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Comment

CPRE North and East Yorkshire (‘CPRENEY’) welcomes the opportunity to comment on an outline
application for phased residential-led development comprising up to 484 dwellings (including up to 0.9ha
retirement living (Use Class C2 and/ or Use Class C3)), neighbourhood centre (comprising Use Class C3 with
Use Class E, F2, Sui Generis, and maximum of 200 sqm per retail unit (Use Class E)), a one form entry
primary school (no less than 1.5 hectares) (Use Class F1), landscaping, drainage, access and other
associated infrastructure — with all matters reserved. The proposal was submitted on behalf of the Church
Commissioners for England (‘the applicants’) by Deloitte LLP.

The site comprises circa 25.82Ha of greenfield land, located to the north-east of Northallerton and is
currently within agricultural usage. To the north, east and south of the site is open countryside with
existing residential development located to the west.

Turker Beck runs through the site in an east-west direction which is a key ecological and landscape feature
within the locality. Indeed, there are a network of Public Rights of Way (‘PROW’) in the vicinity of the site,
including one which runs immediately alongside the Turker Beck.

There are two Conservation Areas within 1km of the proposed site including the Northallerton
Conservation Area and the Brompton Village Conservation Area and several Listed Buildings.

The applicant’s Planning Statement (‘PS’) states the land is characterised as Grade 3 Best and Most
Versatile (‘BMV’) on the Agricultural Land Classification Map — however the applicant does not appear to
have produced their own detailed BMV assessment nor clarified whether there is any variance of quality
across the site — even within Grade 3.

The applicants propose to create an ‘internal spine road’ through the proposed site in conformity with the
development brief for NOR1. The road will connect the existing roundabout at the north-west of Stokesley
Road (delivered via the Phase 1 approved application) and a new proposed junction on Bullamoor Road to
the south. The applicants have provide an illustrative site masterplan which shows the potential location
for the road, however, the exact location and detail of the spine road will be provided at any subsequent
reserved matters application, should this proposal be approved.

It is recognised that the site comprises phase 2 of a larger housing allocation within the Hambleton Local Plan (ref:
NOR1). Phase 1 is currently subject to an approved detailed planning application for the erection of 109 homes
which is currently being implemented. The full allocation of NOR1 comprises 31.4Ha. It is also understood from the
applicant’s PS figure 2.1 that the applicants also own the land to the north wrapping around the allocated site. The
PS states at paragraph 5.12 that the delivery of phase 1 and phase 2 of the NOR1 allocation will ‘create a
comprehensive and well-planned new neighbourhood, avoiding piecemeal development and ensuring a cohesive
approach to master planning and infrastructure delivery.” CPRENEY is aware that the applicants submitted an EIA
screening request in 2024 (ZB24/00811/SCR) and that the Council concluded that EIA was not necessary. Given the
overall size of the site (some 31Ha) and scale of the new built development proposed for NOR1, CPRENEY are
surprised that the Council did not require an overarching Environmental Statement under the EIA Regulations. The
phasing of the development appears to the lay person to be piecemeal development, something which the EIA
regulations and the courts do not approve of. An overall detailed masterplan for the entire site would appear to
CPRENY to have been the most appropriate way to develop the land to ensure conformity with adopted policy and
development brief which individual developers would then have to have adhered to, ensuring appropriate
mitigations were provided across the entire area and to delivered in a piecemeal way.

Furthermore, as the site has been allocated via the Local Plan, it is unclear as to why illustrative designs and
drawings have been submitted at this stage and why for sch a significant site, detailed plans via a full planning
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application were not submitted. This would have given the community and the Council much more certainty as to
what was being proposed for the site. As it stands, all matters are reserved for a future application and therefore
are all illustrative and liable to change at a subsequent stage. It appears that there is a need for the Council to
require the applicant to provide further information as part of this application process, much of this would have
required to have been covered in a detailed application but most certainly through a thorough EIA.

The NPPF requires development to be determined in line with n up to date development plan, in this case the
adopted Hambelton Local Plan (2022). This plan remains in force until such time that the new North Yorkshire Local
Plan is prepared, examined and adopted by the Council.

The applicants documents suggest that the site is well served by existing connectivity of highways, cycle networks
and railways. CPRENEY are aware that the edge of settlement site is located adjacent to an existing congested road
with little opportunity or safe access for cyclists. The small section of cycle way through the leisure centre area to
Turker Lane terminates leaving cyclists having to navigating busy roads used by HGVS, farm traffic as well as private
vehicles.

The applicants state in their PS that the proposed site is in close proximity to Northallerton Town Centre which will
reduce ‘car reliance.” Given that there are no alternative routes proposed to access the town centre or the rail
station it is not clear how the provision of a spine road will reduce the reliance on private vehicles. Additionally, it
is hard to see how an increase of 800 plus vehicles associated with the number of proposed dwellings across the
whole site could possibly lead to safe and suitable access for all road users as directed by the NPPF.

No pedestrian or cycle access has been provided beyond the development aswell as within the sit itself and it
remains unclear how the proposal will meet the required tests of the NPPF. No Active Travel Plan has been
provided to assess gaps in the existing network and identify where these could be improved. It is not considered
that the existing documents comply with the NOR1 policy requirement to ‘extend and improve pedestrian and cycle
links through the site and with the surrounding area, including the provision of pedestrian and cycle access to
Winton Road and Lewis Road as well as extension of the network along the boundaries of the site with Stokelsey
Road and Bullamoor Road and the public right of way that runs east-west across the site and along the eastern
boundary.’

Existing bus services are infrequent in the location, leaving most people reliant on the private car which, as all
routes converge near the Marks and Spencer’s Roundabout leading to congestion throughout the day, especially at
peak times. It appears that public transport improvements in particular have been overlooked in the applicants
Transport Assessment. Best practise requires bus stops to be located within 400m of a development, to ensure
sustainability. This has not been achieved.

Further, it is noted that a secondary access on to Thorntree Road has not been planned as per the development
brief set out in the Local Plan policy.

CPRENEY can not see evidence of where the impacts of climate change have been taken into account in the
applicants Flood Risk Assessment (‘FRA’). Existing mitigation measures across the site, do not consider a climate
change flood level which is remiss, especially given the fact part of the site is within Flood Zones 2 and 3.

In relation to landscape setting of the site, CPRENEY whole heartedly disagree with the applicant that the site
currently consists and are surrounded by ‘featureless arable fields.” The adopted policy requirements for the site
suggest that ‘development should be considered carefully with regard to the landscape setting of Northallerton
and the potential for development to be seen from a distance’ which further suggests that the Council consider
this area of greenfield land to require careful mitigation and assimilation into the countryside if developed. Indeed,
the land consists of species rich hedgerows and trees including several protected species and as such the
applicants statement appears to downplay the importance of the site. The PS confirms that landscaping is not
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being considered at this stage, however, CPRENEY contest that for such a large scale proposal, without this
information it is difficult to assess whether the development will be appropriate to the landscape setting or the
natural environment and species found there.

As set out earlier the site consists of grade 3 agricultural land which is categorised as ‘good — moderate’ best and
most versatile land. The applicant has not undertaken their own BMV grading of the site therefore it is not known
what level of grade 3, or indeed whether this is uniform across the site. The NPPF requires that ‘where significant
levels of land is demonstrated to be necessary, areas of poorer quality farm land should be preferred to those of
higher quality.” As such, without the appropriate grading classification it is not possible to rule out whether the
proposals meets this requirement.

CPRENEY therefore object to the proposals in their entirety as there is a significant lack of detail and
information to conclude that the development will not cause significant detrimental harm to the character and
appearance of the countryside, the local environment, highway infrastructure and vulnerable road users and
as such should be refused.

Should any further information be submitted in support of the proposals, CPRENEY reserve the right to
comment further.
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