Selby District Council
Local Plan Consultation

“PLAN Selby"”
(The Sites and Policies Local Plan)

Initial Consultation Comments Form

“PLAN Selby” is the Sites and Policies Local Plan which the Councit is developing to
deliver the strategic vision outlined in the Core Strategy that was adopted in 2013. When
adopted, PLAN Selby will form part of the Local Plan for the District against which
planning applications will be assessed.

This consultation is the first stage in our on-going dialogue with you and we hope that you
will take time to respond to it and help us move forward. The responses to this
“consultation will help inform our work and shape the District for the future.

Comments are therefore invited as part of this Initial Consultation.
Please use this form to make your comments.

Please read the main document PLAN Selby and associated papers, which are available
on the Council's website at www.selby.gov.uk/PLANSelby and at local libraries and
Public Council offices.

You will need to see what is in PLAN Selby in order to make your comments. It contains a
wide range of issues and specific questions on which we would like your views. Please
make sure you are clear about which part of PLAN Selby you are commenting on and
ensure we have your full contact details so we can take your comments into account and
so that we can contact you about the next stages.

Completed comments forms must be received by the Council
no jater than 5pm on Monday 19th January 2015

Contact Details - Please provide contact details and agent details, if appointed

Personal Details Agent Details (if applicable)
Name Taylor Wimpey Mark Johnson
Johnson Brook
Coronet House
Address c/o Agent Queen Streel
Leeds
Postcode LS12TW
Telephone no. 1,138,870,120
Email address mark@johnsonbrock.co.uk

It will be helpful if you can provide an email address so we can contact you electronically Page 1of4



Comment(s)

Please ensure you provide reference to the Question and Topic area for each comment you wish to make.

Topic / Chapter

Question no.

Paragraph

Please see attached stalement

(Textis limited to the available area to ensure all text is visible. Continue on a seperate sheet if necessary)

Topic / Chapter

Question no,

Paragraph

{Textis limited to the available area to ensure all text is visible. Continue on a seperate sheet if necessary)
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Additional Comments - Please provide any additional comments you may wish to make

(Textis limited to the available area to ensure ail text is visible, Continue on a seperate sheet if necessary)

Comment Submission Statement

All comments must be made in an email or in writing if they are to be considered. Your comments and
some personal identfying details will be published in a public register and cannot be treated
confidentially. Where practical, personal identifiers may be redacted, however Selby District Council
cannot guarantee that all identifiers will be removed prior to publication of consultation records.

Signed Mark Johnson

Dated

19th January 2015

Please ensure you save a copy of your completed comments form to your

computer before sending by email

Email: ldf@selby.gov.uk

\.

4 Completed comments forms must be received by the Council )
no later than 5pm on Monday 19th January 2015

Post to: Policy and Strategy Team, Selby District Council, Civic Centre,
Doncaster Road, Selby YO8 9FT

/
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JohnsonBrook

Planning & Development Consultants

PLAN Selby — The Sites and Policies Local Plan - Initial Consultation

This submission has been prepared by Johnson Brook on behalf of Taylor Wimpey UK Ltd
(‘TWUK") who control land to the immediate north of the current Riccall Development Limit —
the site was previously identified as a Preferred Allocation in the Council's Preferred Options
Site Allocations DPD in 2011. The site has been put forward to the Council via the Call for
Sites process in 2013, which included the submission of a Promotional Brochure, which is
attached to this response. This brochure includes an indicative layout informing that the site
could comfortably accommodate up to 150 dwellings with a net residential development area
of circa 5 ha.

A pre-application meeting was held with the Council on January 5" 2015.

The site is identified in the latest ‘Map Book’ as RICALL/007. In the first instance we consider
that there is an error in the Map Book in relation to the Fiood Zone 2, which appears to cover
the majority of this site. Confirmation is awaited from the Environment Agency to a recent
submission by TWUK's Drainage Consultant, ID Civils, that a detailed topographical survey of
the site indicates that the majority of the site to falls within Flood Zone 1 - similar to that
identified in the Council's Village Growth Potential Map for Riccall as set out in the Promotional
Brochure (attached).

Notwithstanding the Flood Zone categorisation it is considered that there is a justified case to
include this site as a residential allocation for the Designated Service Village of Riccall.

PLAN Selby Aims and Objectives
Q5 a) Are these the right objectives?
QS5 b) Are there any others which should be included?

We have no comments in relation to the objectives but consider that an additional objective
should be included in relation to areas of flood risk, bearing in mind the large areas of land

PLAN Selby The Sites and Policies Local Plan Initial Consultation January 2015

Response on behalf of Taylor Wimpey
Land north of Riccall.
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Planning & Development Consultants

within the District falling within Flood Zones 3. As currently drafted, there is no mention of flood
risk or measures of dealing with development in areas of flood risk within the objectives.

Key issues
Q6  a) Are these the right topics?
b) is this a comprehensive list?
c) Which ones are most important and which ones are less relevant?

We consider that Topic T1 Providing Homes is one of the most important topics.

Topic T1 — Providing Homes

Whilst the PLAN Selby refers to the Core Strategy housing requirement, we consider reference
should be built into the PLAN Selby document to the potential for the reassessment of the
housing requirement, particularly in light of the updated household projections that are due to
be released in February 2015. The PLAN Selby Local Plan document cannot hide behind the
adopted Core Strategy and needs to ensure that it is consistent with National Policy as a
stand-alone document, therefore reference should be made in the document to the housing
requirement in the Core Strategy being up to date and consistent with National Policy and
include reference to the housing requirement potentially being updated. There needs to be
flexibility built into the allocations to account for an amended to the housing requirement if
necessary.,

Table 2 — The indicative amount of new allocations needed in PLAN Seiby includes 2,500 in
Selby. Looking at the ‘Call for Sites’ Map Book, it is clearly evident that there is little scope for
accommodating any of this 2,500 requirement on land that is not in Flood Zone 3. It is
considered unrealistic to expect enough achievable land to be found to safely accommodate
2,500 dwellings in Selby. As a result, sequentially, further land will be required in the next tiers
of the settlement hierarchy which is Tadcaster and Sherburn and then the 18 Designated
Service Villages.

PLAN Selby The Sites and Policies Local Plan Initial Consultation January 2015

Response on behalf of Taylor Wimpey
Land north of Riccall.



JohnsonBrook

Planning & Development Consultants

Q7  a) Do you agree with the proposed approach to the base date?
b) Do you agree with the broad principles of the calculation method?

We have no comments in relation to the March 2015 base date and will make further
comments at the next consultation once the figures have been updated.

While we welcome the removal of 10% of the outstanding planning permission to account for
non-delivery, the consented high density schemes in Selby Town need a further review as
part of the 2015 SHLAA to establish whether they are deliverable.

Whilst PLAN Selby is following the Core Strategy requirement to deliver homes across the
district over a 16 year period to 2027, we are already in year 4 of the Core Strategy plan
period, with only 12 years remaining. By the time the PLAN Selby Local Plan is adopted which
at best will be during 2017 there will only be 10 years remaining of the Plan Period. Any Green
Belt amendments as a result of the Green Belt review need to take into account development
beyond the Core Strategy end date of 2027 and look to making boundary changes to
potentially accommodate the development requirements of at least the next 20 years from the
date of adoption.

Paragraph 83 of the NPPF in relation to Green Belt boundaries states that ‘authorities should
consider the Green Belt boundaries having regard to their intended permanence in the long
term, so that they should be capable of enduring beyond the plan period,’

It is clear that additional land will be required, and a Green Belt review is scheduled to be
undertaken this year. Given that this site lies outside the Green Belt in a sustainable
settlement, there is a logical case that this site is considered as an allocation and additional

safeguarded land is identified, potentially from land currently within the Green Belt.

PLAN Selby The Sites and Policies Local Plan Initial Consultation January 2015

Response on behalf of Taylor Wimpey
Land north of Riccall.
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Planning & Dovelopment Consuliants

Q8  a) Should PLAN Selby over-allocate to allow for any non-delivery on the allocations?
By what method and by how much?
b) How should PLAN Selby seek to allocate sites in such a way as to secure delivery
over the whole plan period?
c) Is there opportunity to have contingency sites in case others are not delivered
elsewhere in the District? How might the contingency sites release be managed to
maintain a 5 year housing land supply?

We welcome the acknowledgement that the broad housing targets are minimum targets and
encourage the Council in their plans to provide sufficient flexibility to deliver at least the
minimum targets.

It is unfortunate that the latest AMR is not available for this consultation, but we will make
further comments at the next consultation in relation to the latest 5 year supply position. Based
on the 2013 AMR it is clear that housing has been consistently under delivered in the district
in 7 out of the last 10 previous years. Clearly measures need to be putin place to bring forward
sites more readily in order to increase the housing building rate in the District in line with the
annual requirement. A more detailed review of existing consents should be a priority to identify
those which may not be viable.

We consider that PLAN Selby should over-allocate and allocate more sites than are needed
in order to provide choice. This approach conforms with National Policy, and it would alse build
in flexibility should the housing requirement increase and should some sites not come forward
as envisaged. We also consider that additional contingency sites are identified throughout the
district, which equates to additional safeguarded land.

The combination of applying a 20% NPPF threshold for persistent under-delivery as well as a
catch up figure to meet the housing need not covered in recent years, along with the difficulty
of allocating sites in Selby due to viability and Flood Risk issues and the known landowner
constraints in Tadcaster leads to a very strong case for introducing additional residential
allocations in the Designated Service Villages. The land north of Riccall would be a logical
additional residential allocation.

PLAN Selby The Sites and Policies Local Plan Initial Consultation January 2015

Response on behalf of Taylor Wimpey
Land north of Riccall.
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Pianning & Development Consultants

Qo a) Is a simple percentage growth across all Designated Service Villages a fair and
appropriate starting point for deciding the split between the DSV's?
b) Bearing in mind issues such as land availability, flood risk and other technical
constraints (e.g. highways capacity and access) are there particular criteria that should
be taken into account in assessing the final minimum target for Designated Service
Villages?

In the first instance we consider that the 1,330 indicative amount of new allocations needed
{Table 2) is an absolute minimum and in reality we consider this is likely to be increased based
on a review of the housing requirement and the realities of the flood constraints and viability
issues in Selby and the landowner constraints in Tadcaster, Therefore, it is considered that the
requirement to the DSV's will increase.

We do not support a simple percentage growth across all Designated Service Villages. This
does not reflect the sustainability differences of DSV's and would not be fair or appropriate. For
example the previous settlement sustainability studies that supported the Core Strategy
assessed the sustainability value of the settlements relative to 5 key categories with 4 No. DSV's
being identified as Rank 1 Settlements (i.e. the most sustainable) this included Riccall. The

housing distribution across the District should reflect this.

The recent approval at Planning committee (7™ January 2015) for 230 dwellings on land outside
and adjacent to the development limit of Thorpe Willoughby undermines all three approaches
suggested in PLAN Selby of an equal share, an 8% growth or a 9% growth, which for Thorpe
Willoughby (based on a 1,330 total requirement) is 74 dwellings, 96 dwellings and 108 dwellings
respectively.

We do consider some form of constraints based approach is appropriate, alongside the
sustainability weighting of the settlements, which reflects the land availability, flood risk and in
particular the Green Belt status of land around the DSV's as being important. Given that Green

PLAN Selby The Sites and Policies Local Plan Initial Consultation lanuary 2015

Response on behalf of Taylor Wimpey
Land north of Riccall.
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Planning & Development Consultants

Belt boundary changes can only be made in exceptional circumstances, it is considered that

there is more of a justified case for Green Belt changes to be made in the top two tiers of the

Settlement Hierarchy (Selby, Tadcaster and Sherburn) given their status and focus of meeting

a large proportion of the District's housing requirement. Green Belt land around the DSV's is

more of an important constraint that will affect the ability of the Council to allocate land.

T5 Climate Change and Renewable Energy

Q26 s it necessary for PLAN Selby to consider:

a)

b)

c)

d)

g)
h)

Providing a revised target for the plan period to 2027 for installed renewable
energy?

Reviewing the 10% onsite requirement

Including specific requirements for sustainable building design such as Code for
Sustainable Homes and BREEAM, subject to local viability testing?

Identifying suitable areas for renewable and low-carbon schemes by technology?
E.g. wind, solar, hydro?

Identifying separation thresholds? What might they be?

Incorporating more detailed development management policies for climate change
and renewable / low-carbon energy requirements? If so what do they need to
cover? For example taking into account cumulative impacts of schemes?

What topics should instead be left to a subsequent SPD or guidance?

How should each of the site allocations (to be identified in later stages) deal
specifically with climate change and renewable energy issues?

The topic of climate change and renewable energy is dealt with in the Core Strategy and we

do not consider it necessary for the PLAN Selby include policies within it relating to this matter.

It is also worth noting the Central Government's intentions to progress matters through

Building Regulation changes rather than planning policies to ensure consistency of approach.

PLAN Selby The Sites and Policies Local Plan initial Consultation January 2015

Response on behalf of Taylor Wimpey
Land north of Riccall.
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Planning & Development Consultants

Housing Mix
Q31 Should PLAN Selby include policies for setting specific house types and sizes, tenures
and specialist housing such as care homes and Self builds?

It is requested that the approach to Housing Mix considers and reflects developers knowledge
and understanding of the market. We will make additional comments at later stages of the
consultation where necessary.

Design

Q33 a) Should PLAN Selby have more detailed general policies on design by being more
specific about the minimum design standards it will seek to achieve, including policy
on development density, environmental and quality design benchmarks (such as
BREEAM, Lifetime Homes, Secure By Design etc.)?
b} Should PLAN Selby establish design requirements in the new allocated sites that

consider the layout, orientation and aesthetic of development proposals?

We do not consider that a detailed general design policy is necessary and believe that design
considerations can be addressed on a site by site basis at the application stage. This removes
the potential identified issue of standardised, uniform developments.

Q55 a) How should Riccall grow and develop?
b) What else is needed in Riccall that could be allocated a site?

The land north of Riccall should be allocated a residential allocation and the Development

Limit of Riccall should be extended northwards to accommodate the site. As detailed in the

PLAN Selby The Sites and Paolicies Local Plan Initial Consultation January 2015

Response on behalf of Taylor Wimpey
Land north of Riccall.
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attached promotional brochure, Riccall is one of the most sustainable Designated Service
Villages in the District. The land to the north of York Road, is entirely sustainable and
deliverable and represents a logical extension to the settlement to meet the majority of its
housing requirements over the plan period. The site is available now, viable and has both a
willing landowner and willing developer, it is entirely ‘deliverable’ when assessed within the
context of Footnote 11 paragraph 47 of the NPPF.

PLAN Selby The Sites and Policies Local Plan Initial Consultation January 2015

Response on behalf of Taylor Wimpey
Land north of Riccall.
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