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1

Introduction

1.1.1

WYG is a multidisciplinary consultancy specialising in the built environment. The company has a wide
range of inhouse expertise including project management, transport planning, planning and design,
ecology, landscape, services and utilities and WYG also has capabilities relating to renewable energy.

1.1.2

WYG Management Services have been commissioned by Scarborough Borough Council (SBC) to
undertake a feasibility study for Whitby Business Park commencing in March 2010 with the work
taking 5 months to complete working with key Officers from SBC and North York’s Moors National
Park Authority (NYMNPA). The Park currently accommodates approximately 40 businesses. At
present, there are three separate entrances into the Business Park; however none of the internal
roads connect with each other. As such, if a visitor or supplier enters the Park using the wrong
access road, it is necessary to turn in the road and reenter the road network to find the correct
access route. Similarly, if you are visiting or servicing the Business Park, wishing to link trips, it is not
possible to do this without entering and existing the site on more than one occasion. The Study was
commissioned to establish the issues which currently exist which restrict the efficiency of the
Business Park and to consider options for improving the way in which the Park operates. SBC and
NYMNPA were also keen to establish whether the future extension of the Business Park would be
viable.

1.1.3

The Feasibility Study area was defined by the Business Park itself as were the boundaries of the land
that had been identified as land available for extending the Park. The boundary was agreed between
SBC and NYMNPA.

1.1.4

In considering the future development of the Business Park, WYG also undertook a series of public
consultation events in order to ascertain that SBC and NYMNPA aspirations were in line with those
who occupied units on the Business Park, those who work there and live in the surrounding area.
The results of the consultation sessions are including in section 3 (Public Consultation) of the report.

1.1.5

Whitby Business Park is currently approximately 38ha in site area. The land that could potentially be
used for the Business Park extension is approximately 12ha. The site is located approximately 1.5
miles to the south east of Whitby town centre and is situated on the frontage of the A171, the
arterial route from Whitby to Scarborough. To the north, east and south of the site there is a large
expanse of agricultural land; to the immediate south of the site, there is small cluster of agricultural
buildings and a farm house (Russell Hall Farm). The A171 acts as the immediate boundary to the
site to south west and west of the site; with more farming land beyond the A171, with residential
properties to the north west of the site. The site can be accessed directly off the A171 by using
either Chomley Way, Fairfield Way or Enterprise Way.

1.1.6

The Feasibility Study has been commissioned to look at a number of factors to establish whether
opening up the internal road network and the extension of the Business Park is viable. To this end,
this report considers the following items;
o
o
o
o
o
o
o

Planning Policy
The Public Consultation Process
Highways
Drainage
Landscape and Ecology
Existing Services/ Utilities and Energy Renewables
Cost Report
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1.1.7

This report includes a summary of the above items and full details of the following subject matters
have been issued under separate reports entitled.
o
o
o
o
o
o

Highways;
Drainage Constraints;
Public Real and Landscape Design
Ecology Management Plan
Existing Services/ Utilities
Energy Renewables Strategy
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2

Town and Country Planning Requirements

2.1.1

Whitby Business Park (WBP) is situated on the southern outskirts of Whitby (please refer to Appendix
A for Location Plan). The southern and eastern portions of the Park fall within the administrative
boundaries of the North York Moors National Park Authority (NYMNPA). The northern and western
parts come under the jurisdiction of Scarborough Borough Council (SBC). As such the planning
function of the site falls under the remit of two Authorities, with very different development control
agendas and functions; in so far as the NYMNPA administer an area which does not usually deal with
applications that are similar in scale and nature as to those at WBP. However both authorities want to
ensure that a coordinated approach is taken to the future development of the Business Park through
joint working.

2.1.2

In preparing this feasibility study, WYG were commissioned to review the issues facing WBP in terms
of its current operations and to consider opportunities for improving the way in which the Park
operates to benefit those who are located at WBP and to those that visit the units on site. WYG was
also tasked with considering ways in which the WBP could be extended through take up of land
immediately adjacent to the site.

2.2

Development Plan Allocations

2.2.1

The SBC Local Plan was adopted in April 1999 and the northern portion of the Business Park (up to
Chomley Way) is allocated as a ‘Proposed Employment Site – IN6’ and on the Local Plan proposals
map. Therefore Policy I2 of “Allocated Employment Sites” within the written statement is relevant.
Land allocation IN6 states that 0.6ha of land at WPB is allocated for B1 – Business, B2 – General
Industrial and B8 – Storage Distribution land uses.

2.2.2

The NYMNP Core Strategy was adopted in November 2008. WBP is identified as employment site in
the Core Strategy. Within the written statement, core policy H “Rural Economy” is relevant and
states that “the rural economy will be strengthened and supported by providing local communities
with a range of opportunities for entrepreneurship, education and training. This will be achieved
through… new development in …. Whitby Business Park.”

2.2.3

The Core Strategy recognises that half the WBP is located within the National Park, and whilst the
developments of the scale proposed at WPB is not normally acceptable, due to the location of the
Business Park within the context of Whitby and because of the historical commitment of employment
development at the site, it is considered that an exception can be justified on this occasion.

2.3

Emerging Guidance

2.3.1

In November 2009, SBC issued their Core Strategy Preferred Options for consultation. Chapter 9
“Sustaining the Economy” refers to WPB in relation to existing employment land supply. The Core
Strategy recognises the importance of WPB as it provides “essential employment land and jobs in the
northern part of the Borough.” The Core Strategy also acknowledges that piecemeal development at
WPB has caused some highways access and environmental issues which “must be addresse if the BP
is to continue to provide an increase in employment for Whitby and its surrounding hinterland.”
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2.4

Scarborough Borough Council Employment Land Review

2.4.1

In 2006, SBC published an Employment Land Review (ELR), which was prepared by the Halcrow
Group. The ELR provided a summary of WBP and states that the general appearance of the Park
could be improved. It also acknowledges that, in 2006, the majority of WBP was occupied and that
there is potential for take up of additional land for future business development.

2.4.2

SBC has commissioned a review of the ELR which was due to be published early 2010: however the
publication of the report has been delayed.

2.5

Summary of Current Planning Policy

2.5.1

It is clear that WBP is an important asset for both SBC and NYMNPA, in terms of employment
opportunities and supply of land for future development to encourage local entrepreneurs located in
the town. Both Authorities recognise the importance of ensuring that Whitby’s economy is not based
purely on tourism so as to sustain a yearround economy rather than a seasonal one. Both
Authorities acknowledge that the Business Park is the only viable option to provide a medium scale
Business Park in the town and are keen to ensure that the future of the Business Park and its
potential expansion is secure over the next 2530 years.

2.6

Role of Feasibility Study

2.6.1

Initially, it was intended that the feasibility study would form the basis of an Area Action Plan (AAP).
However, the recent changes at Central Government have cast some doubt over the future of the
Local Development Framework (LDF) process. As such, it is not yet known whether AAP’s, in their
current guise, will be continued. However as the planning system progresses, the feasibility study
will act as a robust starting point for any future policy formulation as set out by Central Government.

2.6.2

For the purpose of this section of the feasibility study, set out below is a short summary of how an
AAP would be progressed.

2.7

Area Action Plan

2.7.1

An AAP creates a framework for development sites and planning policies in specific areas. The AAP
coordinates strategic planning, collaborative working between key agencies and land owners, and
allows LPA’s the opportunity to identify locations and priorities for specific areas, set a timetable for
implementation and set out specific controls for development.

2.7.2

Planning Policy Statement (PPS) 12 sets out why AAP’s should be used and what they should do.
Paragraph 5.4 states that AAP’s should:

2.8

Deliver planned growth areas
•
•
•
•

Stimulate regeneration
Protect areas particularly sensitive to change
Resolve conflicting objectives in areas subject to development pressure or
Focus on delivery of area based regeneration initiatives
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2.8.1

If an AAP is to be progressed; SBC and NYMNPA would be responsible for drafting a framework for
the Business Park. As with all LDF documents, it is necessary to undertake consultation; accordingly
the following documents process would be undertaken:
•
•
•
•
•
•
•
•
•
•
•
•
•

Preparation of Issues and Options for the WPB AAP;
Approval at Committee;
6 week consultation period;
Collate and review consultation responses;
Prepare Preferred Options paper;
Approval at Committee;
6 week consultation period;
Collate and review consultation responses;
Approval at Committee;
Submission to Inspectorate;
Examination in Public;
Any amendments suggested by Inspectorate; and
Adoption as part of LDF.

2.9

Planning Application

2.9.1

Should it be concluded that the extension of the BP will be progressed in advance of the LDF process
(or its successor) it would be necessary for a planning application to be submitted to amend the
existing internal road network and to further develop the internal road network to open up the
development plots which have been identified for future development.

2.9.2

Clearly the parcels of land that have been identified for the BP extension are outside the development
limits of both SBC and NYMNPA. As such an application would need to be referred to the
Government Office or its successor for approval as a departure from the development plan (as the
land is outside the development limits).

2.10

Retail Uses

2.10.1

The potential of retail uses on site was raised by a number of those that attended the public
consultation events details of which are included in the next section of this report. It was suggested
that the frontage of the Business Park could potentially accommodate a number of retail units,
thereby creating a retail zone. This option has been discussed between key officers at SBC and
NYMNPA and it was concluded that the opportunity for retail could be explored in more detail, on the
basis that any retail floorspace at the Business Park would be comparison goods only (for example
for vehicle parts, white electrical goods, carpets, beds and sofas)

2.10.2

SBC’s recent retail study states that there is capacity for 6,700 sq m of comparison floorspace in
Whitby. It is thought that the Business Park could accommodate up to 2,500 sq m and the
floorspace capacity and this assumed figure has been used within the Traffic Impact Assessment
(TIA) that has been prepared in support of the feasibility study.
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2.10.3

The acceptance of potential retail use at the Business Park will be subject to further scrutiny by SBC
and NYMNPA. Any planning application for retail on the site would be required to pass the tests set
out in PPS4 and the local plan policies which are relevant to the location of the site (either SBC or
NYMNPA).
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3

PUBLIC CONSULTATION

3.1.1

The Planning and Compulsory Purchase Act 2004 sets out standards and encourages a more
comprehensive and inclusive approach to community involvement. This is reinforced in Planning
Policy Statement (PPS) 1 – Delivering Sustainable Development, which was adopted in 2005.
Paragraphs 11 of PPS1 conclude that:

3.1.2

“More effective community involvement is a key element of the Government’s planning reforms. This
is best achieved where there is an early engagement of all the stakeholders in the process of plan
making…this helps to identify issues and problems at an early stage and allows dialogue and
discussion of the options to take place before proposals are too far advanced...”

3.1.3

This statement of community involvement has been prepared on behalf of Scarborough Borough
Council (SBC) and North York Moors National Parks Authority (NYMNPA) to summarise the
community engagement undertaken for the preparation of a feasibility study for the future of Whitby
Business Park.

3.1.4

SBC and NYMNPA identified a number of aspirations for the future of the Business Park, which
included:
o
o
o
o
o
o
o
o

3.1.5

Consider expansion of Business Park to open up future development land
Review traffic management and traffic flow within the Business Park
Possible improvements to connections to highway infrastructure
Review opportunities for sustainable travel
Potential improvements to the public realm within the Business Park
Consider preparation of an Ecology Management Plan for the Park
Examine opportunities for low carbon and renewable energy technologies
Improvements to the appearance of the Business Park

In order to ascertain that these aspirations were in line with those who occupied units on the
Business Park, those who work there and live in the surrounding area, a list of consultees was
developed to include the following parties:
o
o
o
o
o
o
o
o

All businesses on the Business Park;
The owners (and their advisors) of land immediately adjacent to the boundary of the Business
Park;
Residents from Mount Pleasant (as the nearest residential units);
Elected Members from Whitby Town Council;
Elected Members of HawskercumStainsacre Parish Council;
Officers from SBC and NYMNPA;
Officers from North Yorkshire County Council (YCC); and
Representatives from Yorkshire Forward
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3.2

Consultation Event 1

3.2.1

The first consultation event was held on 14th April 2010 between 12.30pm and 7.30pm at the Green
Lane Centre, Whitby.

3.2.2

A total of 85 letters of invitation were sent out to occupiers of the business park, elected Members,
local residents, Yorkshire Forward and owners (or their agents) of land adjacent to the Business Park
(examples of these letters are attached at appendix B). Email correspondence was also sent to
Officer’s of SBC, NYMNPA and YCC inviting them to attend the event.

3.2.3

The event was managed by representatives from:

3.2.4

o

WYG

o

SBC

o

NYMNPA

Lee Pitcher – Principal Project Manager
Hannah Smeed – Principal Planner
Doug Kendall – Project Development Manager
David Kelly – Economic Development Officer
Sarah Housden – Policy Manager

The team presented a list of aspirations (as set out above), together with a summary of previous
consultation events in relation to the Business Park (in 2009) managed by SBC and NYMNPA so that
those that were attending, who had made representations on the Business Park before, could see
that their previous comments were being taken into consideration throughout the life cycle of the
feasibility study. Those attending were also invited to review a plan (SK001 P1), shown below.
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3.2.5

It was concluded that the best way to capture opinion was to invite attendees to carry out a
Strengths Weaknesses Opportunities and Threats (SWOT) analysis for the Business Park. It was
important for the team to understand from those that lived and worked in the area, what did and
did not work on the Park and what opportunities there were on the Park that could be exploited
through the feasibility study.

3.2.6

The event was well attended, with approximately 30 attendees dropping in throughout the course
of the afternoon.

3.2.7

The following comments were made on the SWOT analysis (this is exact wording).

3.2.8

Strengths
o
“very pleased to see a proposed extension to the estate”
o
“very pleased to see the 3 estates being linked up”
o
“business park would provide higher value jobs than retail”
o
“totally agree” (this remark was made about the changes to speed along the A171 as
suggested by an attendee who operated from the business park)

3.2.9

Weaknesses
o
None reported

3.2.10

Opportunities
o
“option A & B together would give a oneway system from tip/ recycling area”
o
“option D & C look good to open up business park and leave opposite side of A171 for
housing”

3.2.11

Threats
o
“temp travellers site to be relocated”
o
“tree screening on front of domestic dwellings not acceptable”
o
“all heavy good traffic going down Fairfield Way, Chomley Way will pass in front of our
homes”
o
“lack of views, reduced privacy with extra light, air and noise pollution”
o
“yorwaste offensive smell”

3.2.12

Most attendees did not make official comment to the SWOT analysis, however those managing
the event made a note of the discussions that took place between attendees and the WYG, SBC
and NYMNPA;
o
o
o

The speed limit on the A171 needs to be slower;
Very encouraged by the options to open the Business Park up;
Supportive of the Business Park for the employment opportunities (there is a need to
diversify employment in Whitby and not just rely on tourism);
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o

o
o

o
o

o
o
o
o
o
o
o
o
o
o

o
o
o
o
o
o
o
o

Welcome the news that Enterprise Way is staying open having received a plan from North
Yorkshire County Council highways showing that it would close (it was confirmed that the
plan that was issued was a mistake);
Keenness to tidy the site up;
Concerns about the travellers – some local children are intimidated by the youngsters from
the travelling community;
Local support for Sainsbury’s proposals;
If retail was going to be approved on the site, then retail should be zoned within the
Business Park so that it does not spread across the Park and mean that the businesses are
phased out and replaced by retail;
Supportive of options A/B and C
Concerns about getting back on to the A171 after visiting the Park;
Option D and C are encouraged – anything that expands the Business Park is a plus;
Option A and B to link up the Business Park is encouraged to get a continuous route
around the Park;
There is a need for business premises in Whitby, so any expansion plans are welcomed;
Linking up the Park is a positive step forward;
Relieved to hear that Chomley Way and Enterprise Way are not being closed off;
Visibility along the A171 is not a problem, but the speed of traffic moving along it is;
Some businesses have a carshare plan to limit parking requirements and promote
sustainability;
Bus route around the Park may be beneficial, however some businesses commented that
the shift patterns of some premises at the Park would be unlikely to coincide with the bus
route (as some work unsociable hours);
Option C is supported;
What is happening to the farming land to the north of Chomley Way?;
Option C is a great opportunity to open up additional land as there is demand for local work
space;
Support for broadband connection as this would improve employment opportunities;
There is a real chance to improve the Business Park;
There is nothing else in Whitby apart from tourism – there is a need for business space;
Smell from Yorwaste is a problem for some residents at Mount Pleasant;
Suggestion to use Enterprise Way as an in and out for lorries and other HGV’s to avoid
using Chomley Way so as to reduce impact of noise and disturbance to residents at Mount
Pleasant.
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3.3

Post Consultation Activity
Additional Representations

3.3.1

Following on from the formal consultation period, WYG received a detailed response from O’Neill
Associates Planning Consultants acting on behalf of Keyland Development who has landholdings
at Broomfield Farm, which lies to the south of Stainsacre Lane, opposite the Business Park.
O’Neill Associates provided a thorough background of their involvement on Broomfield Farm and
provided detailed information relating to Keyland Development’s intentions for develop out the
site. The information that was presented also included indicative highways measures that could
be implemented along the A171 to gain access into Broomfield Farm and the Business Park.

3.3.2

The details prepared by O’Neills was reviewed by the WYG/ SBC/ NYMNPA team and it was
concluded that the detail provided for consideration was outside the scope of the feasibility study.
The study aims to specifically review the Business Park and the way in which it operates, included
access from the Business Park on to the A171; however for the time being, the highways
solutions suggested by O’Neills are too advanced for what the feasibility study has been
commissioned to consider.

3.3.3

Additional Work Identified

3.3.4

Following on from the first consultation event, it was concluded that a transport impact
assessment should be prepared to support the findings of the feasibility study to ensure that the
proposed extension of the Park would not impact on the existing highways network. This work
forms part of WYG’s findings and can be found as a separate report.

3.3.5

Findings from Team Meeting

3.3.6

The WYG/ SBC/ NYMNPA reviewed the responses to the consultation event and it was concluded
that option B, C and D would be promoted through to the next consultation stage.

3.3.7

Consultation Event 2
The second event was held on 26th May 2010 between 1pm and 7pm at the Green Lane Centre,
Whitby. A total of 87 letters were sent out which included those invited to the first consultation
event, plus two additional attendees who asked to be invited to the second event. (Please refer to
appendix B for A copy of the invitation letter).

3.3.8

The event was managed by representatives from:
o

WYG

o
o

SBC
NYMNPA

Lee Pitcher – Principal Project Manager
Hannah Smeed – Principal Planner
Doug Kendall – Project Development Manager
Sarah Housden – Policy Manager
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This time, attendees were shown how the development options had evolved since the last meeting and were shown further details on the internal road options, as well as further details on
landscape and ecology management.
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3.3.9

The second consultation event was attended by 16 people including local residents, occupiers of
the Business Park, local architects and agents.

3.3.10

As with the first consultation event, there was limited formal feedback with only one comment
noted “note access to mast site, need regular access – is access road in right position”.

3.3.11

We received informal feedback through discussions with those that attended. Comments
included;
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o

The plans should show the new tip off Chomley Way;
On the plan entitled “proposed development plots”, there should be an access road shown
from Chomley Way through to the parcel of land which is to be opened up;
Agreement to the road improvement options that had come forward;
Great to see the Business Park opening up;
The landscaping plan looks great;
Very impressive;
It looks good;
Some concern that there is not enough demand for the amount of land that has come
forward;
Exciting opportunity to improve the Business Park;
Query over how much floorspace is being provided by the Yorkshire Forward scheme;
What about retail on the site – how much of the site will become retailing;
General queries about what is happening with the Sainsbury’s scheme on the Park;
How will retail spread be controlled?
Good idea to have open spaces throughout the Business Park and to have landscaping to
act as a natural buffer;
The Business Park is in an attractive setting;
How does the Business Park Feasibility Study fit in with what is happening in the
surrounding area?
Query whether surrounding land owners were aware of the Feasibility Study
The nature trail / walk was well received

3.3.12

Post Consultation Activity

3.3.13

After the consultation event, WYG received requests for copies of the material that was
presented at the second event, accordingly copies of plans have been provided to O’Neill
Associates and Astin’s (Chartered Surveyors and Letting and Estate Agents based in Whitby).
WYG has since received a query by email from O’Neill Associates with regards to the extent of
the scope of the feasibility study in specific relation to the A171. These queries have since been
dealt with.

3.3.14

Representatives from WYG and SBC also met with the Managing Director of Whitby Seafood
Limited to discuss the internal road options. It transpired through the course of this discussion
that it would be necessary to realign the road shown for option D to allow serviced access to land
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within private ownership. Since the meeting, option D has been moved to the north west by
approximately 50m.
3.3.15

Whitby Seafood Limited also suggested that option C seemed to be compromised because of
recent building works on Fairfield Way. This again has been reviewed and it has been concluded
that option C can be progressed in its current form.

3.3.16

It was pleasing to note that Whitby Seafood Limited were able to offer their full support to the
improvements at Whitby Business Park. They did suggest that the lack of detail relating to cycle
and walking to work may be a weakness; however because this is a feasibility study, the detail of
cycle and walking to work opportunities have not been fully explored. We can advise that SBC
and NYMNPA are fully committed to sustainability and encouraging sustainable travel and that
this will dealt with, in full, at a more appropriate stage in the extension of the Business Park. In
addition to this, the landscaping plans that have been prepared do allow for nature trails in and
around the site, as well as areas of open space for those who work on the Business Park to be
able to enjoy the outdoors on their way to, or from work, and during their allotted break times.
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4

TRANSPORT PLANNING and HIGHWAYS OPTIONS

4.1.1

For the purpose of the Whitby Business Park feasibility report, the following details and
information have been summarised form the WYG Highways Proposals report and the Traffic
Impact Assessment Report. For exact details and information associated with Highways please
refer to these reports respectively.

4.1.2

This appraisal has been prepared by WYG Transport Planning to identify the highway issues
which affect Whitby Business Park and to propose measures to improve the Business Park.

4.1.3

A Traffic Impact Assessment (TIA) has also been produced. This is a separate document which
considers the current operation of the site accesses and addresses the traffic impact of possible
further development of the Business Park on the site accesses and the wider highway network

4.2

EXISTING SITUATION

4.2.1

The Business Park is accessed from A171 Stainsacre Lane by way of three main access roads;
namely Cholmley Way, Fairfield Way and Enterprise Way. There are also two unnamed accesses
which serve individual plots within the Business Park.

4.2.2

The internal layout consists of three separate culdesacs which prevent the circulation of
vehicles around the Business Park. Hence, it is necessary to return onto the A171 Stainsacre
Lane to pass from one area of the Business Park to another.

4.2.3

The A171 Stainsacre Lane lies on a generally north west /south east alignment with a continuous
footway on the western side of the carriageway. A171 Stainsacre Lane is an all purpose type of
road which forms a link between Middlesbrough and Whitby and then continues past the
Business Park towards Scarborough to the south.

4.2.4

In the vicinity of the site, there are wide verges on both sides of the carriageway along the A171
Stainsacre Lane. These verges segregate the pedestrian footways from the carriageway.

4.2.5

The A171 Stainsacre Lane is subject to a 40mph speed limit along the site frontage. To the south
east, it becomes subject to the national speed limit. To the northwest, the speed limit becomes
30mph just to the northwest of Cholmley Way.

4.2.6

Opposite the Business Park on the southwestern side of the A171 Stainsacre Lane, there is a
large layby area of approximately 110m in length and which is segregated from the main
carriageway by way of a wide verge.
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4.3

SUSTAINABLE TRAVEL

4.3.1

There are three bus stops, all of which are within the preferred walking distance of 400m from
the existing plots on the Business Park. There are a number of bus services which pass the site.
They are relatively frequent and operate from early morning until late at night throughout the
week. The site is therefore well served by buses throughout the day with a good frequency and
hours of operation.

4.3.2

There are two existing businesses on the site that operate a dedicated bus service for their
employees.

4.3.3

Taking into account access by cycle, on foot and vehicular access to the railway station, the site
is in a location which is easily accessed by bus, by train or by cycle.

4.4

OPERATION OF THE HIGHWAY NETWORK

4.4.1

There are no major issues with the existing operation of the accesses into the Business Park in
the morning or evening peak hours.

4.4.2

Traffic flows on A171 Stainsacre Lane are understood to vary throughout the year, with flows
increasing considerably in summer due to the tourist generated traffic.

Car Parking
4.4.3

Onsite observations have shown that there is heavy on street parking in certain locations within
the Business Park. In some locations, cars were observed to park on footways, completely
blocking them for pedestrians. In some cases, car parking interferes with ability of HGV’s to
manoeuvre on the site access roads.

4.5

FUTURE DEVELOPMENT

4.5.1

There is a firm commitment by Yorkshire Forward to develop the north western area of the site
with 25,000sq.ft of B1 office and workshops.

4.5.2

Sainsbury’s have submitted a planning application for a 30,000 sqft GFA foodstore with 223
customer car parking spaces. Vehicle access to the store is proposed to be via a new three arm
signalised junction from the A171 Stainsacre Lane. This access would therefore be located
between Cholmley Way and the existing Unnamed Access 1. Service vehicles would access the
rear of the store via Cholmley Way. As part of the proposals both of the existing Unnamed
Accesses onto the A171 Stainsacre Lane will be removed.
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4.6

OPPORTUNITIES
Internal Road Layout

4.6.1

The existing internal layout of the Business Park lacks connectivity. The three main accesses
into the Business Park are not linked within the site and are three separate culdesacs. There is
therefore an opportunity to improve the internal road network by providing road linkages within
the Business Park and extending the road network to provide access into new development sites,
principally along the north east side of the Business Park.

4.6.2

Originally, seven options were considered to improve the internal linkages across the site, of
which three preferred options were identified as being most likely to improve connectivity within
the Business Park and to open up new development sites. (Please refer to Appendix C for details
of the preferred options).

Highway Adoption Issues
4.6.3

It is proposed that any newly constructed roads will be constructed to adoptable standards and
adopted by NYCC under a Section 38 Agreement. NYCC have confirmed that there is not a
Section 38 Agreement in place to secure the adoption of the existing road network. It is
recommended that the unadopted roads within the Business Park are adopted. Indeed, it may
be necessary to do so in order to secure the adoption of any newly constructed roads

New Development Plots
4.6.4

The improvements to the internal road layout, coupled with the improvement of the existing
road layout to adoptable standards, will create seven additional development plots.

4.6.5

It has been assumed that 40% of the total land area in each plot will be given over to
accommodate single storey, new buildings with the remaining area given over to car parking,
landscaping and areas which cannot be developed. Given this assumption, in addition to the
Yorkshire Forward development, there is potential to create some 50,800 sqm of development
on the Business Park.

HGV Movements
4.6.6

As part of the improvements to the internal linkages within the site it is proposed to improve the
alignment of the junction at the eastern end of Fairfield Way. At present the existing junction
cannot easily accommodate twoway HGV movements without conflicts occurring. The proposals
will increase the radii of the junction thereby assisting HGV’s to manoeuvre.

4.6.7

Other radii at junctions and bends in the existing road layout have been considered and are
capable of accommodating the typical manoeuvres that HGV’s will be required to make at these
locations.
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Car Parking
4.6.8

On street parking has been identified as a problem within the site at present. As well as being a
general road safety issue, private cars parked on street also restrict the ability of HGV’s to
manoeuvre. There is the therefore the opportunity to discourage on street parking by introducing
waiting restrictions, especially at the junctions with the A171 Stainsacre Lane and at key
junctions and locations within the site.

Pedestrian Links
4.6.9

Pedestrian links can be improved as part of the upgrading of the roads within the site to
adoptable standards which requires that footways are provided on either side of the
carriageway.

A171 Stainsacre Lane Speed Limits
4.6.10

NYCC have expressed an aspiration to change the speed limits along the A171 Stainsacre Lane
across the frontage of the site from the existing speed limit of 40mph to 30 mph. Whilst the
Personal Injury Accident data does not require that such changes are put in place, there is some
merit in extending the 30mph speed limit across the site frontage. It is therefore recommended
that such measures are considered in further detail.

Employee Bus Service
4.6.11

There is the potential to extend the existing employee bus service as previously described in
across the whole of the Business Park if there is the demand for such a service from other
occupants of the site.

Cycle Linkages & Parking
4.6.12

There is the opportunity to improve the attractiveness of the site for cyclists.

Travel Plan
4.6.13

A travel plan is used to reduce the number and length of journeys by single occupancy private
car and to encourage other more sustainable modes of transport. There is the option of putting
in place a comprehensive Travel Plan for the whole Business Park. This could have a number of
benefits in addition to encouragement of sustainable travel, such as liaison with tenants, keeping
tenants up to date with improvement proposals, marketing and the like.
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5

Traff ic Impact Assessment (TIA).

5.1.1

A TIA has been prepared as part of an appraisal and feasibility study of Whitby Business Park for
Scarborough Borough Council.

5.1.2

The scope of work for this report has been provided by officers of North Yorkshire County
Council (NYCC) who are the local Highway Authority.

5.1.3

This TIA should be read in accordance with the Options Appraisal and Feasibility Study
‘Transport Planning Issues’ which identifies highway issues and proposes measures to improve
and extend the Business Park.

5.1.4

The purpose of this TIA is to assess the impact of the traffic generated by the possible future
expansion of Whitby Business Park at the three existing site accesses onto the A171 Stainsacre
Lane and to highlight any offsite highway works that maybe required as a result of the
additional traffic generated by the proposals.

5.1.5

This TIA considers the current operation of the site accesses and addresses the traffic impact of
possible further development of the Business Park on the site accesses.

5.1.6

The existing operation of the local highway network has been considered during weekday
morning and evening peak periods. The existing junctions have been analysed and it has been
show that the junctions are operating well within capacity at present. This is further supported
by the queue data which also shows that ample capacity is available with very little queuing
occurring at present.

5.1.7

Scenario 1 includes for extending the Business Park by 7 plots with total area of 126,900sqm
delivering 50,800sqm GFA for employment uses. Scenario 2 includes Scenario 1 plus food retail
associated with the proposed Sainsbury’s development and separate non food retail.

5.1.8

The trips associated with the proposals for Scenarios 1 and 2 will not have a demonstrable
harmful impact on the existing highway network and therefore no mitigation is required at the
sire accesses to accommodate the additional traffic movements associated with either scenario.

5.1.9

The analysis shows that even with the additional traffic associated with Scenarios 1 and 2, the
site access junctions will still operate with no need for any improvements.
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6

DRAINAGE

6.1.1

For the purpose of the Whitby Business Park feasibility report, the following details and
information have been summarised from the WYG Drainage Constraints report. For exact details
and information associated with Drainage please refer to this report.

6.2

Site Characteristics and General requirements

6.2.1

Scarborough Borough Council is proposing to extend the existing Whitby Business Park by
around 12ha., over seven possible sites located to the north, west and east of the existing
industrial estate.

6.2.2

The development site is shown on the Environment Agency flood risk map as lying in Flood Zone
1; therefore outside the extent of 0.1% (1 in 1000) risk of flooding from major watercourses. No
other significant sources of flood risk were identified and the site is considered to be at low risk
from flooding.

6.2.3

The topography is not uniform across the sites. Therefore drainage of each site needs to be
assessed in detail on an individual basis.

6.2.4

At this stage, a geotechnical investigation has not been undertaken at the site and no detailed
geotechnical information is available to allow an assessment for the utilisation of SUDS
techniques.

6.2.5

It is recommended that a Flood Risk Assessment for the development is undertaken in order to
satisfy the requirements of the Environment Agency and to support the future Planning
application.

6.3

Existing Water Courses

6.3.1

There are three watercourses located in or bordering the site which discharge into the Spital
Beck and due to the restriction in the runoff rate from the existing green field areas it will be
necessary to provide on site attenuation of the surface water flows.

6.3.2

Discharge of surface water flows will be into the watercourses located on and around the site
with surface water sewers being required to control surface water runoff within the site. It is
envisaged that the sewers will be designed to a 1 in 30 standard, in line with Sewers for
Adoption requirements.

6.3.3

Due to the restricted runoff rate, an estimated total of 3,556m3 of formal storage will be
required to limit flows from the whole development during a 1 in 30 event and an estimated
further 2823m3 will be required to store flows in excess of the 1 in 30 standard, up to the 1 in
100 plus climate change event these will also be retained on site and attenuated. These volumes
include increasing rainfall intensities by 30% for the 1 in 100 yr return period, to take into
account current projected impacts of climate change.

6.3.4

A topographic survey of the site should be undertaken in order to confirm the topography of the
site and the location of the existing watercourses. This will allow a more detailed analysis to be
undertaken of how each site can be drained.

WYG Management Services

part of the WYG group

www.wyg.com

creative minds safe hands
date: 30/07/2010 Issue: 01

26

6.3.5

It is recommended that a ground investigation, including soakaway testing, should be completed
in order to identify the extent to which infiltration and SUDS techniques can be adopted in
draining the surface water drainage of the site.

6.3.6

Should the ground investigation demonstrate that soakaways are viable, and also it is concluded
that they can be implemented without increasing risk elsewhere, surface water from site should
be disposed of via infiltration techniques in accordance with CIRIA Guidance C697 “The SUDs
Manual.”

6.3.7

Further liaison with the local Land Drainage Authority and the Environment Agency should be
undertaken to seek to increase the allowable green field run off rate and hence reduce the
amount of on site attenuation required.

6.4

Foul Water Drainage

6.4.1

Discharges of foul flows are to be further discussed with Yorkshire Water, but are intended to be
discharged into the existing public foul sewer network within the industrial estate. Gravity
drainage is generally possible although there may be a requirement for pumping some sites
dependant upon finished floor levels and ground levels within the individual sites.

6.4.2

There is an existing foul water pumping station positioned to the eastern side of the existing
industrial estate site however Yorkshire Water have yet to confirm if spare capacity is available
to deal with the additional flows from the new development.

6.4.3

Further liaison with YW will be required to ascertain the Foul Pumping Station capacity and
ascertain the spare capacity within the existing public foul sewers. From this information an
assessment can be made to identify any trigger levels on development of any of the sites before
any upgrading works are required to the foul drainage system. This assessment will also identify
any additional offsite upgrading works required by Yorkshire Water.

6.4.4

A complete drainage review should be undertaken based on the information obtained from the
additional topographic surveys in order to consider the best way forward to provide the most
economic form of surface water attenuation and drainage of foul drainage from the various sites
along with assessing the final levels for each plot. This review will then need to be inputted into
a masterplan for the development.

6.4.5

A connectivity survey from the site should be undertaken to the public foul water sewer to
establish connection levels of the private sewers within the existing industrial site.
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6.5

Surface Water Drainage

6.5.1

In order to confirm that connection of the new road drainage can be discharged into the existing
sewer system, then approval should be sought from Yorkshire Water and the owner of the
private surface water sewer draining Enterprise Way to confirm that the estimated flows can be
accepted into the respective sewers.

6.5.2

Due to the restriction in the run off rate of 1.4l/s/ha, it will be necessary to provide on site
attenuation of the surface water flows.

6.5.3

Discharge of surface water flows will be into the watercourses located on / around the site at a
total combined rate (sites 1 7) of approximately 17l/s (based on the green field runoff
calculation).

6.5.4

Surface water sewers will be required to control surface water runoff within the site. It is
envisaged that the sewers will be designed to a 1 in 30 standard, in line with Sewers for
Adoption requirements.

6.5.5

Due to the restricted run off rate, an estimated total of 3556m3 of formal storage will be
required to limit flows during a 1 in 30 event (for site 1 – 7).

6.5.6

Flows in excess of the 1 in 30 standard, up to the 1 in 100+cc event will be retained on site and
attenuated. An estimated further 2823m3 will be required to store this additional runoff.
Following design guidance such as the CIRIA report C635 this additional storage, for example,
could be provided by setting levels such that local and temporary flooding of the roads, parking
areas and landscaping occurs. Alternatively, these volumes can be incorporated into the on site
attenuated ponds /ditches by increasing their capacity.

6.5.7

The above estimates include increasing rainfall intensities by 30% for the 1 in 100 yr return
period, to take into account current projected impacts of climate change and will be revised once
more details including plot levels are available.

6.5.8

In respect to Option B and D roads these can be drained to the existing public sewers subject to
approval from Yorkshire Water in respect of the available capacity within the public sewers.
Option C road will be drained into either the Yorkshire Water public s/w sewer or the existing
private system within Enterprise Way and again this will be subject to acceptance of the
additional flows into the respective system.

6.5.9

In order to confirm that connection of the new road drainage can discharge to the existing sewer
system, then approval should be sought from Yorkshire Water and the owner of the surface
water sewer draining Enterprise Way to confirm that the estimated flows can be accepted into
the respective sewers.

6.5.10

A complete review should be undertaken based on the additional topographic surveys in order to
consider the best way forward to provide the most economic form of surface water attenuation
from the various sites along with assessing the final levels for each plot. This review will then
need to be inputted into a masterplan for the development.

6.5.11

Once the above study has been undertaken a schematic drainage design can be prepared and
budget costings obtained to identify the costs associated with draining the site in respect of
surface water drainage.
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6.6

The Way Forward

6.6.1

In order to progress the project the following actions are required to identify the development
constraints and provide sufficient information to allow budget costings to be provided.

6.6.2

Undertake a topographic survey of each separate development site to establish how the site can
be drained.

6.6.3

Undertake site investigation study to identify the existing ground conditions in order to assess
the suitability of utilising SUDS techniques and reduce the extent of any on site attenuation.

6.6.4

Obtain the outstanding information from Yorkshire Water in respect of the capacity of the
existing YW foul pumping station and the on site and offsite sewers, in order to identify any
additional new sewers required and any off site improvements required.

6.6.5

Undertake a detailed assessment of the existing green field run off rates and seek to agree a
higher green field run off rate above the 1.4 ls/ha, rate with the Environment Agency.

6.6.6

Undertake a feasibility study to establish the most economic method of providing the on site
surface water attenuation for the development. This study to be inputted into the masterplan
along with any other constraints identified by the other studies.

6.6.7

Once the above study has been undertaken a schematic drainage design can be prepared and
budget costings obtained to identify the costs associated with draining the site in respect of foul
and surface water drainage.
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7

PUBLIC REALM  LANDSCAPING

7.1.1

For the purpose of the Whitby Business Park feasibility report, the following details and
information have been summarised form the WYG Public Realm / Landscaping report. For exact
details and information associated with Public Realm and Landscaping proposals please refer to
this report.

7.1.2

WYG have been commissioned by Scarborough Borough Council (SBC) to prepare a Public Realm
Enhancement Strategy for the Whitby Business Park, Stainsacre Lane.
Further design
development of new development plots and site infrastructure, beyond RIBA Stage C is
envisaged will take place as part of a formal application process. The enhancements proposed
as part of the highways infrastructure form part of the overall business park feasibility study and
will help inform the Area Action Plan.

7.2

Public Realm Strategy

7.2.1

The public realm strategy, design palette and landscape masterplan have been developed to
RIBA Stage ‘C’ (Design Concept). The masterplan formed part of the consultation exercise for
future development of the business park with local residents and business leaders. Careful
consideration has been given to the integration of formal public realm proposals to what are
currently areas of informal semiimproved pasture, woodland blocks and green space associated
with roadside verge. The proposals for improved pedestrian access and linkage extend across
the site, utilising existing and proposed routes as identified on the accompanying outline
masterplan (please refer to Appendix D for concept design details).

7.3

Commercial Frontage Zone

7.3.1

The developing commercial frontage to Stainsacre Lane and enhancement on the back of recent
approvals and future development has been integrated within the public realm strategy and
future approvals accommodated where possible. In addition the identification of valued habitat,
future mitigation and proposed ecological management has been considered as an integral
element to the site strategy. (refer to Ecological and Landscape Management Plan).

7.4

Landscape Infrastructure

7.4.1

The availability of additional land to accommodate the preferred access infrastructure and
realisation of future development plots plus proposed landscape structure planting has been
identified on the landscape masterplan. Whilst this is currently an aspiration, future stages of
design evolution will necessitate more detailed discussion over formal land ownership
boundaries, utilities easements and potential leasehold restrictions. The potential massing of
building form, site layout and detailed internal access to the future development parcels is still
yet to be determined. The design evolution of site infrastructure will have a marked influence on
landscape infrastructure. Future site expansion presents a key opportunity to establish a new
pedestrian network and improved linkage throughout the site with clear way marking and the
potential for improved cycle access throughout the site. The public realm strategy identifies the
potential for improved physical access to the north and to utilise both the adopted highway
footpath and informal pedestrian links linking the pedestrian user through the site from east to
west. The existing Public Right of Way (PROW) will be diverted to pick up the proposed highway
infrastructure and to follow the realigned footpath associated with the new road access.
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7.4.2

It is proposed that over the longer term, a circular walk is established around the site periphery.
This will form the basis of an improved amenity for local business employees and local residents
to gain better access to the sites assets. This circular link will follow a new ‘green corridor’
route which will be established as part of future expansion, present opportunity for improved
maintenance access and be defined by a mixture of double hedgerow and timber fencing
providing protection and linkage to the proposed ecological centres on the site periphery.
Accompanying this strategy are proposals to increase structure planting using native species of
local provenance associated with the new highway infrastructure. This will assist in softening the
visual and landscape impact of the new road infrastructure when viewed from elevated
viewpoints to the west and south west.

7.5

Future Design Evolution

7.5.1

Key to the future success of Whitby Business Park is the establishment of a more consistent and
appropriate street scene frontage to Stainsacre lane to replace the development boundaries that
have been formed over time in an ad hoc manner. A key objective for future development is to
maintain consistent approach to the frontage development, and intervening development plots,
boundary treatments, the announcements of entrances, signage, access points and the overall
cumulative impact of the business park. This can be achieved under the banner of a detailed
development brief and public realm ‘Design Code’. The public realm palette developed as part of
this Concept proposal stage should be developed further to form part of a detailed design code
incorporating future expansion land.

7.5.2

With emergence of new individual boundary treatments associated with the retail outlets, it is
considered that pedestrian accessibility to the north of Stainsacre lane and linkage within the
retail sites is paramount to improve permeability of the boundary frontage. The site appraisal
calls for a greater degree of cohesion and structure to the existing landscape assets. The design
code and development of the design concept will make considerable in roads to this cohesion
and structure.

7.6

Recommendations

7.6.1

The next stage of the scheme development is design evolution to detail design and development
of the Concept Design. For the purposes of the public realm and site green infrastructure, this
will be in part informed through the completion of additional ecological surveys and vegetation
surveys. It is also a recommendation that the next stage include a review of the ecological and
landscape management plan to reflect in an iterative fashion the design evolution that is likely to
take place.
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8

ECOLOGY MANAGEMENT PLAN

8.1.1

For the purpose of the Whitby Business Park feasibility report, the following details and
information have been summarised form the WYG Ecology Management Plan. For exact details
and information associated with Whitby Business Park Ecology Management Plan proposals
please refer to this report.

8.1.2

WYG was commissioned by Scarborough Borough Council (SBC) to prepare an Ecological and
Landscape Management Plan (ELMP) for land at Whitby Business Park, Stainsacre Lane and
future development land proposed for development. The ELMP forms part of the Feasibility
Study for Whitby Business Park and will help inform the Area Action Plan.

8.1.3

The ELMP is designed to provide general management guidance where applicable to the
development proposals at RIBA Stage C Concept design and may be applied to a range of design
options. The ELMP focuses on areas with ecological and landscape value, including those
identified during an ecological constraints appraisal of the site (Desk Study and Phase 1 Habitat
Survey) – it is advised that a project ecologist be appointed to guide implementation of the plan.

8.1.4

Existing habitats at the site include hedgerow, semiimproved grassland, improved grassland,
seminatural woodland, plantation woodland, scrub and running water (with associated bankside
vegetation). Nesting birds are likely to be present during the bird breeding season and otters
are known to travel along the Spital Beck (just north of the site). Further information, to be
obtained from additional surveys, is required to establish use of the site by badgers and bats,
and also to determine the value of potentially speciesrich hedgerows in the northwest of the
site.

8.1.5

The plan objectives are to avoid impacts on designated conservation sites, on nesting birds,
bats, badgers and otter, to retain and enhance habitats of high ecological value and to maintain
and enhance the landscape value of the site for five years following completion of the
infrastructure development works and thereafter, through active management.
These objectives will be fulfilled as follows:
During development works
•

•

•

•

Avoidance of impacts on designated conservation sites – no such sites are present on or in
the immediate vicinity of the site so impacts are unlikely; no further consideration in the
ELMP.
Avoidance of impacts on nesting birds – recommended that any building demolition or
vegetation clearance be conducted outwith the bird breeding season (regarded as being
March to September inclusive), with ecologist management required for any inseason
clearance works.
Avoidance of impacts on bats – there is potential for bats to roost in buildings and trees
on/adjacent to the site.
Bat survey programme required for further information,
appropriate mitigation/licensing to follow if required.
Avoidance of impacts on badgers – badgers are known to be active in the vicinity of the
site. Badger survey required to establish whether active setts are present, appropriate
mitigation/licensing to follow if required.
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•

•

Avoidance of impacts on otter – installation of fencing to prevent site works incursion into
Spital Beck corridor. Use of pollution prevention and control during works to prevent
ingress of oil and other pollutants into the Beck corridor.
Retention of highvalue habitats – Scarborough Biodiversity Action Plan (BAP) habitats
(seminatural woodland, watercourses, speciesrich hedgerows) should be retained during
site development. NonBAP habitats (semiimproved grassland, scrub, speciespoor
hedgerows) should be retained where possible as these form linking habitat features,
particularly the ‘green corridor’ through the central part of the Business Park.

Postconstruction (years 15)
•

•
•

•

•

•

•

•

•

Where possible, soft landscaping areas created during development should be planted with
native tree and shrub species of local provenance. Retained hedgerows should be
enhanced by planting in existing gaps.
Habitats should also be enhanced by installing bat and/or bird boxes onto trees or new
built structures.
The value of seminatural woodland areas will be retained through a general policy of non
management, though there may be opportunities to selectively clear nonnative tree
species to create areas of woodlandedge habitat.
If management works on trees (such as removal of overhanging limbs) are required, these
should be conducted outside the bird nesting season (and preferably in JanuaryFebruary).
The project ecologist/arboriculturist should be contacted as preworks assessments, such
as bat surveys, may be required.
Retained hedgerows will require management to prevent them becoming overgrown.
Annual cuts (flailing or trimming) should be carried out, alternating so that only one side is
managed each year. Speciesrich hedgerows will require particular management regimes,
to be determined based on the results of the recommended hedgerow survey. Cutting
should be carried out between October and February.
Designed shrub and structure planting should be maintained by an appointed landscape
contractor, to ensure these areas can develop as shown on the indicative Landscape
Masterplan. Management should include installation of protective fencing, use of cane
supports and ties where required, watering during times of prolonged drought, and
removal of weeds around new transplants.
Watercourses will not require active management, though exclusion zones of at least 5m
should be adopted within which no industrial or associated activities will be allowed.
Industrial units and roadways should be screened from watercourses by fencing where
appropriate, to reduce accumulation of windblown litter.
To maintain the value of semiimproved grassland areas, an annual cut (no lower than
8cm) will be taken in late September; arisings will be left in situ for oneweek to allow
invertebrates to escape and then removed, to prevent nutrient enrichment. Uncut refuges
will be left to provide shelter for invertebrates – the uncut areas will be rotated annually to
prevent encroachment of scrub. This cutting regime will also be applied to highway verges
to enhance their species diversity.
Proposed landscape grassland areas (including on existing farmland) will be seeded with
native grassland mixes to allow establishment of speciesrich grassland communities.
Intensive mowing maintenance will be carried out during the initial 12 months to allow
sward to establish, after which two cuts a year will be taken.

The ELMP will be reviewed after the initial 12 months post end of defects period, to enable
alterations and further recommendations to be made as required.
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9

EXISTING SERVICES AND UTILITIES

9.1.1

For the purpose of the Whitby Business Park feasibility report, the following details and
information have been summarised form the WYG Existing Site Services and Utilities report. For
exact details and information associated with Existing Site Services and Utilities report for Whitby
Business Park please refer to this report.

9.1.2

If the WBP is to prove to be a sustainable development opportunity for the SBC and any
Developers, then it will need to reduce its reliance on utility services and look to maximise
alternative sources of energy to meet its future demands.

9.1.3

The future Energy Strategy proposals at this stage are unknown however details will have to be
developed to provide a realistic way forward that will enable the stakeholders and prospective
tenants to meet their energy needs both today and in the future, and in manner that is both
pragmatic in terms of annual carbon emissions, and is commercially viable and attractive to the
marketplace in terms of energy consumption costs.

9.1.4

This section of the report does not identify any alternative methods of sourcing energy in
addition to primary utilities connections to local supply networks however details are included
within the Low Carbon and Renewable Energy Report produced by WYG.

9.1.5

In terms of meeting the requirements for obtaining outline planning permission associated with
the potential future development and utility services and connections; this document identifies
the relevant works involved and makes recommendation accordingly. Details of the existing
services and utilities for the initial 7 options have been surveyed and mapped by WYG via Adien.
(Please refer to Appendix E for details).

9.1.6

In terms of the WBP development improvement options and the possible extension footprint
itself, current masterplan/layout proposals will necessitate a number of possible diversions and
extending the existing utility services within the existing Fairfield Way, Chorley Way and
Enterprise Way. Detailed costs for diversions and extending the existing services are not possible
at this stage and further contact will have to be made with the relevant utility companies with
existing infrastructure in place.

9.1.7

We have been advised by the utility service providers that reinforcement of existing
infrastructure may be required to establish Electricity, Gas and Water load capability to WBP,
again the exact budget costs for which are unknown at this early stage of the project, however
indicative costs have been obtained.

9.1.8

There are specific areas for future expansion that have been identified by the client and
development team to date: the area of land to the north of the WBP site, bordered by a stream
and the fields to the north, east and west of the site.

9.1.9

There is an existing 11kV Over Head Line to the North East side of the proposed Business Park /
development. The OHL which can be potentially diverted depending upon the development of
any proposed masterplan.
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9.1.10

An initial budget indication estimate has been obtained from Northern Gas Networks to provide a
new Gas Service to the development plots.

9.1.11

Yorkshire Water (YW) have initially advised WYG that there is spare capacity within their network
for a peak demand of 5l/s can potentially be provided, without having to undertake
reinforcements works. For 10 l/s there is likely to be a reduction in pressure in the area and
therefore YW would require more accurate demand requirements to fully ascertain the need for
reinforcement.

9.1.12

The exact telecommunication requirements will have to be confirmed and detailed as the project
develops as BT will not provide any budget costs without a master plan of development.

9.1.13

There is currently no existing fibre optic infrastructure in the vicinity of the WBP site. Therefore it
is Scarborough Borough Council intention as part of the improvement and further development
works to provide a high capacity broadband via a service provider.

9.1.14

It is recommended that as the project develops an External Lighting & Visual Environment
Lighting Masterplan report / design document is undertaken. For the initial purpose of this
Feasibility Report indicative costs have been included for both, the provision of new Street
Lighting columns on the developed highways Options B, C and D. and the replacement of the
existing Street Lighting Columns on the Business Park.
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10

ENERGY and RENEWABLES

10.1.1

For the purpose of the Whitby Business Park feasibility report, the following details and
information have been summarised form the WYG Energy and Renewables Discussion
Document. For exact details and information associated with potential Energy and Renewables
for Whitby Business Park please refer to this report.

10.1.2

The preliminary Energy and Renewables Discussion Document, produced by WYG Engineering on
behalf of Scarborough Borough Council, provides an initial assessment of potential low to zero
carbon and renewable energy options which may be appropriate for Whitby Business Park, an
extension to an existing primarily commercial/industrial development site, located to the South
East of Whitby in North Yorkshire. The extension to the site will incorporate similar building types
to those existing (B1/B2 & B8) and will include managed workspace type developments (and
potentially retail), there are no proposals for any residential type development at this time.

10.1.3

The purpose of the Energy and Renewables Strategy is to provide a general overview of what
technologies and techniques may have potential for incorporation in this development to mitigate
carbon emissions and meet local, regional and national targets for sustainability and climate
change, this will enable discussions around the potential for and benefits of developing this site.

10.1.4

It is an indicative review and assumes that in later stages of the project all suggestions will be
verified and thoroughly tested through detailed calculation and analysis to determine technical
and commercial viability. As such, at this stage of the process this high level review has no basis
in calculation, carbon analysis, modelling, consumption estimates, utilisation profile or payback
analysis but highlights common techniques, current and best practice in achieving targets.

10.1.5

Future development at Whitby Business Park will need to adopt at minimum Best and likely
Advanced Practice standards of energy efficiency to reduce annual energy consumption for the
benefit of occupants, comply with advancing building regulation standards and reduce the
burden on low carbon and renewable energy generation technologies in achieving the local and
regional obligations and to deliver Zero Carbon buildings1 from 2019.

10.1.6

A number of different low carbon and renewable energy generation technologies have been
considered for the site including building integrated, site wide decentralised and offsite solutions.
These concepts are described in the Energy and Renewables, in the following document but
more visually summarised in the Sustainability and Renewable Energy Summary Assessment
Sheet in Appendix F, the key engagement document/element of this review. This document is
intended to stay ‘live’ during the planning and implementations, as and when development
proposals come forward, and modified as techniques become more viable or otherwise, giving a
record of assessment. The summary gives an indicative suitability for this scheme as low,
medium and high and the LZT/Renewable technologies can be summarised as follows;

1
Defining Zero Carbon: Have your Say Report 2009 http://www.zerocarbonhub.org/downloads/ZCH
HaveYourSay.pdf
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10.2.5

District energy will likely require the investment of an energy services company (ESCo) either
independently or in partnership with the land owner or developer as part of a joint venture to
operate assets and sell heat (and possibly power) over a fixed term contract normally >25years,
this will require some degree of cultural shift and a level of risk in the absence of heat
regulation. Building integrated renewable and micro generation may also necessitate a degree of
cultural shift in operation and maintenance of renewable technologies.

10.2.6

The inclusion of a large onsite wind turbine(s) at Whitby is considered to have considerable
issues and possible land sterilisation impacts, although there is potential space in and around the
site and paybacks are favourable. However, the current consultation on the definition of Zero
Carbon is anticipated to permit a wider spectrum of ‘Allowable Solutions’ including offsite wind
turbines.

10.2.7

More than one alternative energy strategy might be considered for Whitby Business Park, at this
stage, and an approach that retains the flexibility to select the most appropriate solution as part
of the future developments detail design, adapting to technology and policy changes over the
development build programme.

10.3

Next Steps

10.3.1

All proposals should be thoroughly analysed at the next stage of development to determine
technical and commercial viability against a single and defined strategy for the site. This analysis
would be based against detailed calculations assessing carbon emissions over time in light of
emerging policy and changes in regulation.

10.3.2

Such analysis would occur alongside and educate the masterplanning process in terms of
infrastructure and would result in statements of intent appropriate to support planning
submissions.

10.3.3

Summary

10.3.4

The incorporation of decentralised and district type energy strategies along with renewable
generation techniques, providing all appropriate impacts and viability are fully assesses.

10.3.5

Both Authorities have a requirement (through regional and local policy or guidance) to include,
where possible, a contribution of energy generation to the site through renewable means e.g.

10.4

The Yorkshire and Humber Plan Regional Spatial Strategy to 2026

10.4.1

Policy ENV 5. This strategy document includes the following statement which is referenced in the
Scarborough Borough Council Core Strategy Development Plan Document (DPD);
•

Promoting and securing greater use of decentralised and renewable or lowcarbon
energy in new development, including through Development Plan Documents (DPD)
setting ambitious but viable proportions of the energy supply for new development to
be required to come from such sources. In advance of local targets being set in DPDs,
new developments of more than 10 dwellings or 1000m2 of nonresidential floor space
should secure at least 10% of their energy from decentralised and renewable or low
carbon sources, unless, having regard to the type of development involved and its
design, this is not feasible or viable.
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10.5

Scarborough Borough Council Core Strategy Development Plan Document  Core Policy ENV1 
Sustainable Use of Resources, refers to The Yorkshire and Humber Plan Regional Spatial
Strategy to 2026 Policy ENV 5 which includes the statement
•

10.6

“….new developments of more than 10 dwellings or 1000m2 of nonresidential
floorspace should secure at least 10% of their energy from decentralised and
renewable or lowcarbon sources, unless, having regard to the type of development
involved and its design, this is not feasible or viable.”

North York Moors National Park Authority Local Development Framework  Core Strategy and
Development Policies  CORE POLICY D  Climate Change, which includes the following
statement;
• “Requiring residential developments of 5 or more houses and other uses of 200m2 or

more to generate energy onsite from renewable sources to displace at least 10% of
predicted CO2 emissions”

10.6.1

Both these Policies and guidance document have the same general intent i.e. to utilise
LZT/Renewable technologies on site to generate energy, however, the derivation in terms of
energy against CO2 is very different. A 10% requirement to offset CO2 emissions is potentially
more onerous than one to offset energy and as such discussions will be required to determine a
way forward for the site rather than having differing targets split across the site, applicable to
development plots.

10.6.2

This discrepancy should be reviewed at the next stage of the process to define a clear and single
strategy across the site which all parties can buy into.
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10.7

Conclusions

10.7.1

The extension of Whitby Business Park and subsequent development will need to adopt at
minimum Best and likely Advanced Practice standards of energy efficiency to reduce annual
energy consumption for the benefit of occupants and reduce the burden on low carbon and
renewable energy generation technologies in achieving the local and regional aspirations and to
deliver Zero Carbon buildings2 from 2019.

10.7.2

The first step in delivering an appropriate energy strategy is integrating energy efficiency
measures to reduce energy consumption prior to considering the integration of low carbon and
renewable technologies. This ethos must be integrated into the development of any future
building on the site (which would be subject to planning permission).

10.7.3

Assessment of appropriate technologies at this stage of any project can only be of an indicative
nature as many variables which would directly affect feasibility are yet to be determined and any
viability issues should be thoroughly tested before recommendations are made. However, some
aspects of a site can lend themselves to the successful integration of one or more
LZT/Renewable technology and the assessment has been based on some of these parameters as
well as current recognised best practices.

10.7.4

A decentralised district energy solution may represent the most economic and fuel flexible long
term approach, although potentially initial development phases establishing initial energy
centre(s) and district heat and power infrastructure could represent a greater capital investment
than building integrated renewables. Utilising a specialist energy services provider to establish a
Whitby Business Park Energy Services Company (ESCo) may however mitigate some of these
costs. Development density, number of buildings, mix of uses etc will need consideration to
integrate CHP perhaps to meet the base hot water demand of the development.

10.7.5

The use of Photovoltaic Cells (PV), whilst currently representing a very high cost per kW
installed, could represent an alternative building integrated approach, particularly as revised
carbon intensity figures are anticipated to increasingly favour electricity generating renewables
and the benefits of Feed in Tariffs3.

10.7.6

A large wind turbine can represent an economic solution, however the perceived environmental
constraints, planning and land sterilisation risks to establishing a turbine onsite can be
problematic.

10.7.7

The cost and low carbon saving benefit generally realised by heat pumps usually indicate ground source
and air source heat pumps to be less viable in new build developments/extensions already on the gas
network, however may be considered in tandem with other renewables, such as PV.

10.7.8

Any residual emissions of the development are anticipated to require mitigation through a series
of further ‘Allowable Solutions’ to achieve compliance with the Zero Carbon standard. Allowable
solutions at Whitby Business Park could include offsite wind, heat export or import, installation of
renewables to existing building stock or financial contributions via the local authority as part of a
Section 106 type agreement.

2
Defining Zero Carbon: Have your Say Report 2009 http://www.zerocarbonhub.org/downloads/ZCH
HaveYourSay.pdf
3
BRE Revised SAP 2009 available at: www.bre.co.uk/sap2009/
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11

COST REPORT

11.1.1

An estimate of the cost of the Project has been made, based on the Project Brief, site
investigations and initial designs carried out by the WYG Project Team. A summary of the
project cost is detailed below, with the detailed breakdown of the cost included at Appendix G.

11.1.2

The Total Project Cost including a 5 % contingency is estimated to be £3,682,717.00

11.1.3

WYG have based the costs on current day which is 3rd quarter 2010 with a BCIS tender price
index of 212

11.1.4

Market conditions over the next year are predicted by BCIS to be very competitive and tender
prices will be stable so no allowance for inflation is made in the cost plan

11.1.5

For the exact details of items excluded from this cost plan please refer to notes section of the
cost report in Appendix G.

11.1.6

All costs reported exclude VAT.

11.2

Summary of Costs

Option B roadworks

185,299

Option C roadworks

800,150

Option D roadworks

270,926

Landscaping for complete site

801,465

Drainage and services infrastructure

1,449,509

£

Contingency

5%

Total

WYG Management Services

175,367

£
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12

CONCLUSIONS AND RECOMMENDATIONS

12.1.1

This feasibility report concludes that the Client’s proposals are technically viable, on the site
selected by the Client, and confirms that the quality levels can be achieved within budget.

12.1.2

The anticipated total cost of the work is £3,682,349.00, inclusive of 5% contingency and
exclusive of VAT.

12.1.3

WYG Management Services are content that the costs fully cover the scheme requirements.
However if the Project is not financially viable based on the proposals as they stand at present
then amendments, reduction in scope and value engineering opportunities can be implemented if
additional funding is not made available. If not, cuts to the scheme will need to be made in
specification and external works.

12.1.4

Following confirmation of funding it is recommended that the Project should proceed with the
submission of an outline planning application and designs developed to RIBA Stage D, to enable
tender documents to be issued on, in accordance with Scarborough Borough Councils
programme and requirements.
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