Local Growth Fund
Business Case Pro forma

Part A
Lead Organisation & Partner Details
A1 Project name and location
Include postal address, postcode and local authority area

Central Northallerton highway and footpath improvements
Various locations centered around East Road and the High Street, Northallerton
Hambleton District

A2 Lead organisation/company
Name of lead
Hambleton District Council
organisation/
company (trading
name)
Address
Civic Centre, Stone Cross, Northallerton, DL6 2UU

Company
registration
number (if
applicable)
Legal status

Local authority

A3 Lead contact
Name of lead
contact

Mark Haynes

Position

Business & Economy Officer

Telephone

01609 767056

Email

mark.haynes@hambleton.gov.uk

Address (if
different from
above)
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Hambleton District Council, Civic Centre, Stone Cross, Northallerton, DL6 2UU

A4 Other partners
Please identify all partners/companies/land holding interests that are directly linked with the project.
(Append any additional information if appropriate)
Partners involved in direct delivery of the project
Name

Tel No

Email

Address

Nature of interest

Mick Jewitt
Hambleton District
Council

01609 767053

mick.jewitt@hamblet
on.gov.uk

Civic Centre, Stone
Cross, Northallerton,
DL6 2UU

Senior Responsible
Officer

Jonathan Stubbs
Wykeland Group Ltd.
& Central
Northalleton
Development
Company Ltd.

01482 320968

jds@wykeland.co.uk

Wykeland House, 47
Queen Street, Hull,
HU1 1UU

Director & Joint
Venture Partner in
Treadmills delivery

Jayne Charlton
NYCC Area 2
Highways

01609 797053

jayne.charlton@north County Hall,
yorks.gov.uk
Northallerton

Highways Authority

Nature of interest

Other Partners involved in the project
Name

Tel No

Email

Pam Johnson
NYCC Highways

01609 532295

pam.johnson@northy County Hall,
orks.gov.uk
Northallerton

Highways Authority

Andrew Brown
NYCC Public Rights
of Way

01609 535977

andrew.brown@nort
hyorks.gov.uk

PROW Authority

Peter Jones
HDC Planning

01609 767099

peter.jones@hamblet Civic Centre, Stone
on.gov.uk
Cross, Northallerton,
DL6 2UU

Planning Authority

James Smith
NYCC Traffic
Engineering

01609 532582

James.Smith@north
yorks.gov.uk

County Hall,
Northallerton

Highways Authority

Lindsay.Judd@betty
sandtaylors.co.uk

Top Floor, Joe
Cornish Gallery,
Zetland St,
Northallerton, DL6
1NA

Chair, Northallerton
BID

Lindsay Judd
Northallerton BID
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Address

County Hall,
Northallerton

Part B
Project Details
B1 Project description
Please provide a brief description of your project (no more than 3,500 characters).
This should include a clear indication of what the project is, and its key aims and objectives.
(Please append a clear delivery/implementation plan and any additional information if appropriate).
Improvements to the highway and footpath network around the centre of Northallerton. The works proposed have
been precipitated by new developments in the centre of the town including the Treadmills development on the site
of the former Northallerton prison. Please see Appendix 18 for full description.
Treadmills is a mix of retail and leisure uses in new build units alongside refurbished 200 year old listed buildings,
that formed part of the former prison complex, being brought back into economic use. The prison stood as a 3.4
acre island in the centre of the town for two centuries being a passive feature in respect of the highways network
generating virtually no traffic movements on and off the site. Opening up the site for development requires a number
of improvements to the highway network as new traffic movements will be generated that the highway network did
not have to accommodate whilst the site was an operational prison. Some of these traffic movements will be linked,
pass-by or diverted trips and, whilst new to the site, not all will be new to the highway network. At the weekday
evening peak 16.45 -17.45 the development is estimated to generate 206 two way trips, of which 152 would be new
trips, taking one junction beyond capacity. The weekend peak is higher again generating 273 two way trips at the
Saturday peak at 11.45-12.45 with 193 trips being new trips to the site. See the Transport Assessment at Appendix
12.
Highway network capacity in the town centre has also been impacted by the relocation of the North Yorkshire Police
Headquarters to a site neighbouring Treadmills development. There is no staff parking due to the volume of
operational vehicles based on site. Staff parking and traffic from police operations has generated different patterns
of use to that of its previous office uses placing pressure on the highways network and junctions in the town centre.
Access to the site will be enabled from a new site access on Crosby Road. The Transport Assessment has
assessed the traffic impacts of the proposed development which indicates that mitigation works would be required at
The Link-East Road Junction, including localised widening, signalisation and improved pedestrian crossing facilities.
Further improvements are proposed in order to ensure that Treadmills is strongly linked to the High Street, 135m
west of the site, to maximise the economic potential of the High Street and Treadmills and also to establish strong
pedestrian connections encouraging preferred consumer habits of traveling between the areas on foot.
The full list of proposed improvements are:
- Localised widening on the Link to improve the junction with East Road by provision of two approach lanes.
- Introduction of traffic signal control to East Road-The Link junction, including intelligent signal equipment and
detectors to enable adaptive changes to signal timings to optimise junction performance and enabling the linking of
traffic signals in the town centre.
- East Road-The Link junction improvements to include the provision of controlled puffin crossings
- Utilities diversions
- Improvements to Crosby Road
- Introducing linked signals to improve traffic flow in the town centre
- Improving Zetland St to be more pedestrian friendly, strengthening the link between Treadmills and the High St.
- Improving pedestrian routes of New Row and Central arcade also to strengthen the East-West links in the town
- Re-siting a pedestrian crossing

Please explain what the current baseline position of the project is
No work has started on any of the proposed improvements to the highway and footway network. The outline
proposals for the Zetland Street and ginnel improvements have been discussed with a range of stakeholders
including NYCC Highways, land owners, local businesses, local members and Northallerton BID. The majority of
people consulted are supportive of the proposals. Detailed design work for the Zetland Street and ginnels
improvements are part of the proposal. Works have been undertaken to the Treadmills site to prepare it for
re-development and anchor tenants for the site have been secured, see Appendix 16 for full details. Funding has
been secured from the LEP for a digital hub which will form part of the development. Ahead of the planning
application in July 2018 pre-application discussions have been held with NYCC Highways.
A more detailed baseline is included in Appendix 18.
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B2 Rationale for intervention
Please explain why the project is needed. This should include a clear analysis of the issues you are
addressing and/or the market need or failure. Reference or attach evidence to support. (max 3,500
characters)
Northallerton is experiencing a period of growth. An 1100 home development is underway to the north of the town,
an 82 bedroom hotel and 100 bedroom care home have been approved to the north of the town centre and North
Yorkshire Police relocated it's headquarters into the town adjacent to the Treadmills development. Whilst these are
all important additions to the town the road network is struggling now to accommodate current traffic levels at peak
times. On top of these additions, a development such as Treadmills in the heart of the town is going to add further
traffic.
Treadmills is itself required to enhance the town centre offer which currently lacks a discount supermarket. The
towns leisure offer and night time economy also require improvement to help reduce expenditure leakage.
Commercial confidence in the scheme is high demonstrated by the information in Appendix 16. A Transport
Assessment prepared for the Treadmills planning application (Appendix 12) has highlighted that localised widening
of The Link to form two approach lanes at the East Road junction, plus intelligent signalisation of the junction is
necessary to ensure the highways network can accommodate the additional traffic that Treadmills generates.
A development appraisal (Appendix 10) shows the development can provide the internal/on site access routes plus
the works that will be required as planning conditions, but wider off site improvements cannot viably been included
in the development costs. Further the Zetland Street, New Row and Central Arcade improvements are not required
as part of the measures shown to be needed in the Transport Assessment. They are not therefore the responsibility
of the developer, nor is the Highways Authority planning to or required to do these works. They are however thought
necessary in order to link the High Street and Treadmills development with strong pedestrian routes helping to
maximise the economic potential of both areas.
Areas of the town centre are already experiencing congestion and poor air quality levels. With a new development
in the town that will generate significant additional traffic movements it is important to deliver improvements that will
encourage positive consumer behaviours. Creating strong links between car parking, Treadmills and the High Street
will encourage exploration of the town on foot and discourage multiple vehicle movements per visit. Zetland Street is
the principle route to be improved in this regard. The improvements here will not only improve pedestrian amenity
they will also narrow the road to a single carriageway to prevent the inappropriate parking that currently occurs on a
regular basis having the effect of slowing traffic, increasing congestion and exhaust emissions.
There are 9 sets of traffic signals around the town centre, non of which are linked. As a consequence traffic flows
are not managed and congestion is common in areas of the town centre such as East Road and Friarage Street.
Additional traffic generated by Treadmills will only exacerbate this situation increasing the journeys undertaken
along these routes. It is proposed to introduce a system to link some or all of the signals around the town centre in
order to optimise the performance of the highway network and to reduce waiting times at various junctions. This will
have a positive impact on air quality too as the time vehicles remain stationary in the town centre will be minimised.
See Appendix 18 for a fuller rationale.
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Please explain why Local Growth Funding (ie public sector intervention) is required, what it will
specifically fund and what evidence of market failure there is. Reference or attach evidence to support
this (max 3,500 characters).
The Treadmills development will provide a step change in the offer of Northallerton's town centre. It will reduce
expenditure leakage by enchancing the local convenience and leisure offer of the town. It will however add
significant extra vehicle movements into the town centre road network. The measures proposed in this project are
designed to enable the road network to be able to accommodate the additional traffic whilst minimising vehicle
movements and emissions. A range of improvements are likely to be required as highways conditions, these are:
- Localised widening on the Link to improve the junction with East Road through the provision of two approach
lanes.
- Introduction of traffic signal control to East Road-The Link junction, including intelligent signal equipment and
detectors to enable adaptive changes to signal timings to optimise junction performance and enabling the linking of
traffic signals in the town centre.
These improvements will allow the road network to function adequately with the increased traffic levels, and will also
provide improved access for the Police and Fire Service to the road network. However to maximise the economic
impact of the development for the town it is important that there are strong linkages between the High Street and the
new development. A number of improvements are to be undertaken to strengthen East-West links between the sites
alongside measures to optimise traffic flow around the town centre to reduce congestion and emissions. These are:
- Utilities diversions
- Introducing linked signals optimising vehicle movement and minimising the time vehicles are stationary in the town
centre
- Improving Zetland St to be more pedestrian friendly, strengthening the link between Treadmills and the High St and
encouraging linked trips.
- Re-siting a pedestrian crossing at the end of Zetland Street to make a more legible and direct pedestrian route
- Improving pedestrian routes of New Row and Central arcade also to strengthen the East-West links in the town
- Improvements to Crosby Road
It is these additional measures that the LGF funding is being sought for. They are added value measures not
accounted for in the developments viability assessments. The viability of the site is already on the margins of being
acceptable particularly when the works required as Highways conditions are included as demonstrated in Appendix
12.
These improvements are not essential to the developments delivery but they will connect it better to the High Street
maximising the economic potential of both areas. By enhancing the public realm, making it a more pleasant
pedestrian environment, it encourages people to walk between the High Street and Treadmills rather than make
multiple car movements per trip to the town centre.
Similarly better pedestrian access will encourage local residents to walk to the town and Treadmills rather than
drive. Having the improvements in place at an early a stage in the developments delivery will establish good habits
from the outset. The intention is to reduce the transport demand in cars. Linking of the signals across the town
centre will optimise vehicle movements along key routes, reducing the time vehicles are stationary and ensuring
emissions levels are as low as possible. They will have a major benefit to the town but are not required to be
delivered by Treadmills and could not be afforded by the scheme should they be so.
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Please explain what other sources of funding you have tried to secure and what will happen if the
project does not secure LGF
National Productivity Investment Funds were sought for to support the project but the bid was unsuccessful.
If LGF funding is not secured the viability of the site is such that it cannot absorb these costs. The scenarios that
exist if the funding is not secured are:
- project will need to be stripped back to the key highway improvement elements required to open up the site e.g.
the localised widening of The Link and signalising of The Link/East Road junction.
- alternative funding sources will have to be found
- the project does not go forward in its current format and linkages between Treadmills, the High Street, car park and
residential areas are not improved.
The strong commercial interest in the site demonstrated in Appendix 16 reflects that the site is a remediated
brownfield site at the centre of a vibrant North Yorkshire market town gives CNDCL confidence that the site will be
developed. In addition LGF funding has been secured for the digital hub, a key element of the project.

Please explain what the critical success factors are for the project and list the criteria against which
you will assess the successful delivery of the project.
Short term success factors:
1. Secure planning consents for entire scheme
2. Continue to secure pre-let agreements with anchor tenants
3. Ensure the viability/deliverability of the preferred scheme
Medium term / longer term success factors:
1. Development (including highways improvements) and disposal of southern half of site to provide capital receipt
to offset costs of redevelopment of the northern half
2. Redevelopment of the Northern part of the site
3. Creation of the public open space bounded by the listed buildings as a focal point.
4. Achieving a full let of all the units for the uses proposed.
5. Enhancing east-west links within the town to encourage pedestrian movement between High St / Treadmills /
residential areas east of town to reduce traffic congestion.

B3 Beneficiaries
Please explain who the principle beneficiaries of the project are and how they benefit
Project beneficiaries for the Highways scheme elements include:
1. Highways users will benefit from the proposed improvements which will improve traffic flows around the town,
improving journey times and reliability and improve access to off street car parks.
2. Residents of Northallerton who will be provided with a greater range and quality of retail and leisure choices
accessible within the town. They will also benefit from improved footpath/pedestrian links around the town and
improved air quality as a result of less congestion.
3. High Street businesses which will benefit from the reduced expenditure leakage from the town afforded by the
greater choice provided in the new development reducing the need for residents of the town needing to travel to
other commercial centres. In addition the improved public realm will encourage exploration of the town on foot,
increased dwell time and expenditure maximising the economic potential of the town centre.
Additional beneficiaries of the development opened up by the scheme include:
4. The area's sub-regional and local construction sector and associated supply chain.
5. Local business who will have access to a community of digital business who will be able to provide assistance to
improve their digital platforms, online presence and productivity.
6. Residents seeking employment - particularly young people involved in digital businesses
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Part C
Options Assessment
C1 Options analysis
Please append a full Options Analysis. This should include:• A description of each option you have considered for the delivery of the project objectives.
Considered in relation to scope, project activity, delivery/implementation and funding. Include a “do
nothing” option.
• A SWOT analysis for each option.
• Quantified costs and benefits with an explanation of how you calculated the benefits.
A risk assessment for each project, completing TEMPLATE A in the business case pack to score each
risk for each option. Using that completed template, identify the constraints and dependencies of
each option.
Please append options appraisal
Please set out below, using your appended options analysis, a ranking for each of the options
considered in priority order.
3 - Deliver all proposed improvements
2 - Deliver only required highways improvements
1 - Do Minimum

Please set out your preferred option and why each of the others considered have been ruled out.
The preferred option is to do all of the proposed improvements, Option 3. This option delivers the optimum benefits
for the town as it enhances connections between the High Street and Treadmills, encouraging pedestrian
movements around the town, thereby reducing congestion and emissions. Congestion and emissions would be
further reduced by linked signals optimising traffic movements and minimising the time vehicles are stationary.
Economic impacts arising from the Treadmills development are maximised.
Option 1 - do minimum is not a viable option as site uses would be severely constrained by junction capacities.
Option 2 - do only required highways improvements would allow the development to proceed largely as planned
though it would add further traffic movements without seeking to mitigate some of the congestion effects and none
of the air quality effects. Poor connectivity in town likely to result in multiple vehicle movements per visit
exacerbating congestion and air quality issues.
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Part D
Project Assessment
D1 Strategic fit assessment
Please explain how the project relates to local, LEP and national strategies, policies and initiatives
(max. 3,500 characters).
The Treadmills development is a key project in the Hambleton District Council Council Plan and Economic
Development Strategy. The project proposed here open up the development which will enable the town centre offer
to be enhanced and the towns vibrancy improved. Further the improved pedestrian interconnectivity between the
Treadmills development and the High Street will maximise dwell time, increasing spend per visit and maximising the
economic benefit to both areas of the town centre.
The strongest fit with the LEP Strategic Economic Plan objectives is with Priority 4 – Successful & Distinctive
Places. This priority seeks to ensure that the local economies in the LEP area remain functional and sustainable.
The town is facing increasing competition from higher order retail destinations, only exacerbated by the approval of
the Scotch Corner Designer Outlet development. There is a need to improve the town centre offer to make it a more
attractive retail destination. This project contributes to this strategic aim by enabling a development which will
enhance the town centre through the introduction of modern retail units and uses which are not present or
underserved in the town. Additional leisure facilities will also greatly strengthen the currently weak night time
economy. These factors will help ensure that Northallerton can improve its role as the key service centre in the
district and support the growth of the town whilst remaining a successful and distinctive place. Through these
additions high street expenditure leakage to higher order centres can be minimised. In order that this can be
acheived however the highways improvements are required to open up the site and to ensure the increased traffic
generated by the development can be sustained by the road network.
The Department for Transport, Transport Investment Strategy from July 2017 has four main objectives, the first
being:
- To create a more reliable, less congested, and better connected transport network that works for the users who
rely on it. Our intensively used networks are ageing and face increasing demands, creating delays and undermining
reliability. In places they don’t provide the connections people and businesses need.
This project aims to ensure that the transport network within the centre of Northallerton functions optimally and
minimises congestion, reduces emissions and encourages more sustainable options for moving around the town.

The North Yorkshire County Council Local Transport Plan 2016-2045 lists five key objectives. These are listed
below with a reference to how the project will contribute to each:
- Economic Growth - opening up the site and improving the road and footway networks will maximise the economic
impact of the Treadmills development for the town and will reduce expenditure leakage to higher order centres
- Road Safety - new signalised junctions and linked signals will improve road safety and optimise vehicle
movements through the town centre.
- Access to Services - A range of retail, leisure, employment offerings will be provided by the site
- Environment and climate change - optimising vehicle movements through the town via linking the signals will
reduce emissions and mitigate some of the impact of increased vehicle movements in the town centre.
- Healthier Travel - the ginnels and Zetland street improvements will encourage travel to, from and around the town
centre on foot.
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D2 Economic impact assessment
Please describe how the project will contribute to economic growth and the wider economic, social
and environmental benefits it will deliver. (max 3,500 characters.)
Please append any economic impact analysis or other evidence to support economic growth.
The project will contribute to economic growth in the following ways:
Economic Impact of Road improvements
The Transport Assessment of the junction capacity undertaken by Local Transport Projects (Appendix 12) shows
the development would not be possible without improvements. It also shows that the improvements will
accommodate the additional vehicle movements. The improvements therefore allow for the expansion of the town
centre offer which will have a beneficial impact on the towns viability reducing expenditure leakage to higher order
centres.
Investment unlocked/attracted to town
See Appendix 3F - Treadmills itself is worth a combined £20.3m investment but since the time the prison site has
been purchased and the intention improve the town centre offer has been publicised there has been increased
investor confidence in the town. A conservative estimate suggests an additional £3.2m has/will be invested in the
town as a consequence.
Employment created (as per Appendix 3D calculations)
There is significant new employment resulting from the end uses of the development which have been calculated
using the proposed floor areas and industry accepted average guidelines for the density of jobs per square metre
for different land uses(HCA guide to employment densities 3rd Edition 2015). This gives the following estimates for
jobs created in the proposed end uses:
Use
Phase 1 Food Retail
Phase 1 Non Food Retail
Phase 2 Non Food Retail
Phase 2 Cinema
Phase 2 Food/Leisure
Total

Sqm Jobs/sqm
2018 1/40
557 1/17.5
108 1/17.5
1366
1/200
1385
1/17.5

No. Jobs
63
6
6
6
68
231

For output purposes the Leisure jobs have been included.
For phase 1 food retail, as discount operators will be the end users, job densities half that in the HCA guide have
been applied.
Only 50% of retail jobs have been included to account for any displacement factors.
This results in 74 leisure jobs and 38 retail jobs.

Whilst they are not counted for output purposes jobs will also be created during construction works for both the
highway and footway improvements and Treadmills construction (this being unlocked by the improvements) have
been calculated using CITB figures of 6.4 direct and 9.4 jobs per £1m of construction costs. As a worst case
scenario base costs for highways works of £1.9m gives figures of 12.5 direct jobs and 18.3 indirect jobs created in
undertaking the works. The base construction cost of Treadmills, estimated as £9.1m (as per Appendix 10) and
again using the CITB multipliers the figures are 58.5 direct jobs and 85.9 indirect jobs created. To ensure no double
counting - construction job outputs from the earlier digital hub LGF bid have been subtracted (13 direct & 19
indirect) to give figures of 45.5 direct and 66.9 indirect jobs.
See Appendix 18 for commentary on additional benefits including:
- Land Value Uplift
- Air quality - level of benefit and how to calculate the cost benefit
- Footfall increase
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D3 Value for money assessment
Using a completed TEMPLATE B, please provide details of the outputs to be generated by the project.
These need to directly relate to the LEP strategic economic plan and should be proportionate to the
funding requested. Also detail any additional outputs over and above those contracted with the LEP.
In respect of the road junction improvements Appendix 12a outlines the Benefit Cost Ratio (BCR) of the
improvements in table 1.14. This was calculated for an earlier project iteration for an NPIF funding bid, however the
PVB figures calculated by Mouchels will still apply. Using this and a PVC cost of £4.5m gives a BCR of 6.2
demonstrating in transport terms that the scheme represents good value for money.
The benefits unlocked by the road improvements, namely the jobs created in the construction of the highway and
footway improvements and the construction of the new development also represent value for money.
Local Growth Funding requested: £3,167,449
Direct Jobs
Job outputs direct - 112
LGF cost per job created - £28,315
When comparing these costs to the figures quoted in the HCA Calculating Cost Per Job Best Practice note 2015
(3rd Edition) the review identified a cost per net additional job created or safeguarded range of £28,700 to £51,000
for regeneration and property development projects with a mid-point in this range of £39,850 The retail and leisure
jobs that are created in the unlocking of the site therefore represent good value for money
A principle benefit of the investment requested here to enhance the highway and footway networks is maximising
the economic potential of both the Treadmills development and the High Street. Ultimately the project seeks to
promote investment in the town in the face of a changing role for the High Street and changing consumer habits.
The prospect of the Treadmills development has shown that there is strong commercial interest in the town (See
Appendix 16). This is borne out by wider activity in the town too with a number of potential new arrivals seeking
planning consents. Notable names include Filmore & Union, Wetherspoons and Mandale Properties, all of whom are
awaiting planning decisions ahead of their investment, as well as Dominos, Seasalt and The Works who have
recently opened stores in town and a local business extensively refurbishing and extending the Black Bull Inn. It is
estimated the that overall investment in the town precipitated by the announcement of the prison redevelopment is of
the order of £24m as detailed in Appendix 3F. This represents a 7.7:1 private:public sector investment ratio as a
result of the development if the wider town is considered or a 6.4:1 ratio if Treadmills investment alone is
considered.
Increased footfall - will be tracked and measured via LDC footfall counters. One is already installed in Zetland Street
and this will be used to monitor footfall levels before and after development. On street surveys before and after
development will identify the average time spent in the town centre and average spend. Using this information the
benefit to the town can be calculated.
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Please explain what leverage from public and private sources of funding the project will secure.
Just over £1.3m will be directly leveraged by the project from the private sector this being the value of CNDCL's
improvements to the highway and footway networks in and around the Treadmills development.
The improvements allow for the opening up of the site resulting in additional private sector investment. This releases
an estimated £20m investment in the Treadmills site. Further investment in the town has resulted from the
increased confidence stimulated by the Treadmills development. The value of this wider investment has been
conservatively estimated at £3.2m.

Please explain why your proposal constitutes value for money, detailing your assumptions.
(Reference/append any comparator projects or benchmarks that support your case).
As demonstrated above the scheme in transport terms has a high Benefit Cost Ratio of 6.2 indicating good value
for money.
The private:public investment leverage is also very healthy at 6.4 : 1 resulting in £20m leverage from the private
sector.
The retail and leisure jobs created also represent good value for money - 153 jobs are created at a rate of just
under £21k of public funding per job.
Providing an uplift to Northallerton economy - The scheme will help to reduce expenditure leakage from the town as
well as strengthening the retail, leisure and night time economy offer - estimated at circa £6m pa.
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Part E
Project Commercial, Financial & Legal Assessment
E1 Project impact
Please explain what the project outcomes will ultimately be (Define the goods/services to be provided
other than the actual capital/infrastructure works). Please provide evidence of how these have been
calculated.
Direct outcomes from the project activities:
Employment as detailed in D3
- 153 retail and leisure jobs within the Treadmills development.
- 71 direct construction jobs, 105 indirect
- Improved town centre traffic management through improved traffic signal controls, upgraded and signalised
junctions and enhanced east-west linkages. The value of the journey time benefits have been calculated by
Mouchels (Appendix 12a) as £28.2m
- Improved air quality and journey times as a result of improved traffic management.
- Improved emergency service access (police and fire) to highway network.
- Land value uplift
- Increased footfall
The project will deliver a series of improvements that will open up a 3.4 acre Northallerton town centre brownfield
site which will deliver the following outcomes as detailed in the Development Appraisal (Appendix 10):
An improved town centre offering of retail and leisure space comprising:
• Food/Retail
2,534sqm
• Non Food/Retail 217sqm
• Cinema
1,244sqm
• Leisure
1,186sqm
• A new public open space - for events, markets and performances
• The Centre for Digital Innovation - an new digital industry hub for the area incorporating offices and hotdesking
space
• Enhanced town centre retail offer
• An improved leisure and night time economy offer for the town.
See Appendix 3E - the value to the local economy of recaptured expenditure leakage is significant. Assuming half
of current leakage for pubs, restaurants and cinema is retained in the local economy at 2014 estimates this would
be worth £6m to the economy.
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E2 Commercial and financial assessment
Using TEMPLATE C, please provide a financial breakdown over the next 5 years of delivery. Please also
append;
• A forecast project capital cashflow highlighting when the different funding contributions are
expected to be received (Outlining assumptions made).
• A detailed operational monthly cashflow of all income and expenditure for the first five years
of the project to prove its sustainability (Please disregard any inflation estimate so that any
changes in assumptions can be readily seen).
Have Template C and supporting documents been completed and appended?
Yes

Project costs
a) Who has prepared
HDC, Gillespies, CNDCL Ltd., Local Transport Projects Ltd. and
the project costs?
b) On what basis have
Highways improvements costs have been prepared by [[ NYCC Highways ]] and
Gillespies based on knowledge of similar schemes. Figures for the redevelopment
the project costs been
have been prepared using standard development appraisal models by a chartered
prepared?
surveyor employed by Wykeland Group Ltd.
c) Have the project
The project costs were tested in the initial appraisal by Jacobs who found the costs of
costs been tested
most elements to be reasonable. Costs for signalisation of the junctions were deemed
to be too low so these have been reexamined by NYCC and LTP to ensure they reflect
robustly and how?
current market prices.
d) Are cost overruns
Potential cost overruns will be captured in the overall scheme costs through the
provided for within your production of a quantified risk assessment. Overruns for CNDCL will need to be
captured in the contingencies or taken from the predicted project surpluses.
organisation?
e) Has your organisation For the highways works a 20% contingency as well as a 44% optimism bias has been
identified a contingency allowed for to ensure adequate cover for any potential cost escalation.
For the Treadmills redevelopment contingency costs have been included in the
budget? if so, how
development appraisal (Contingency 4% & Developers contingency at 1.5%)
much?
f) Does your
Any cost increases for works on the Treadmilsl site or required as planning conditions
organisation guarantee will be met by CNDCL. HDC will, if required, absorb cost increases for the wider
highway and footway network improvements.
to absorb any cost
increases? If not, who
is?
Please provide a copy of the last 3 years’ accounts from your organisation
Tick here to show that you have done so
Please explain what the VAT status of your organisation is and confirm whether all costs are inclusive
or net of VAT
HDC is VAT exempt as is NYCC.
Central Northallerton Development Company Limited is VAT registered.
All costs shown are exclusive of VAT
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E3 Risk assessment
Building on the economic assessment options analysis in Part C, please complete TEMPLATE D risk
register for your chosen option. Please highlight below the inherent risks associated with your project
and your mitigation for these.
Summary of the risks and mitigating factors as identified in the risk register:
1. Financial: Project fails to secure LGF grant funding. This risk cannot be mitigated since without LGF grant funding
the full package of highway and footway improvements cannot be delivered.
2. Financial: Failure to secure pre-lets - As shown in Appendix 16 there is a high level of interest in the town by a
range of operators and an anchor tenant for phase 1 has been secured. Heads of terms are currently being
negotiated for the remaining unit on phase 1 and solicitors have been instructed to conclude the lease for the
Cinema anchor tenant of phase 2.
3. Financial: Design Compromises lead to delays or cost overruns - All parties will work closely to ensure design,
materials and layouts conform to all required highways standards ensuring that delays are not encountered.
4. Financial: Increases in highways improvements costs either from inaccurate costing or unexpected expenditure.
These risks have been mitigated through the inclusion of both a contingency and an optimism bias ensuring that all
costs will be contained within budget.
5. Financial: Site Abnormals or other risk items increase the development costs. Survey works have been
undertaken to minimise this risk.
6. Financial: Cost risk: Increases in actual build cost result from unforeseen changes in the construction market (e.g.
cost of labour, materials). Contingencies could be utiilised to mitigate this risk.
7. Planning Risk: Scheme does not gain planning consent - the scheme is consistent with the Local Plan and is
broadly in line with the Central Northallerton Masterplan prepared by HDC. This was adopted as informal planning
guidance. Through the competitive dialogue process the Council has provided the masterplan as guidance for the
scheme to minimise the risk of consent being refused. This risk has been further reduced through a planning officer
providing input throughout the competitive dialogue process.
8. Planning risk: Scheme does not gain list building consent - as part of the masterplan works a separate more
detailed study was undertaken of the listed buildings on the prison site to guide their treatment and re-use in any
redevelopment project. This has again been provided as guidance in the competitive dialogue process. Additionally
developers engaged in the process have liaised with Historic England and the Councils Conservation Officer during
the formation of their proposals to ensure developments respect the site's heritage.
9. Construction Risk: Construction delays result in inability to complete project to time leading to penalty costs. For
mitigation of this it will be essential to undertake due diligence of contractors ahead of appointment and to align
Liquidated and Ascertained Damages with developer financial penalties.
10. Construction Risk: Contractor Liquidity or solvency causes development to stall. Mitigation here is appropriate
due diligence ahead of appointment
11. Financial Risk: CNDCL Liquidity or solvency issues give rise to delays. Close monitoring of resources and
finances will be maintained for the life of the project.
12. Management Risk: Failure to meet Statutory Obligations - close monitoring and reporting of all obligations will be
undertaken.
13. Financial Risk: Significant Archaeological finds result in delays to programme. First stage of works now
complete. Second stage will be undertaken during the design and planning phase of the project. Remaining works
are on the second phase of the site and can be extended if required without impacting the delivery programme.
14. Health & Safety Risk: Contractor fails to meet obligations resulting in death or injury causing site closure and
construction delays. Mitigation involves appointing a quality contractor with a good track record and ensuring all
required health and safety procedures are in place.
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E4 State aid and legal assessment
Please explain how the project fits with the current State Aid regulations.
(The York, North Yorkshire and East Riding Local Enterprise Partnership cannot support proposals
which constitute unlawful state aid).
The funds sought are for improvements to the public highway network which will be open to all on an equal and
non-discriminatory basis. It is not anticipated therefore that the project presents a state aid issue. A state aid
assessment to this effect is included as Appendix 11

Please outline any public funding your organisation or your partner organisations have received in the
last 3 years including the amounts and the purpose of the funding.
In respect of the lead organisations HDC has received £6m grant towards the NNDA Link Road and Bridge from the
Local Growth Fund (contract date 11/03/16)
CNDCL has not yet received any public funding but is currently in the process of entering a funding agreement with
the LEP for £1.8m towards the Digital Hub element of the Treadmills development.

Please detail your procurement strategy outlining any procurement to be undertaken, respecting all
appropriate UK/EU regulations.
All project partners will work with NYCC to procure the package of works required via the North Yorkshire County
Council Civil Engineering Contractors Framework 2016 – Lot 6 >£1m-£5m.
NYCC openly procured this framework in accordance with the Public Contracts (amendment) Regulations 2015 as
can be demonstrated by viewing the OJEU supplement TED at https://ted.europa.eu/TED/notice/udl?uri=TED:
NOTICE:218129-2016:TEXT:EN:HTML

Please explain whether there is any land or property linked to the project that a charge to secure the
investment can be made against. If required, would your organisation be willing and able to grant a
legal charge in favour of a third party?
The works proposed are all based on public Highways or rights of way a such there will be no land linked to the
improvements works against which to secure a charge.
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Part F
Project Management Assessment
F1 Project management
Please explain why your organisation is best placed to deliver this project and how it fits with your
organisational strategy. (max 3,500 characters)
Hambleton District Council is the public authority for the area in which the project is to be delivered. The Councils
duties as outlined in the latest Council Plan
(www.hambleton.gov.uk/downloads/file/1276/hdc_council_plan_2015-19) are:
- Driving Economic Vitality
- Caring for the Environment
- Enhancing Health and Wellbeing
- Providing a Special place to live
In line with this the Council led the redevelopment of the prison site undertaking consultation with stakeholders,
residents and the business community on re-use of the site. Further the Council secured the site from the MoJ and
undertook a procurement process to secure a developer partner to undertake the redevelopment. A joint vehicle,
Central Northallerton Development Company Ltd. (CNDCL) was formed between HDC and Wykeland Group Ltd.
and is currently engaged in the delivery of the redevelopment.
The redevelopment proposals are in line with the Council Plan and the Councils Economic Development Strategy.
However the Council is also conscious under it's duty to drive economic vitality that there is a need to connect this
new area of economic activity strongly with the existing town centre in order to maximise the economic potential of
both areas. To this end it undertook a study looking at the highway amd foot way network between the sites and
how best to achieve coherent and quality linkages. This is included at Appendix 8.
As the Council is heavily invested in the project and is charged with ensuring the economy of Northallerton Town
centre remains vibrant and vital it is the organisation best placed to lead the project.
That said it is also appreciated that a number of partners are required to ensure the project is delivered
appropriately and to the high quality standard to which we aspire. To that end we have enlisted the support of the
following organisations:
North Yorkshire County Council - as the Highways Authority for the area NYCC are very experienced in the delivery
of highway and footway network improvement schemes. They are the most appropriate organisation to lead on
procurement and delivery of the works as they do this on a regular basis and have the appropriate mechanisms in
place to enable a smooth, timely, professional delivery of the works required to the standards that are required for
works in the public realm. As the body that is charged with the ownership and maintenance of the public assets that
are to be improved, having NYCC lead on the the procurement and delivery of these improvement will ensure works
are carried out to the standards that are required and that works are undertaken in a manner that does not impact
on the safety of pedestrian and vehicle users during and after the works.
CNDCL are involved as part of the package of works will be highway improvements required as planning conditions.
It is important to ensure that these works are carried out in a timely manner that does not impact on the
redevelopment of Treadmills and the incoming tenants.
Northallerton BID are included as they have a vested interest in the performance of the town centre. They also have
aspirations to see the quality of the town centre improved and are investing in the project to provided further added
value in some project elements.
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Please provide information about your project management and delivery arrangements. Detail
below the project team members and their role in delivering your proposal, together with details of
experience and track record in delivering similar investments.
Team Member
Details of role and previous experience in delivering a project of this type
Hambleton District Council
Mick Jewitt
Deputy Chief Executive

Senior Responsible Officer.
Involved in the successful delivery of many similar public realm based projects such as
North Northallerton Link Road and Bridge.

Mark Haynes
Business & Economy
Officer

Project lead
Involved in the successful delivery of many similar public realm based projects such as
North Northallerton Link Road and Bridge.

CNDCL
Jonathan Stubbs

CNDCL Director & Wykeland Group Ltd Development Director
https://www.linkedin.com/in/jonathan-stubbs-a18b7419/
Experienced in a wide range of commercial development requiring Highways
Improvements.

NYCC
Jayne Charlton
Area 2 Highways

Lead on the procurement and delivery of the package of works
Experienced in the delivery of a wide range of highways schemes in the Hambleton
Area.

James Smith
Team Leader – Traffic
Engineering

Lead on signals, crossing and traffic management elements of the package.
Experienced in the delivery of a wide range of traffic management schemes in North
Yorkshire.
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Please describe the structure of the project management team and responsibilities within and outline
your strategy in the event of the loss of key personnel. (Append an organogram including partners
also highlighting any SLAs between partners)
Project agreements structure appended at Appendix 4.
All organisations involved are sufficiently resourced that a loss of key personnel would be managed within the
existing resources of the partner organisations whilst new personnel were recruited should that be required.

Please outline the track record of the organisation in delivering this type of project. (Have previous
projects been delivered to budget and time?)
The Council is experienced in delivery of publicly funded development projects involving a number parties or
stakeholders. It has undertaken the development of a number of employment sites which have required highways
infrastructure to open up development, infrastructure that has subsequently been adopted by NYCC Highways.
Development Partner Wykeland has a 40 year track record of delivering commercial property developments - their
portfolio can be viewed at http://wykeland.co.uk/developments/ but include projects such as Flemingate in Beverley
which involved a wide range of improvements to be carried out to the public highway.
Further details of these projects are detailed in Appendix 15a
North Yorkshire County Council is the Local Highways Authority for the area. It has the responsibility for the
maintenance an upkeep of the road network, which extends for 9360.84km, and also delivers new road
infrastructure as required. A recent example is the partially LEP funded Bedale Aiskew Leeming Bar Relief Road, a
£34.5m project delivering a new 5km road. The project was completed in August 2016 ahead of schedule and within
budget.

Please provide details of any external consultants/specialist advisers involved in the project and their
role.
Please see team breakdown for the full complement of advisors involved in the project moving forward. In getting
the project to this stage the following consultants have also been engaged:
- Taylor Young - led on the development of the Central Northallerton Masterplan.
- WSP/Mouchels and Local Transport Projects Ltd. have been engaged to determine the junction improvements
required.
- Trowers and Hamlin - providing legal advice and documentation to the Council for the competitive dialogue
process as well as developing the contracts and agreements required in establishing the Joint Venture Company
(CNDCL).
- D3 Consulting - Demolition Consultant - advised the Council on demolition, managed procurement of demolition
contractor, managed the demolition contractor and provided advice on the value of materials, archaeology and
specialist technical advice as CDM principle designer.
- Urban Delivery - Development and Regeneration Consultant - providing analysis of business plans, financial
viability analysis, Argus Viability returns and advice on investment returns on behalf of the Council
- Trident Building Consultants - evaluation of project costs
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F2 Contract management
Please describe your contract management arrangements.
The working arrangements which will be finalised once the Treadmills planning application is determined is that the
works included in the project will be procured and delivered as one package. The procurement and delivery would
be undertaken by NYCC as the most appropriate and experienced body to do so. It is expected that this will include
any works required as planning conditions under a section 38 or Section 278 agreement between CNDCL & North
Yorkshire County Council. A flowchart of the various agreements that are to be put in place has been provided to
show how the project will be structured and managed. This is attached at Appendix 17.
Should it be decided CNDCL should undertake S278/38 works itself CNDCL will engage Local Transport Projects
Ltd. (LTP) to undertake detailed design, writing of tender briefs, managing the tender process and recommending
the preferred contractors. LTP will also over see the project delivery ensuring works are delivered to the appropriate
standard and will also work with NYCC Highways to co-ordinate inspections at the appropriate times to ensure they
are happy the works are being delivered to an appropriate standard that will enable them to adopt the works upon
completion. A contract will be drawn up between CNDCL and the contractors appointed to undertaken the project
components to ensure they are delivered according to plan and on schedule. This will require monthly project
reports and QS statements to be submitted in order for payments to be triggered and released toward the costs of
construction.
All
works would
will be undertaken
by HDC working with NYCC and accessing their procurement framework.
F3 other
Performance
management
and evaluation

Please describe the project monitoring and reporting arrangements you have in place to ensure the
project will be delivered to budget and time.
Any contracts awarded for the works will have clauses/mechanisms built in to ensure the works are delivered to
time and budget.
If required HDC will accept the release of funds linked to the achievement of key project milestones.
Monthly reports will be requested from delivery partners reporting on progress. QS statements will be supplied
regularly and will be linked to release of funds for works completed.

Please describe your change management arrangements.
Problems are not anticipated with delivery as all partners are well resourced organisations and would be able to
accommodate changes through utilising other personnel within their organisations.
External consultants will be employed for detailed design and this will either be WSP of LTP who are both are
similarly well resourced and would utilise other personnel in their groups should the need arise.
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Please describe your risk management arrangements.
The risks associated with the delivery of the highways improvements and the development to date have been
logged and are regularly monitored by HDC board to ensure appropriate actions are in place to mitigate risks.

Please describe how your project will be evaluated.
The project will be evaluated throughout the construction process to ensure the highways improvements are
delivered to the standard required by the North Yorkshire County Council as the local highways authority.
Similarly the site redevelopment will be evaluated throughout the construction process to ensure the scheme is
delivered to the required standard by the Hambleton District Council as the local planning authority and as a partner
in CNDCL ensuring both parties (HDC and Wykeland) comply with their obligations under the legal agreements
governing the CNDCL.
The delivery of jobs created will be monitored through engagement with contractors and tenants and asking for
reports on the number of jobs created.
Wider economic benefits such as a reduction in expenditure leakage will be able to be determined once the
development has been fully operational for a reasonable period of time. A retail centre study has recently been
conducted for the new local plan. A future study/ updated study once the development is fully occupied and well
established will enable evaluation of expenditure leakage reduction.

Please describe your contingency plans. If the project does not go ahead as planned, how will you
achieve the project objectives and outcomes?
If no funding is secured the improvements required can be prioritised and only the very essential elements, such as
junction improvements to increase network capacity, would be delivered. This would need to be reflected in the the
project finances and other elements of the project may need to be altered (such as a high quality public square) in
order to deliver a viable scheme. This would be at the cost of the quality of the scheme and a consequent reduction
in the economic benefit to the town.
Alternative funding for lower priority elements, such as improving the links between the High Street and the
Treadmills development, would also be sought but is likely to take a much longer period of time. The economic
benefits of the scheme and the potential of the High Street and prison site to work effectively together are very
much diluted without these improvements.
If prison site redevelopment viability is affected contingencies can be employed or there is the potential to switch to
a variant scheme which provides better returns but has less economic benefit.

20

Please explain what the planned exit strategy for the project is.
The project involves a series of improvements which are on Highways owned land, or land maintained as part of the
public right of way network by NYCC. Once the components of the project are delivered to the required standards
the works will be adopted by NYCC Highways.
Some elements of one small component, Central Arcade, are on privately owned land that is not a public right of
way. The agreement of the landowner will be secured to ensure they adopt and maintain the works at their expense.

F4 Project timetable
Estimated project start
date

Estimated project
completion date

List the key steps and
milestones within the
project setting out
dates to be achieved
by. (Attach any project
plans/schedule of
works separately).
Please set out any
approvals that have
already been given or
are required and the
dates by which these
are anticipated (e.g.
planning permission)
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January 2018

January 2021

See attached project plan - Appendix 5

Planning Permission is programmed to be achieved by November 2018

Part G
Project Confidentiality
The information provided on this form will be considered by the York, North Yorkshire and East Riding
Local Enterprise Partnership (YNYERLEP) Board and may be shared with partner organisations in
reaching funding decisions. Summaries of bids may be provided on the YNYERLEP website.
Please tick here to confirm your agreement

✔



Otherwise please ensure that commercially sensitive and confidential information is clearly marked as
such in your project application.

Part H
Declaration
The proposal must be submitted by appropriately authorised persons in the organisation/company,
one of whom must be the person responsible for the finances of the organisation/company.
I confirm that the information contained in this proposal form is to the best of my knowledge
complete and accurate
Signature
Digitally signed by Mick Jewitt

Mick Jewitt

Name

Mick Jewitt

Position

Deputy Chief Executive

Date

15/08/18

Signature
Name
Position
Date
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Date: 2018.08.15 15:51:43 +01'00'

Checklist
Information
Completed Business Case Form
Delivery/Implementation Plan inc. Schedule of Works
Market and/or Economic Impact Analysis
Options Analysis Report including Template A – Options Risk Assessment
Template B – Outputs Table
Value for Money Calculations and Evidence
Template C – Project Costs and Funding
3 Year Accounts of Organisation
Template D – Risk Register
State Aid Reports
Procurement Strategy
Project Management Team Organogram, CVs and any Service Level
Agreements
Planning Permission status:
•
Outline
•
Detailed / Reserved Matters
•
S106
Other Permissions / Agreements:
Eg
•
Network Rail Agreement for Rail Crossings
•
Environmental Permissions
•
Permissions From Owners of any Required Third-Party Land
•
Agreements with Highway Authority and / or Highways Agency to
Undertake Works to Highway

Enclosed
✔

✔

✔
✔
✔

✔
✔

✔
✔

Details of Property/Land Involved in Scheme – Full Address
Various roads and pedestrian routes around the centre of Northallerton

Any other attached information – please list:Appendix 1 - LEP LGF Templates
Appendix 2 - options analysis
Appendix 3 - project cost & benefits breakdown
Appendix 4 - Project organogram
Appendix 5 - Treadmills Project time table
Appendix 6 - Northallerton Development and Design Framework
Appendix 7 - Northallerton Quadrangle Study Options paper
Appendix 8 - Gillespies Connections Report
Appendix 9 - Wykeland Northallerton Tende
Appendix 10 - Development Appraisal
Appendix 11 - State Aid Statement
Appendix 12 - Transport Assessment
Submit
Form
Appendix 13 - East Road / The Link draft improvement
designs
Appendix 14 - Air quality report for Northallerton Town Centre
Appendix 15 - Examples of road schemes delivered by project partners
Appendix 16 - COMMERCIALLY CONFIDENTIAL - commercial interest in the Treadmills development
Appendix 17 - Project Agreements Framework
Appendix 18 - Detailed project summary
Appendix 19 - Letters of support
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