design’ on page 115 of the local plan and policy E5 ‘Development
Affecting Heritage Assets’ on page 131 of the local plan would safeguard against any in
appropriate development on this site.
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Paragraph 29
Do any of the strategic policies include a trajectory illustrating the expected rate of
housing delivery, as required by paragraph 73 of the Framework?
The Local Plan provides details of housing delivery at the start of Chapter 5: Supporting
Housing Growth, from paragraph 5.2. Further to the numbers set out in the plan the council
can provide an update, to the end of March 2020, as follows:
Source

Number of
homes

A District wide housing requirement for the plan period (315 annual
requirement)

6,615

B Completions to date for Plan period (1 April 2014 to 31 March 2020)

2,793

C Commitments (LDF allocations & Large Windfalls)

2,761

D Small Windfall Commitments (less than 10 units) (10% discount for
non-implementation)
Residual minimum requirement for allocation (A - B - C - D)

620

*441

* Development requirements exceed completions and commitments by 441 dwellings.
The existing commitments consist of deliverable sites that make up the council’s five year
housing land supply and additional developable sites that are considered to have a
reasonable prospect of being developed within the plan period.
Information about the expected delivery of all sites, including draft allocation sites, is
included in the Housing Assessment Update (SD21). Information about draft allocation sites
starts on page 16. The information shows that there can be confidence that many of the
allocated sites will start to be developed in the first five years of the plan and a significant
number will be completed in that period as well.
However, the Council considers that development trajectories will necessarily flex over the
plan period with economic cycles and in response to particular challenges or opportunities
supporting the delivery of sites. Such changes could not be reflected within a trajectory
embedded within the Local Plan itself.
Due to the reasons identified the council considers the most value to be had from continuing
to set out detailed trajectory information in the annual monitoring and SHLAA documents.
Trajectory information is not set out in any of the strategic policies in the Publication Draft.
The council acknowledges that this does not meet the requirements of the NPPF set out in
paragraph 73. The many factors influencing development, as identified above, mean that a
detailed trajectory can quickly become out of date. In recognition of this the council suggest
the addition of the following table to policy S 2, which sets out expected completion figures
for each of the three 5 year periods of the local plan:
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Completions to End
March 2020

Completions expected in
years
1 to 5

2,793

3,391

6 to 10

Total completions expected
over the plan period

11 to 15

1,053
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350

7,587

Paragraph 30
The Housing Assessment Update7 points to a high rate of delivery expected in the
first five years of the Plan, with much lower levels between 2025/26 and 2034/35. What
are the implications of this? Does the Plan identify a supply of specific, developable
sites or broad locations for growth for years 6-10 and, where possible, for years 11-15
in accordance with paragraph 67 of the Framework? To assist the examination, it
would be helpful if the Council could produce a clear, up-to-date breakdown of the
different components of supply, including details of any commitments, their current
status and allowances for non-delivery.
The Local Plan includes draft allocation sites that, at the time of publication, are sufficient to
meet the development requirements for the local plan period through to 2035, when
completions and existing commitments are taken into account, and to provide flexibility.
There is expected to be a high proportion of the overall local plan requirement delivered in
years 1 to 5 because of the level of existing commitments and the current five-year housing
land supply position, which stands at over 9 years supply. Overall 70% of anticipated
delivery in years 1 to 5 arises from sites that already benefit from planning permission and
38% of all delivery is expected to arise from sites that are already under construction.
The Council considers that it has sufficient evidence to include further delivery from outline
planning permissions and allocations in delivery for years 1 to 5. This analysis is in
accordance with the definition of deliverable within Annex 2 of NPPF and is considered to be
a realistic estimate of delivery over the next five years, broadly in keeping with recent
average annual rates of delivery.
The following table below sets out the components of housing land supply for each five year
period of the Local Plan, plus past delivery since commencement of the plan period in 2014.
Row ‘F’ in the table below shows that the sites selected for allocations are considered likely
to deliver at a consistent rate through years 1 to 10 of the plan period, when considered in
terms of the five-year periods.
Number of homes
Components of supply

A

Completions to date (April
2014 to end March 2020)

Total
2014 Year
Years Years
to
s 1 to
6 to 10 11 to 15 2014 to
2020 5
2035
2,793

2,793

Number of homes with full
B permission and have
commenced.

1284

245

0

1,529

Number of homes with full
C permission but not
commenced.

949

42

0

991
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Notes

D

Number of homes with
outline permission

169

20

0

184

E

Pre - Application Activity on
LDF Allocated Sites

427

150

100

677

Net Number of homes
expected from LP allocation
F sites (accounting for any
sites which have planning
permission)

562

596

250

1,408

2,793 3,391

1,053

350

7,587

Total

1, 2

3, 4, 5

Table notes:
1. A number of outline permissions have detailed applications pending, leading to
inclusion in Years 1 to 5.
2. LDF allocation EM1 has reserved matters submitted for 80 units
3. The first phase of local plan allocations LEB2, STK1 (see also note 5) and NOR1 are
existing LDF allocations
4. BRO1 has planning permission for 21 homes, 4 more than the draft allocation
5. STK1 has an outline planning application with resolution to approve for 100
The likely implications of this delivery trajectory is that overall rates of housing delivery in
Hambleton are expected to decline from a peak during the first five years to a relatively low
level of delivery in later years. Whilst it would be preferable for the delivery pipeline to more
closely match the proposed annual housing requirement across the plan period, the Council
do not consider this could be achieved without artificially constraining the commencement of
development at identified allocations to years 6 to 10 and beyond.
The Plan identifies specific deliverable and developable sites to meet and exceed the
Districts housing requirement to 2035. The delivery of homes is not reliant upon the capacity
of any broad locations and is not reliant upon any windfall allowance. A schedule of sites that
make up the supply are provided within (SD21) Housing Assessment Update and an update
covering any developments regarding proposed Local Plan allocations is provided below.
The most up to date position on the delivery of existing commitments including full and
outline planning permissions is provided in Annex 3 of (SD21) Housing Assessment Update.
The Council’s approach to forecasting housing delivery includes a 10% discount for minor
windfall sites. The Council has no evidence of non-delivery for other forms of commitment
and does not apply any other discount to its estimates of housing land supply.
The following table lists all the proposed draft allocations for the emerging Local Plan with a
short commentary on:




Expected delivery
Any Development progress – e.g. pre-application activity or planning application
submitted
An approximate start & completion time
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Local Plan Draft
Allocation

Site
Status

AIB 1: Northeast of Draft
Ashgrove, Aiskew
Allocation
AIB 2: South of
Lyngarth Farm,
Bedale
BRO 1: Danes
Crest, Brompton

Total
Total
Potential
Dwellings
Capacity
Permitted
(inc.
(FUL /REM/
permissions) OUT)
85
0

Net
Additional
LP
Allocation
Capacity
85

Net Additional LP
Commentary
Allocation Delivery
1 - 5 6 - 10 11 - 15

80

5

0

Pre Planning - 18/02393/PPP
Nov'18 for larger site than
allocation
No application activity adjacent site BH6 active

Draft
60
Allocation

0

60

0

60

0

Full
21
Permission

21

0

0

0

0

BUR 1: St Lamberts Part
25
Drive, Burneston
outline
permission

5

20

20

0

0

CAM 1: Ripon Way, Draft
55
Carlton Miniott
Allocation

0

55

55

0

0

CRK 1: North of
Crakehall Water
Mill, Little Crakehall
EAS 1: Northeast of
Easingwold
Community Primary
School, Easingwold
GTA 1: Skottowe
Crescent, Great
Ayton
HUB 1: South of
Stillington Road,
Huby
LEB 1: Harkness
Drive, Leeming Bar
LEB 2: Foundry
Way, Leeming Bar

Draft
17
Allocation

0

17

17

0

0

Draft
125
Allocation

0

125

70

55

0

Draft
30
Allocation

0

30

30

0

0

Agent: To be developed
within 5 years

Draft
28
Allocation

0

28

28

0

0

Developer has 'live' option on
site

Draft
85
Allocation
Part
80
outline
permission

0

85

50

35

0

13

67

67

0

0

165

485

0

235

250

Agent - can be delivered in
next five years
Application for
16/00224/OUT (13 units)
approved May'16.
Reserved matters
19/01085/REM submitted
Jun'19
Total capacity = 650: 165 on
LDF allocation NM5C plus
485 for extended site.
Pre Planning Jul'19
Public Consultation event
Sep'19
Screening request

'NOR 1: Winton
Draft
650
Road, Northallerton Allocation
(part existing LDF
allocation NM5C)

Page 42 of 70

100% affordable homes
19/01499/FUL approved for
21 units Feb'20
Discharging conditions
Mar'20
Southern part of site - 5
dwellings permitted under
18/02364/OUT
Reserved Matters
19/02741/REM submitted
Dec'19
Developers propose 300
units
No indicative deliverability
Pre Planning Enquiry 19/02471/PPP
Full Planning Application
20/00330/FUL submitted
Mar'20 for 21 units
Pre-Planning 19/01430/PPP
July 2019

Local Plan Draft
Allocation

Site
Status

Total
Total
Potential
Dwellings
Capacity
Permitted
(inc.
(FUL /REM/
permissions) OUT)
0

Net
Net Additional LP
Commentary
Additional Allocation Delivery
LP
1 - 5 6 - 10 11 - 15
Allocation
Capacity
20/00299/SCR Feb'20
40
0
40
0
No application activity

SOT 1: Beechfield,
South Otterington
STI 1: North of
Stillington Social
Club, Stillington

Draft
40
Allocation
Draft
35
Allocation

0

35

STK 1: North of The Draft
205
Stripe, Stokesley
Allocation

100

105

TIS 1: Station Road,
Thirsk
TIS 2: Back Lane,
Sowerby

Draft
110
Allocation
Draft
50
Allocation

0

110

0

WST 1: Bridge
View, Back Lane
West Tanfield
Total

Draft
11
Allocation
1712

0

0

105

0

60

50

0

50

50

0

0

0

11

0

11

0

309

1408

562

596

250
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35

The developer hopes to bring
the site forward for
development in the first 5
year period.
LDF Allocation SH2 for 100
dwellings
Outline application
19/00359/OUT submitted
Feb'19 - Committee
resolution to approve
No application activity
Application 19/02572/FUL
submitted Dec'19 - 64
dwellings
No application activity

Employment Allocations and Economic Development
Paragraph 31
Site LEB3 (Aiskew Moor) would sit directly to the east of Leeming Bar. In combination
with existing employment uses to the west, the allocation would appear to surround
the existing settlement by industrial development. What effect will this have on the
landscape, existing character of Leeming Bar and the living conditions of local
residents? Taking into account the findings of the HEDNA, what is the justification for
safeguarding a further 10 hectares of land for employment uses?
The allocated employment site at Aiskew Moor (LEB3) is located to the north east of
Leeming Bar. This area falls within the A1/A19 Growth Corridor and is recognised as a
strategic location for employment development within Hambleton. There are no landscape
or historic area designations near the site.
The site is visible from the A684 and Northallerton Road into Leeming Bar. Western parts of
the site are likely to be more visible from longer distance views. Residential dwellings on
Low Street, Lowlands Drive, Ashlands Drive and Northallerton Road are located next to the
allocation. The site can be seen by users of Wensleydale Railway although there is an
existing impact as the railway line passes the southern boundary of the existing industrial
estate in Leeming Bar.
Within the Landscape Character Assessment and Sensitivity Study (May 2016) (SD27) the
site falls into Character Area 13 ‘Leeming Corridor’. The assessment notes a central hub of
activity which includes the industrial estate and business park at Leeming Bar. The A1(M)
forms a central spine, north-south across the character area, and can be seen and/or heard
from much of the character area, diminishing the tranquillity which might otherwise be
associated with the surrounding farmland. This is further diminished by the presence of
large industrial buildings at Leeming Bar.
During the consideration of employment site options, feedback from the landscape
consultant outlined within a report to the Local Plan Member Working Group, March 2017,
submitted with this response as document SD55, suggested that future employment
development east of the A1(M) around Leeming Bar would only have a moderately greater
landscape and visual impact than exists at present. In contrast, development west of the
A1(M) would have a very significant impact on the character of the landscape in this area,
without high levels of mitigation. Therefore, on landscape grounds, it is preferable to direct
new employment development east of the A1(M). Following this assessment, the Aiskew
Moor allocation was considered to be the best location to deliver the quality and quantity of
employment land with excellent connectivity to the strategic road network.
The allocation measures 20.65ha (9.99ha safeguarded) and, due to the large scale of the
site, there are a number of design and landscape mitigation opportunities. Ahead of any
planning applications being submitted, a masterplan would be produced, as set out within
the Local Plan Publication Draft. This would provide an opportunity for the detailed
consideration of landscape measures across the whole site alongside guidance for an
appropriate scale, height, massing and palette of materials to assist with the development
sitting comfortably within the landscape.
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The site is largely greenfield although a small part includes Ashlands Nurseries. Historic
maps show that a large area of the site was used commercially as a Nursery from circa
1913–1979. It is likely that associated buildings, such as greenhouses and storage
buildings, would have been present on the site. Although employment buildings would be of
a larger scale than this the historical commercial use of the site should be noted in the
history of the changing landscape of the area.
Impact on Character
The character of Leeming Bar is derived from it being an attractive, accessible and
sustainable village. The main centre is located around the junction of Bedale Road, Leases
Road and Northallerton Road where there is a variety of shops, services and Leeming Bar
Railway Station. Industry has also formed part of the character and development of
Leeming Bar, with the Vale of Mowbray business being located in the village since 1795.
The modern-day factory is located in between residential housing on Ashlands Drive and
Northallerton Road. The village now supports a large amount of employment with an
industrial estate and business park located to the north of the village. In 2016 the A684
bypass was opened. These developments have changed the character around the edges of
the village and its setting in recent years, however these changes have not altered the
healthy and attractive character of the village centre.
Spatially, the Wensleydale Railway divides the village into two distinct areas. To the north of
the railway, the area is predominantly employment land alongside an area of approximately
80 residential dwellings. To the south of the railway are the majority of residential dwellings
in Leeming Bar, unaffected by existing or proposed employment land. This area is also the
focus for proposed allocated housing sites as identified within the Publication Draft Local
Plan.
During the development of the Local Plan, Leeming Bar has been assessed as having the
potential to support greater levels of development due to its accessibility and layout. The
existing form of the village allows for a strategic employment site to be allocated which would
not affect the character of the village. The Local Plan requires a 25 metre buffer of
landscape planting between the proposed development and adjacent residential properties.
The buffer is considered to be substantial enough to mitigate against short and longer view
visual impacts. This will ensure that the employment site does not adversely impact upon
the character of the village. There would be some changes to the character of the edges of
the village to the north east, however these would be in the context of other recent changes
associated with the bypass and landscaping would provide the opportunity for mitigation.
Within the village centre users would have no direct visual connection to the employment
site.
Impact on Living Conditions
The site is located in close proximity to existing residential properties on Low Street, Willow
Gardens, Lowlands Drive and Ashlands Drive totalling approximately 44 properties. The
main access is proposed to be off the A684, away from residential housing with measures in
place to ensure there are no heavy goods vehicle movements along Low Street. Therefore,
the main considerations in respect of residential amenity are noise and visual impact.
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The majority of properties next to the allocation do not have a direct view over the site and
the presence of existing trees and hedgerows further obscures views. A large area of
existing trees on the site, adjacent to Willow Gardens, Lowlands Drive and Ashfield Drive
would be protected. This is set out in the Local Plan development requirements which
expect “existing features should be retained, including hedgerows and mature trees and
boundary features enhanced to screen views of the site from the north and west”. This area
of existing trees would also form part of the landscape buffer between the development and
adjacent residential properties. This buffer will provide separation to mitigate against noise
and visual impacts. Detailed guidance for the design of this buffer will be included in the site
wide masterplan which will be accompanied by a design code.
The development of the site is currently proposed to be council led in liaison with businesses
to develop the masterplan. This will give the council greater control to ensure that issues
associated with residential amenity are addressed early in the design process. Following the
adoption of the masterplan, any planning application will be required to demonstrate how the
proposal will successfully integrate with the surrounding area and the neighbouring
residential area. Applications would also be subject to noise assessments to help determine
the extent of likely adverse impact on existing residential properties. Appropriate measures
to mitigate for noise and other adverse amenity impacts would need to be implemented. As
well as the landscaped buffer, this may include the layout of areas for service and vehicle
movements, appropriately designed lighting and restrictions on hours of operation. It is
considered that the necessary controls are in place to ensure that future development
proposals do not adversely affect residential amenity.
The justification for safeguarding a further 10 hectares of land for employment uses
As explored within the Employment Topic Paper 2020 (SD09) the council has sought to
identify a scale of employment land that can meet identified needs for growth over the Plan
period whilst providing a range and choice of sites that are attractive to the market, to ensure
anticipated growth can be brought forward.
The HEDNA (SD08) indicates that the district’s employment land requirement falls within the
range of 64.3ha and 81.4ha. Not counting the approximately 10ha of land safeguarded at
Leeming Bar, total allocated employment land would provide 77.6ha. The council therefore
recognises that, based upon available evidence of needs, allocation of a further 10ha of land
increasing supply to approximately 88ha would not be justified. However, the council
considers that safeguarding the land for employment is justified and the most appropriate
response to the evidence.
The site area, including the proposed allocation LEB3 and safeguarded land is bounded to
the south by the Wensleydale Railway, and the east and north by the new A684 Leeming
Bar and Aiskew by-pass. The western boundary of the safeguarded land is with LEB3 whilst
the total site area is bounded to the west by Low Street, Leeming Bar and the rear of
residential properties. Together the area forms a discrete area recognisable as a single
development site. Any development of the safeguarded area of land is expected to require
access via the remaining employment land allocation.
Presently the site as a whole is in multiple landownership and all landowners, working jointly
with the council, have indicated an interest in enabling the site’s delivery.
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The council consider that for a range of factors the safeguarding of this land is therefore
justified:






The site characteristics are such, constrained by transport infrastructure and the
proposed employment allocation, that no other forms of development are considered
appropriate or realistic either within the Plan period or beyond. As such, no alternatives
to either leaving the land as white land, an employment allocation or safeguarded for
employment exist.
Landowners within the wider site are presently working jointly towards a comprehensive
plan for delivery of the site (See item 2 - Report to the Chief Executive, June 2020).
Whilst the scale of the site means it is unlikely delivery of the site as a whole would be
completed within the Plan period – knowledge that the site is either allocated or
safeguarded for employment beyond the Plan period adds significantly to the certainty
for the landowners and those developing proposals for the site. The proposed area of
safeguarded land, located at the furthest point from the primary site access to the west,
is likely in any phasing to be the last area of land to be developed. Ensuring this land is
safeguarded within the Local Plan will enable development across the wider site to
proceed in the most appropriate and phased manner.
Finally, whilst single major inward investment enquiries are rare, the site area of LEB3
may in exceptional circumstance not be large enough to accommodate some ad-hoc
queries, seeking to take advantage of Leeming Bar’s strategic location adjacent to the
A1(M).

The approach taken in the Local Plan has therefore sought to safeguard an area of potential
employment land that the council considers forms an integral part of a wider site but that is
considered unlikely to be delivered until beyond the Plan period. This approach recognises
the site-specific characteristics and genuine opportunities that may arise that mean it is
considered appropriate and justified for this land to be safeguarded for employment use.
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Paragraph 32
The PPG advises that town centre strategies can be used to establish the realistic
role, function and hierarchy of town centres over the plan period. However, given the
uncertainty in forecasting long-term retail trends and consumer behaviour,
assessments may need to focus on a limited period (such as the next five years). In
this case, the Retail and Leisure Study (SD13) was carried out in October 2016, with
the March 2019 Update (SD13.2) recognising that the retail capacity modelling
exercises should be revisited in 2021. Taking into account the likely timescales for
adoption, will the Local Plan be based on an up-to-date assessment of retail capacity?
The council has asked Pegasus Planning Group to consider the existing retail analysis and
whether it can be considered to be up to date. They have prepared the note (Hambleton
Retail Note June 2020 (SD13.3)) that is submitted with this response. The note looks at the
conclusions of the previous study (SD13) and the update (SD13.2) to consider the current
analysis and views about the retail market, including how it may be affected by the current
COVID19 restrictions.
SD13.3 identifies consistency between the two existing documents in respect of the level of
quantitative need for retail floorspace. It also identifies that there has been a trend for retail
analysis to identify less floorspace being required when comparing more recent and older
analysis. Additionally it identifies the uncertainty about how the retail sector will recover from
the current restrictions, but noting that it could lead to further contractions in the amount of
retail floorspace required as trade that has moved online during the restrictions remains
online.
The note concludes that the existing retail analysis can be considered to represent an up to
date evidence base for the Local Plan.
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Other Allocations
Paragraph 33
The Plan allocates two sites for ‘Sports Villages’ in Northallerton and Sowerby
(Policies NOR5 and TIS4). The development requirements for these sites do not
identify what land uses are proposed or would be considered acceptable. Moreover,
in relation to site TIS4, the plan seeks to safeguard an area of land ‘for the future’,
without any indication of why this is necessary, when the land might be needed or
any mechanism for its release. Is the Plan justified and effective in relation to the
delivery of these sites?
The Local Plan allocations NOR 5 Northallerton Sports Village and TIS 4 Sowerby Sports
Village are both identified within the Allocations section of the Publication Draft Local Plan as
allocations for the delivery of a Sports Village.
The information provided within the Local Plan currently outlines the overall area of the site
and the broad uses along with considerations for development such as highways access and
biodiversity. It is recognised that in defining precisely the development that would form
delivery of the Sports Village and its role, some minor modifications could be considered.
Further information on what is anticipated through the Sports Villages is provided through a
range of council documents, including two informal masterplans for each site, submitted with
this response as documents SD51 and SD52. To assist with clarity within the Local Plan
itself further reference to the range of uses anticipated including open space, allotments,
playing pitches and recreational facilities could be added to NOR 5 and TIS 4.
The area of proposed safeguarded land has been identified because the information
available to the Council’s Community Leisure team is that the facilities proposed on the
existing land area may not meet the future needs of sports clubs in the area. Presently this
is not part of a formal Facilities or Sports Pitch assessment. As such, it was not considered
appropriate at this time to propose a formal allocation of this larger area. However, future
updates to the Council’s playing pitch and sports facilities evidence is expected to identify a
shortfall in the area. If this is the case, the shortfall in available land would provide the
appropriate mechanism to trigger the release of the safeguarded area of land.
The Council considers that the identification of both Northallerton and Sowerby Sport
Villages as locations allocated for investment in sport, recreation and open space are
justified by appropriate evidence of the needs for such facilities in each location. In addition,
as firm Council commitments with land either secured or clear mechanisms in place and
capable of being implemented the Council is confident that both sites are deliverable and
that the Local Plan is consequently effective in proposing both allocations.
NOR5 and TIS4 will provide an array of sport, recreation and open space facilities that fulfil a
range of identified needs for the District and represent core projects for the Council over the
coming years. The Playing Pitch Strategy, 2017 (SD30 and SD30.1) and the Sports Facility
Strategy, 2017 (SD36) reference the proposals for both the Northallerton and Sowerby
Sport’s Villages and inform the defined needs for the facilities during the Plan period. Both
facilities are proposed as expansion of recreation and open space facilities and most
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importantly will delivery high quality playing pitches for use of a number of clubs and
organisations in both Northallerton and Thirsk/ Sowerby.
Both site NOR 5 and TSI 4 are longstanding Council ambitions with a firm expectation that
they will be delivered during the Plan period. The Hambleton District Council ‘Our Plan –
2019-2023’ (SD05) refers to both the Sowerby Sports Village and the Northallerton Sports
Village as key projects as part of the Councils priority to enhance health and wellbeing. In
addition, the sites are both existing allocations having been identified in the Allocations
Development Plan Document, 2010 (LDF03). Within this Plan NOR 5 is allocated as NM5G
whilst TIS 4 is allocated as TM2 – Site E. The delivery of both Sports Villages is further
referenced within the Open Space, Sport and Recreation Supplementary Planning
Document, 2011 (LDF09).
Meanwhile, progress towards the implementation of both sites is already well advanced.
The land upon which Sowerby Sport Village is being delivered was secured through a S106
agreement as part of the Soweby Gateway housing development. The project to support
delivery of the site has already received £643,000 funding from European Regional
Development Fund (ERDF) in 2018 and a further £207,000 from the Council. Phase one
and two of the site are complete, with the creation of 18 allotments, a small car park, a 1km
fitness trail, grass pitches and associated landscaping with a substantial part of the site
already open and in use. Phase three and four to construct the main vehicular and
pedestrian access and car parking is currently in progress and expected to be completed by
the end of summer 2020. The outstanding phase will involve the installation of a full size 3G
pitch, a full size grass rugby pitch (floodlit) and changing facilities. Discussions are ongoing
with the funding bodies, such as the FA, to secure additional funding.
Part of the land upon which Northallerton Sports Village is to be delivered is in Council
ownership whilst the remainder to the north of the Civic Centre will be secured through a
s106 agreement attached to the North Northallerton housing development. Whilst there
have been some delays in securing the land transfer associated with the wider delivery of
the housing site, it is presently expected that the Council will secure the land for later phases
of the Sport Village in early 2022. Meanwhile, a planning application has been submitted for
delivery of the southern part of the Sports Village with delivery expected to commence within
the next 12 months.
A range of work is ongoing to secure funding for construction of the sports village. This has
included further bids for ERDF funding submitted in March 2020.
Delivery of both Northallerton and Sowerby Sport Villages during the plan period will be
supported by further grant opportunities from funding bodies such as the FA, use of the
Council’s own finances and potential S106 developer contributions secured from future
housing proposals. Reference is made to the delivery of both projects within the submitted
Infrastructure Delivery Plan (IDP (LP07).
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Paragraph 34
Site NOR4 (Northallerton Town Park) is allocated for open green space and recreation.
What is the justification for allocating the site with specific development
requirements, as opposed to designating the land for continued open space and
recreation? Policy CI3 also suggests the site is allocated for informal open space,
cemetery, allotments, equipped play area and a car park. On this basis, are the
development requirements sufficiently clear in setting out what types of development
are acceptable?
Northallerton Town Park is a key open space facility for the amenity of residents of
Northallerton providing a range of social and recreation benefits. There are relatively few
areas of accessible green space close to Northallerton town centre further enhancing the
importance of the Park both for existing residents and residents of any new development
within the town. The Park is also of importance to the historic centre of Northallerton, it
includes a scheduled monument and much of the Park is included within the Northallerton
Conservation Area.
Reference to the Park within CI 3 is a reflection of its importance within the district and its
proposed allocation within the Local Plan as NOR 4 is intended to highlight its role whilst
setting out key considerations for any works undertaken within the Park.
This approach is a continuation of the allocation provided within the adopted Allocations
DPD (LDF03) policy NC1 – that formally allocated Northallerton Town Park as a Town Park
and established provision for new footpath links to new and existing housing and
employment development.
The council consider that the principle’s underlying this LDF allocation remain valid. The
delivery of improvements to pedestrian and cycle links to ensure the Park is effectively linked
to existing and new areas of development in Northallerton continue to be of importance.
Anticipated improvements are identified to enhance accessibility through the Park itself and
with the surrounding town. These works are identified within the defined development
requirements whilst the further development requirements outlined in NOR 4 are set out to
provide some guidance on some of the key considerations should any works be undertaken
within the Park.
In the council’s view uses such as cemeteries, allotments and equipped play fall within the
definition of open space as does car parking of an appropriate scale to facilitate access to
such facilities. All of the above uses are already present within the area defined as NOR4
and the council consider that it is clear that the Park is allocated for Open space, green
space and recreation. It is accepted that the description provided here could be expanded to
cover the specific uses identified in CI 3. In the council’s opinion this would not alter the
effective range of uses allocated in NOR 4. Meanwhile, development of enhanced
pedestrian and cycle facilities within the Park, whilst potentially bringing about notable
changes do not form a specific use that requiring a specific reference as part of the
allocation and are more appropriate set out as currently within the schedule of development
requirements.
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Paragraph 35
Paragraph 4.67 of the Plan states that the Council has commissioned work to explore
the costs of acquiring and developing site AIB3 (Bedale Car and Coach Park), with
work not anticipated to start in the short term. Is the allocation therefore deliverable?
Is the Plan effective in meeting identified needs for additional parking in the area?
The council considers that the proposed allocation AIB 3 of land for the Bedale Car and
Coach Park just to the north of Bedale is deliverable over the plan period and therefore
effective.
The council would note that the purpose and principles behind identification of a new site for
a car and coach park in Bedale is not to meet a specific requirement for additional car
parking to serve the town’s general needs. However, it is the case that presently there are
no dedicated coach parking facilities within the town.
The project was conceived as part of a range of schemes conceived within the 2004 Bedale
Renaissance Masterplan (Submitted with this response as document SD53), to take
advantage of the opportunity presented for Bedale through the A1 improvements and
proposed by-pass, whilst also mitigating the potential negative impacts arising from the
reduction in through traffic along market street. A recent Bedale Economic and Business
Study, 2017, submitted with this response as document SD54, has suggested that the
potential negative impacts upon trade arising from the diversion of through traffic has not
materialised. However, the study notes that the schemes conceived in 2004, including the
proposed car park remain relevant and should be reviewed as positive ways to improve the
attraction of Bedale to locals and tourists. The council considers that the proposal continues
to form an important project for the long term enhancement and prosperity of Bedale. The
project can support the town in further building on the improved town centre environment for
shoppers and visitors following the completion of the A648 by-pass.
The car and coach park’s location is ideal for providing a stopping point for tourist traffic
exiting the A1(M) and heading onwards into Wensleydale and the wider Yorkshire Dales.
The site is approximately 400m from Market Place in the heart of the town centre so easily
accessible on foot despite being on the outskirts of the town immediately off the A684, and is
a location that has the potential to support Bedale’s role as a gateway to the area for visitors.
The role of the facility therefore is to provide a convenient location for visitor traffic to stop
and visit the town and an attractive for alternative for other shoppers and users of the town
centre.
The council is actively engaged in exploring its options regarding delivery of the Car and
Coach Park but continues to recognise the site as an important opportunity. Most recently
work considering options for Bedale town centre are also building in consideration of the
implications of the current Covid-19 pandemic upon use of the public realm. Whilst at an
early stage the option of locating parking facilities away from the core of the town and freeing
up further space within the town centre itself could play an important role in its future
resilience and growth.
The council recognises that these plans remain at an early stage and does not expect the
site to be delivered until later in the Plan period. However, it is the council’s view that the
allocation can play an important role in Bedale’s future economic prosperity and establish
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the principle that the site is suitable for development. The certainty this can provide would be
a key step in developing the framework around which the delivery of the car and coach park
can be secured.
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Habitat Regulations Assessments
Paragraph 36
The Habitats Regulations Assessment (‘HRA’) is dated February 2020. However, the
introduction to the report identifies that HRAs have been published in ‘late 2018’ and
in ‘spring 2019’. Please can the Council confirm which document was prepared in
support of the publication version Local Plan and made available for participants to
review as part of the Regulation 19 consultation? It would also be helpful if the
Council could upload previous iterations of the HRA to the examination website so
that we can assess how it has informed the policies in the Plan.
The Council prepared a ‘spring 2019’ version of the Habitat Regulations Assessment report
to support the publication version of the Local Plan. However the ‘late 2018’ and ‘spring
2019’ report versions are only earlier iterations of the same document: Habitat Regulations
Assessment report – February 2020 (LP09). The Council has submitted the most recent
report, Habitat Regulations Assessment – February 2020, (LP09) for the Inspectors to
scrutinise and discharge their duties under the regulations.
When considering the matter of when to make the HRA report available for participants
ambiguity exits between The Conservation of Habitats and Species Regulations 2017 (as
amended) paragraph 105 (2) and 105 (3), and the Town and Country Planning Act 2012,
paragraph 19 regulations. The Conservation of Habitats and Species Regulations 2017 (as
amended) paragraph 105 (2) and 105 (3) does not stipulate when an Appropriate
Assessment has to be undertaken or the form which is takes, provided it is before the plan is
given effect. These points were concluded in paragraph 140 by Mrs Justice Patterson in her
ruling in the High Court Case CO/11369/2013 (No Adastral New Town (NANT) Limited vs.
Suffolk Coastal District Council).
Under the Town and Country Planning Act 2012, paragraph 19 (a) the regulations call for ‘a
copy of each of the proposed submission documents and a statement of the representations
procedure [to be made] available’. At the Regulation 19 consultation stage the HRA report
would still have been a working draft. Furthermore, taking into consideration paragraphs 2.8
to 2.10 of the Habitat Regulations Assessment report (LP09) this explains that the
preparation of the HRA follows an iterative process and this process is continually revisited
in response to more detailed information. The Council took the decision not to share the
‘spring 2019’ draft version at the Regulation 19 consultation stage but rather to share the
latest, which is considered to be the most up to date version with Natural England in May
2020.
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Paragraph 37
Please can the Council also confirm what these changes are, and where they are set
out?
The preparation of the HRA report follows an interactive process.
In 2018, air quality modelling work was carried out and the results provided the basis of an
ecological interpretation, which is included in the report. During the preparation of the Local
Plan all draft policies and proposed allocations were screened against the air quality
modelling findings, the ecological interpretation and the Appropriate Assessment
requirements. The report recommended the rewording of Policy E2: The Natural
Environment in relation to European sites. Paragraphs 8.1 – 8.7 in the Habitat Regulation
Assessment Report, October 2018 (LP09.2) sets out the report recommendations in more
detail.
In 2019 the draft Local Plan policies and proposed allocations were reviewed. The review
process resulted in changes to the policy referencing system, minor word changes and
changes to the document format. As a result of the review, the whole plan was re-screened
to consider which policies and allocations would be subject to the Appropriate Assessment.
Paragraphs 4.5-4.7 in the Habitat Regulation Assessment Report, April 2019 (LP09.1) sets
out the list of those policies and allocations which were re-screened. Overall the changes
made to the Local Plan did not have an impact on the overall conclusions drawn in the HRA.
(Please note draft Policy E2 – Natural Environment became Policy E3 as a result of the
changes made to the policy referencing system).
The most up to date report is the Habitat Regulation Assessment - February 2020 (LP09)
and this report replaces the earlier versions (LP09.1 and LP09.2). New wording was
introduced to Policy 3 – The Natural Environment - but the recommendations made in the
earlier HRA report iterations were still carried forward. To compare the original wording
against the changes made to Policy E3 please refer to the Appendix B - Screening Table in
both LP09 and LP09.1.
Paragraph 6.2 - 6.8 and 8.1 - 8.7 sets out the report recommendations and conclusions. In
summary the word changes made to Policy 3 – The Natural Environment did not have an
impact on the overall conclusions drawn in the HRA.
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Paragraph 38
Paragraph 5.2 of the HRA states that the North York Moors Special Area of
Conservation (‘SAC’) and Special Protection Area (‘SPA’) is sensitive to the effects of
recreational disturbance. Development within 7km of the SAC and SPA, particularly
new housing, could result in increased recreational use leading to potential
disturbance to bird breeding and feeding. In summary, the HRA concludes that the
National Park Authority currently manages recreational pressure by, amongst other
things, encouraging visitors to use ‘hub sites’ away from the most sensitive areas,
providing boards to encourage appropriate behaviour and managing public rights of
way. How has the Council engaged with the National Park Authority and Natural
England on this issue? Do the same conclusions in the HRA continue to apply, having
particular regard to the fact that the North York Moors National Park Management
Plan was first published in 2012?
With reference to The Conservation of Habitats and Species Regulations 2017 (as
amended) there is no requirement to consult with other organisations beyond the statutory
bodies. Hambleton District Council already works with the North York Moors National Park
Authority under the Duty to Co-operate. No cross boundary issues arose with the HRA,
which raised no significant adverse impacts of the North York Moors SAC and SPA.
In 2018 Natural England were engaged as part of the HRA Scoping consultation and in May
2020 in relation to the most up to date report.
To clarify, paragraphs 5.2 to 5.14 both consider and conclude the North York National Park
Management Plan (and related strategies) to be a sufficient mechanism to sustainably
manage tourism in the National Park (irrespective of where the tourists originate). As a result
no harm is caused to the National Park’s internationally important interest features, and thus
there was no need for a specific mitigation strategy to be applied to the Hambleton Local
Plan. This conclusion is still true, as the 2012 document was refreshed relatively recently
(2016) and the National Park has not given any indication that the levels of tourism in the
National Park are unmanageable or unsustainable, or expected to become so. Therefore
although the North York National Park is not required to directly assess the effects of the
Hambleton Local Plan (or any other surrounding plans), the National Park have assessed
the expected effects of tourism (irrespective of where those tourists live) on the National
Park in devising their management strategies.
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(Paragraph 39 contains no questions)
Paragraph 40
What are the expected timescales for the completion of this additional work? In the
event that the updated assessment does identify a need for additional pitches, what
implications would this have for the examination of the submitted Plan? Without
allocating sites would the Plan be consistent with paragraph 61 of the Framework
which states that the size, type and tenure of housing needed for different groups in
the community should be assessed and reflected in planning policies? Moreover,
would the requirements of the Public Sector Equality Duty be met?
The estimated time scales for the GTAA to be completed is late July 2020.
The LPA is not anticipating any additional need to be identified through the GTAA, however,
if additional need is identified, which cannot be met through existing yards and pitches, the
LPA will have to suggest Local Plan modification to the inspector, which may include
revisions to the wording of the policy and proposed allocations where necessary. The LPA
will then be required to undertake relevant consultation as necessary.
The new GTAA is being drafted to ensure conformity with paragraph 61 of the NPPF, when
assessing need. If the GTAA does not indicate there is additional need, and the identified
need stays similar to that outlined in the Local Plan, need can then be met without allocating
sites as is the approach currently of the Local Plan, which would be consistent with
paragraph 61 of the NPPF. If additional need is identified, which is required to be met
through an allocation specifically for gypsy and travellers, then an allocation would need to
be identified and proposed, in order for the Local Plan approach to be consistent with para
61 NPPF.
The Public Sector Equality Duty requires public bodies to have due regard to the need to
eliminate discrimination, advance equality of opportunity and foster good relations between
different people when carrying out their activities. Romany Gypsies and Irish Travellers are
recognised as having a protected characteristic under the Equality Act 2010. The GTAA
does not break down the gypsy and traveller community into the ethnic sub-groups within the
community so it is unknown how many Romany Gypsies or Irish Travellers are in
Hambleton. However, by properly assessing need in the district of all gypsies and travellers,
and amending the Local Plan, if necessary, to address the need, it is considered the Public
Sector Equality Duty is complied with.
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Paragraph 41
The Whole Plan Viability Assessment concludes that 30% affordable housing would
not be viable for some development scenarios. With this in mind , on what basis is a
30% requirement justified across the district as required by Policy HG3?
The Whole Plan Viability Assessment was produced by Keppie Massie so their assistance
was sought for this response.
The viability testing contained in the Whole Plan Viability Assessment (SD01) produced less
viable results for brownfield sites in the inner parts of Northallerton and to a lesser degree
the outer parts of the town. There were also some unviable results for Thirsk, Stokesley and
Bedale/Aiskew. The unviable results on some of the brownfield sites arose due to the higher
land values assumed because of the more valuable commercial existing use values,
particularly around the centre of Northallerton. In comparison the benchmark land values for
the greenfield sites where lower due to the agricultural existing use values adopted.
Based on the evidence of previous delivery in the district it was concluded that the
development of brownfield sites in the town centres will take place at a development density
of 35 dwellings per hectare or more. Hence the results of the viability testing at 35 dwellings
per hectare were considered to be most relevant in assessing the viability of any
development sites in these locations. The results at 30 dwellings per hectare were
discounted as being unrepresentative of the nature of development likely to occur.
In the inner parts of Northallerton (Zone 2), the results of the testing at 35 dwellings per
hectare demonstrated that the majority of sites could support at least 20% affordable
housing together with cumulative plan requirements and CIL. The typologies of 10 and 25
dwellings, whilst able to support 20% affordable housing, were unviable based on the full
policy requirements.
The viability testing at 35 dwellings per hectare for the remainder of Northallerton and the
market towns of Thirsk, Stokesley, Bedale and Aiskew (Zone 3) gave only 3 unviable results
at the policy compliant position, albeit in all cases the respective typologies were sufficiently
viable to support 30% affordable housing.
In the context of these unviable results for the brownfield typologies at a reasonable
development density of 35 dwellings per hectare, we considered that the 30% affordable
housing requirement contained in the policy was justified for a number of reasons including:
a.

b.
c.

Of the 28 brownfield housing typologies tested in the market towns (at 35 dwellings
per hectare) only 9 or 32% were unviable based on the cumulative policy position
and of these unviable results 6 were in inner Northallerton (zone 2). The vast
majority of brownfield typologies tested at 35 dwellings per hectare, particularly
those outside zone 2 were therefore viable.
There are no allocations proposed on brownfield sites in the market towns in the
Local Plan.
Vacant buildings credit – as noted in para 7.16 of SD01, national policy provides an
incentive for brownfield development sites containing vacant buildings to be brought
back into use with a credit equivalent to the existing gross floorspace of the relevant
vacant buildings when the affordable housing contribution is calculated. In many
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d.

cases the redevelopment of brownfield sites will involve the demolition and
replacement of existing buildings and therefore some of the less viable brownfield
typologies in the testing may in any event be required to deliver a lower level of
affordable housing than the 30% policy requirement.
CIL – similarly in calculating any CIL charge there is a potential for a reduction in
the charge on brownfield sites as the gross internal floor area of any existing
buildings can be deducted from the CIL liability subject to meeting the relevant
criteria.

In a limited number of smaller villages namely Leeming Bar (Zone 1) and Dalton (Zone 2)
there were also some unviable results. In these villages the reduced viability arose due to
the lower values in these locations combined with the slower sales rates assumed for the
village locations. No allocations are proposed at Dalton (Zone 2) in any event. In Leeming
Bar (Zone 1) two allocations are proposed (LEB1 and LEB2), however the allocations are
different in character to the type of sites assumed for the village testing. These sites are
significant sites, with good communications close to the motorway. As a result they are
likely to be developed by larger regional or national house builders and (as demonstrated by
sales at Leeming Gate, on the south eastern side of Leeming Bar) have a faster sales
rate. As a result the viability of these sites is much greater and they are able to support 30%
affordable housing and CIL. Based on the cumulative plan requirements both become
marginally unviable but not materially so with the deficits equivalent to only 1.2% and 0.7%
of GDV. Deficits at this level are unlikely to prevent development coming forward on these
sites and in reality only a small saving in costs or increase in revenues or both would be
sufficient to offset these deficits.
The testing identified two other allocations that were not viable based on the cumulative
policy position, namely GTA1 and SOT1. Given the location of these sites in Zone 3 the
level of values should have been sufficient to achieve a viable development on each site
based on the cumulative policy position. However, as noted at paragraphs 7.25-7.26 of
SD01, the strict application of the housing mix in the HEDNA together with the low densities
proposed on these sites (26 and 29 dwellings per hectare), gave rise to a low level of site
coverage. As noted in paragraph 6.94 of SD01 this was 9,936sq,ft per acre for GTA1 and
11,561sq,ft per acre for STO1. An alternative dwelling mix on these sites, delivering a more
typical site coverage at around 13,000 sq.ft per acre would give rise to viable developments
able to meet the cumulative policy requirements. In this context policy HG 2 allow for an
alternative dwelling mix.
The final point to note in relation to these few unviable development scenarios is made at
paragraph 7.23 of SD01. The testing undertaken is based on the affordable housing transfer
prices that are published by the Council. These prices were last reviewed and set in April
2015. At the time of writing the report it was anticipated that these transfer prices would
increase on review due to increasing rents and local incomes over the period, which would
increase the GDVs from the affordable units and lead to an improvement in viability across
all testing. The council is now consulting with local planning agents on proposals to increase
transfer prices. The viability testing undertaken therefore reflects a pessimistic position in
terms of the prices that could be achieved on the sales of the affordable units to an
RP. With an increase in this pricing it is likely that some of the unviable scenarios in the
testing would become viable.
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Paragraph 42
What is the justification for requiring all homes to be built to the higher accessibility
standards set out in Building Regulations Part M4 (2) in Policy HG2? In addition, is it
clear to decision makers developers and local communities what proportion of homes
would be required to meet Building Regulations Part M4 (3) standards? Is the policy
effective in this regard?
The Planning Practice on line guidance (PPG) states that local planning authorities should
demonstrate a need to set a higher accessibility, adaptability and wheelchair housing
standards based on their housing needs assessment with a view that there may be a likely
future need for housing for older and disabled people (including wheelchair user dwellings).
The Local Plan (LP01) Policy HG2 ‘Delivering the Right Type of Homes’ policy is not
designed to go above that of building control but to ensure that new dwellings are accessible
and to meet building regulation standard M4 (2) and (3), to enable council to respond to
legitimate local needs in order to deliver a high quality, sustainable and accessible homes.
The Local Plan has taken the approach to demonstrate the need for requiring new homes to
include these standards. The Housing and Economic Needs Assessment (HEDNA) 2018
(SD08) Paragraph 3.25 recognises specific groups with an overall need for housing
particularly in response to an ageing population and the higher levels of disability experience
by older persons. The HEDNA also acknowledges the older population in the district as
being high when compared with other areas (particularly the Yorkshire/Humber region and
England) with some 24% of people aged 65 and over in 2014 as stated in paragraph 3.26.
The HEDNA furthermore considers that over the next plan period of 2014 - 2035 the number
of people aged 65 and over is expected to increase by 52% with a higher (168%) increase in
the number of people aged 85 and over. This demographic change is expected to result in
an increase in the number of people with specific disabilities (mobility problems as an
example) as well as a general increase in the numbers with a long-term health problem or
disability.
Therefore the accessibility standards are aimed to tackle the aging population, to allow the
residents of Hambleton District remain in their own homes, and in terms of new dwellings the
policy also aims to avoid having a mix of accessibility standards across sites.
In addition to the above it is widely acknowledged that councils can approve applications for
grant funding to adapt privately owned homes to enable residents to stay longer in their own
properties. In light of this Hambleton District Council works in conjunction with North
Yorkshire County Council, in approving grant funding through the use of the Disabled Facility
Grant (DFG) in accordance with the, Construction and Regeneration Act (HGCRA) 1996.
The grant provides funds to make alterations to privately owned homes in a reasonable and
practical manner. Over the period of 2018/2019 the council approved 111 applications and
in 2019/2020 the council approved 128 applications. This leads to identify the number of
applications made for homes to become future proof and how much desire there is for home
owners to remain in their own homes without having to seek alternative accommodation.
In terms of clarification for decision makers, developers and local communities what the
justification text acknowledges that currently a proportion for M4 (3) should be 9% of new
market homes and around 30% for affordable homes but precise levels of need will vary in
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response to circumstances at the time of a planning application is determined. The council
will continue to monitor requirements and review the percentages as necessary. The
justification text also acknowledges that there may be some instances where the policy
cannot be completed for example on steeply sloping sites or where floors have to be raised
for flood risk homes will need significant ramping for the level access part of the standards,
which could mean that fewer homes would be possible and so development might be
unviable.
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Paragraph 43
Paragraph 5.29 of the submitted Plan states that the Council will monitor
requirements and “review the percentages as necessary”. Is it intended that the
requirements would vary on a case by case basis, or does the supporting text refer to
future reviews of the Local Plan and any updates as may required? Is it sufficiently
clear?
The Whole Plan Viability Assessment 2019 (SD01) Paragraph 2.27 takes into consideration
homes which are capable of meeting or being adapted to meet the needs of most wheelchair
users. Therefore it is anticipated that the proportion for M4 (3) should be 9% of new market
homes, where its delivery is viable, and around 30% overall for affordable homes, but
precise levels of need will vary in response to circumstance at the time a planning
application is determined. In terms of monitoring and reviewing requirements for M4 this is
also echoed in the justification text of the Local Plan (LP01) paragraph 5.29 which states that
the Council will take account of particular circumstances that may mean that these
requirements may not be achievable, such as may be the case where floor levels need to be
raised due to flood risk and this would necessitate significant ramping to comply with the
standard.
Furthermore in accordance with the NPPF 2019 paragraph 33 it would be the intention of the
Council to revise and assess the local plan or specific policies including the HG2 Policy and
justification text at least once every five years. Whilst taking account of changing
circumstances affecting the area, or any relevant changes in national policy. The Council
would also monitor the housing need figures to ensure the strategic policies are up to date
and sound, and review the relevant strategic policies earlier than five years should the
housing need change significantly before then. These actions would be in accordance with
Regulation 10A of the Town and Country Planning (Local Planning) (England) Regulations
2012).
Having had regard to the above it is considered that in terms of monitoring the M4 function of
Policy HG2 the Council would consider this requirement on a case by case basis and would
continue to monitor this as part of the requirements stated above.
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Meeting Housing Needs
Paragraph 44
What is the justification for the requirement in Policy HG2 that at least 10% of
dwellings are two bedroom bungalows on major developments? Has this requirement
been considered in the Whole Plan Viability Assessment? Are there any situations
where the Council considers that this requirement would not be appropriate, or
necessary?
It is important that the Local Plan (LP01) seeks to plan for a range of housing needs and
independent living. The Strategic Housing Market Assessment (SHMA) 2016 (SD18) sets
out a size and mix analysis whilst taking account of demographic trends and market
evidence. The SHMA has taken account of the structure of the population and households
and how they are expected to change over a period up to 2035 and how people occupy
homes. Whilst taking account of the demographic trends and markets when it comes to size
and mix the SHMA analysis has provided an appropriate indicative mix of affordable and
market homes at a Housing Market Assessment wide level. Below table 17 taken from the
SHMA (paragraph 5.41).

This table demonstrates the need for different size homes across the Hambleton District and
is broken down into Market, Affordable and All Dwelling categories and bedroom sizes, with
one bedroom affordable being the highest percentage and 4+ bedrooms across all
categories being the lowest percentage.
With respect to the overall need for different size homes across the district the
aforementioned table has also been identified in the Housing and Economic Development
Needs Assessment (HEDNA) June 2019 (SD08) below which echoes the findings of the
SHMA of the overall housing mix.
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With respect to older persons housing need the SHMA January 2016 (SD18) identified that
the number of residents aged over 65 across the district was projected to increase by 52%
over the plan period to 2035. The SHMA goes on to acknowledge an aging population with
an increase in mobility problems of around 104% by 2035 and an increase of 80% with
persons with dementia. This is supported by the HEDNA which recommends the Council
give consideration to how best deliver the identified specialist housing need, including the
potential to identify sites in accessible locations for specialist housing or to require provision
of specialist housing for older people as part of larger strategic development schemes.
The table below is taken from the January SHMA which identifies the age profile of the
district when compared in the Region and Nationally. The table signifies a high proportion of
older people aged 60 and over and the low proportion of children and younger adults.

The primary research undertaken in the SHMA also identifies a gap in supply in terms of
bungalows. The source has identified an unmet demand for bungalows, which according to
the SHMA is largely due to retired households seeking to downsize. The theme of delivering
the right type of homes is a continuing focus for the Council. The existing Size, Type and
Tenure of New Homes SPD (2015) (LDF07) recognises the requirement for bungalows
versus the increase in detached large properties being built.
Further analysis of more recent planning applications demonstrates a move towards the
provision of a greater number of 1 and 2 bed dwellings with fewer larger dwellings. Despite
this positive trend when looking further into the monitoring data of Hambleton District Council
since April 2015 on sites of 25 dwellings and over there have been 1952 completions of
which 111 are bungalows which equates to 5.7% in total. Which leads to conclude that
although some progress is being made the provision for bungalows is still required.
With respect to the consideration of viability, the work undertaken in the Whole Plan Viability
2019 (SD01) took account of the policy requirement. Paragraph 3.50 states that testing
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undertaken was based on densities of 30 and 35 dwellings per net hectare. The paper has
adopted an overall dwelling mix that broadly reflects the conclusions of the HEDNA and
seeks to achieve a mix of predominantly 2 and 3 bed houses. In addition assumption has
been made that for developments of 10 or more dwellings 10% of the houses will be 2 bed
bungalows.
In terms of the when this policy would not be appropriate or necessary would include some
Change of Use applications, and Listed Building Consents. With respect to town centre
developments or other locations in brownfield locations where high density development
would be expected it is considered that the higher density figure of 30 dph would be
acceptable in terms of viability. Another example would the use of ground floor flats in town
centre locations which can be accommodated for residents requiring one level
accommodation. On these occasions the contribution to a mix of homes that meets the
needs of Hambleton District can be considered on a case by case basis.
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Paragraph 45
Finally, how has the Council considered the size type and tenure of housing needed
for older people over the plan period and how is this reflected in the Plan as required
by paragraph 61 of the Framework? What is the requirement for the number of
specialist homes needed for older people the plan period and how does the plan
ensure that these needs will be met?
As noted above GL Hearn were the authors of the Housing Economic and Development
Needs Assessment (HEDNA) (SD08) and before that the Strategic Housing Market
Assessment (SHMA) 2016 (SD18). The council has asked GL Hearn to respond to the
question above.
The evidence for older person accommodation is set out in Chapter 9 of the SHMA (SD18).
Although these pre-date the guidance it still aligns to it. As per paragraph 4 of the relevant
guidance in relation to housing for older and disabled people (Reference ID: 63-00420190626) we have used the Shop@ tool to develop the needs assessment.
Although the assessment in the SHMA is based on the delivery of 170 dpa rather than the
economic led figure of 315 dpa the results are not expected to be significantly different.
Firstly this is because the baseline demographics which underpins both the standard method
and the demographics in the SHMA (including the economic led need) are the 2014-based
assessments. Secondly, in assessments of economic-led housing need, the majority of the
additional growth above the baseline household forecasts will be in younger age groups.
Therefore the future need for older person accommodation will be largely unchanged from
the baseline.
As Table 55 of the SHMA sets out there is a need for 1423 additional specialist homes for
older people. Table 56 of the SHMA also sets out that there is a need for 505 additional
care bedspaces for the institutional population.
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Other Matters
Paragraph 46
Regulation 22(3) and 35(1) of The Town and Country Planning (England) Regulations
(2012) require local authorities to make documents available for inspection at their
principal office, and such other places within their area as the local planning authority
consider appropriate as soon as reasonably practicable after submission. In light of
the current restrictions relating to the Coronavirus (‘COVID-19’), please can the
Council confirm how it has addressed this requirement?
The Coronavirus (‘COVID-19’) restrictions came into effect before the Hambleton Local Plan
was submitted for examination. The restrictions have lead to the closure of public buildings
in Hambleton and placed significant unexpected demands on council resources. As a result
the council has not been able to make copies of the submission documents available for
inspection at the council’s offices and at libraries in the district, as set out in the Statement of
Community Involvement (PD01.3).
The council is aware that this means that the requirements of the SCI are not met. However,
the venues have only recently started to reopen to the public in a limited capacity and none
currently allow reference documents to be viewed. As such the submission documents
could not be viewed at these venues, even if they had been placed there. Most of the
venues have plans to allow visitors to use computers which would enable people to view all
evidence documents on the council’s website. Printed documents will be made available
once these venues have fully reopened to the public.
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Paragraph 47
Section 20(7C) of the Planning and Compulsory Purchase Act 2004 requires
Inspectors to recommend Main Modifications to make the plan sound or legally
compliant if asked to do so by the local planning authority. As far as we can tell, no
such request has been made. If the Council wishes to make any request under section
20(7C), we would be grateful if you could confirm this in writing. Whilst we note that
Examination Document LP03 sets out a number of ‘proposed modifications’, it is our
understanding that these have not been consulted on. As a result, we cannot regard
them as being part of the Plan for the purposes of the examination. Instead, our
examination is based on the submission version Local Plan, published in July 2019.
The council request that the Inspectors recommend main modifications, as may be required
to make the plan sound and legally compliant, as per section 20(7C) of the Planning and
Compulsory Purchase Act 2004.
We confirm that the proposed modifications set out in the Schedule of Local Plan and
Policies Maps Proposed Modifications (LP03) are considered to be corrections of errors and
minor changes intended to make the Local Plan clearer, and as such they have not been
subject to consultation.
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Paragraph 48
The Council’s Submission Consultation Statement Regulation 2213 appears to
summarise most, if not all, of the issues raised. However, Regulation 22 seeks a
summary of the main issues. Please can the Council therefore provide a list of what
you consider to be the main issues arising from the representations. It would also be
helpful if the Council could provide a short summary response to each of the
identified main issues.
The council has prepared a schedule of main issues and responses that is submitted with
this response as document LP14.1.
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Paragraph 49
It would also assist the examination if the Council could prepare a list of submitted
sites that have not been taken forward, usually referred to by representors as
‘omission sites’. It would be helpful if the list includes details of each representor, the
allocation/use of the land proposed in the plan, the allocation/use of the land being
sought and a map showing their location. The map should also show the location of
allocated sites for comparison.
The council has prepared a schedule of ‘omission sites’ which is submitted with this
response as document CD11. The schedule is accompanied by five sets of maps, one set
for each of the market town subareas (CD11.1 to CD11.5).
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