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Report of the Corporate Director – Business and Environmental Services 
  

1.0 Purpose of the report 
 

1.1 To determine a planning application for the construction of a floodlit 3G artificial 
grass pitch (7420 square metres) with 3 metre high mesh fencing, 8 No. 15 metre 
high lighting columns, re-siting of existing rugby pitch (8360 square metres), access 
gates, removal of trees and associated earthworks on land at Ripon Grammar 
School, 16 Clotherholme Road, Ripon, North Yorkshire, HG4 2DG on behalf of 
Ripon Grammar School. 

 
1.2 This application is subject to 18 objections having been raised by members of the 

public, a 25 signatory petition and an objection from Ripon City Council in respect of 
this proposal on the grounds of; the location of the development, the impact upon 
local amenity, the impact upon the listed building, the impact upon biodiversity and 
the impact upon the highways and parking pressures. Further information relating to 
the above mentioned grounds of objection is detailed within paragraphs 5.4 of this 
report. 

 
1.3 Based on the above objections this application is, therefore, reported to this 

Committee for determination. 
 

 
2.0 Background 

 
Site Description 

2.1 The site to which the application relates is located within the boundary of Ripon 
Grammar School, which is for students aged between 11 and 18. The school site is 
located towards the west of the city of Ripon in a residential area. The area of the 
school site is 8.64 hectares with the buildings located in the north west of the 
grounds, with playing fields to the south of the site. The site consists of the main 
school building, of which, the south west block is a Grade II Listed Building. The 
building is approximately 400 metres to the south west of Ripon Conservation Area. 
The building was listed by Historic England on the 19th March 1984. The listing 
describes the building as: 
 

 “Private school, now grammar school. 1827 with later alterations, additions of c1878 
and 1888 by George Corson. Pink brick with brick and. stone dressings, hipped slate 
roof. Two storeys on basement, original U-plan with later addition to east corner. 
Front range of original school has schoolmaster's house of 5 bays by 5 bays, 
elevations on 3 side with 6 bay wings to rear at either corner. Plinth with stone 
copings. House has central unusual and extremely 'pure' Greek Doric temple front 
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acting as porch, in which not only do the columns have no bases, but also the 
triglyphs extend backwards as stone joists, leaving empty spaces where there are 
normally metopes, thus illustrating the supposed primitive origins of these forms. 
Pedimented top. Flanking tall 12-pane sashes with ashlar aprons. 5 similar smaller 
sashes above on ashlar sill band. All windows below flat brick arches. Wooden 
bracketed eaves. Hipped roof. Brick ridge stacks, gabled roof dormers. Side 
elevations similar, except 2 basement windows to either side, some windows are 
dummy. Rear wings have irregular fenestration of sashes. Late C19 Gothic revival 
style extension in red brick to east with impressive pyramidal roofed tower. Interior of 
original block has cantilevered stone staircase with iron balustrade, one original 
fireplace to left hand front room and triglyphed frieze to entrance hall.  
History: the school was commissioned by Mrs Elizabeth Sophia Lawrence (1761-
1844) of Studley Royal and was designed as a private school. It became a grammar 
school 1874-1879.” 
 
The former school house was constructed in 1827, with the latest alterations being in 
1888. With some more modern buildings being added since, which are all single and 
two storey constructions. 

 
2.2 A Grade II Listed Building is a building of special interest, but not sufficiently 

important to be counted among the elite. Grade II Listed Buildings comprise 
approximately 94% of all buildings listed. 

 
2.3 The boundary of the school site to which the application refers to consists of an 

evergreen hedge over 2 metres in height to the north of the site, a smaller 1 metre 
hedge to the east and a 1.5 metre high brick wall along the southern and western 
boundary following Clotherholme Road and Ash Grove. There are many mature trees 
along the southern boundary that provide screening to the school site. There are a 
number of other buildings with varying uses within the site including a sports hall 
(measuring approximately 39 metres (length) x 27 metres (width) x 9.5 metres 
(height)) and an unlit all-weather multi use games pitch (measuring approximately 
92.5 metres (length) x 67.5 metres (width)) with associated fencing at a height of 3 
metres. These facilities have previous been granted permission for duel use with the 
community.   

 
2.4 The application site is approximately 15,780 square metres (1.578 hectares) and is 

located on the existing school playing fields to the south of the school complex and to 
the east of Clotherholme Road. The nearest residential properties are mainly two 
storey semi-detached houses located on Clotherholme Road, which are 
predominantly orientated perpendicular to the proposed development. The gardens 
boundaries to these properties are approximately 25-30 metres to the south west of 
the proposed development and the residential houses are approximately 50-55 
metres from the development. Located to the east of the school site there are 
allotments and to the south is the public highway of Clotherholme Road for which 
access to the school is gained.  

 
2.5 A plan showing the application site is attached to this report. 
 
 Planning History 
2.6 The planning history relating to the proposed development site relevant to the 

determination of this application is as follows:- 

 Planning permission ref. C6/31/608/AS/CMA, for the purposes of the erection 
of a new sports hall including equipment storage and changing rooms as well 
as an external all-weather pitch, granted on 6 June 2007;  

 Planning permission ref. C6/31/608/BG/CMA, for the purposes of the 
retrospective planning permission for changes to design of sports hall, granted 
on 24 June 2011; and 
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 Planning permission ref. C6/31/608/BH/CMA, for the purposes of the erection 
of 3 metre high fence to perimeter of sports pitch (all-weather), granted on 14 
April 2011. 

 
2.7 The planning application ref. 15/04168/FULMAJ, for the purposes of the erection of 

117 dwellings with associated access (Site Area 4.09 ha) was submitted to Harrogate 
Borough Council on 14 September 2015. The application is currently pending 
consideration however, it is deemed relevant to this application as the Agents states 
within the covering letter (dated 15 January 2016) submitted with this application 
stating it ‘is intended to serve as enabling development for our proposals to 
redevelop Ripon Cathedral Choir School (RCCS) on Whitcliffe Lane, Ripon.’ 

 
2.8 The agent furthers the above by confirming that ‘An application for the redevelopment 

of the RCCS site for housing is currently being considered by Harrogate Borough 
Council. However, being a former school, a substantial portion of the site is occupied 
by a playing field and despite being out of use for several years, in poor condition and 
never having been available to users other than students at the school, NPPF and 
Sport England policy require that where there is a proposal to develop on an existing 
playing field (regardless of condition, ownership or accessibility) then alternative 
provision of an equal or better standard (in terms of quantity and quality should be 
provided). It is for this purpose that the development (this proposal) is primarily 
sought.’ 

 
3.0 The proposal 

 
3.1 Planning permission is sought for the construction of a floodlit 3G artificial grass pitch 

(7420 square metres) with 3 metre high mesh fencing, 8 No. 15 metre high lighting 
columns, re-siting of existing rugby pitch (8360 square metres), access gates, 
removal of trees and associated earthworks on land at Ripon Grammar School, 16 
Clotherholme Road, Ripon, North Yorkshire, HG4 2DG on behalf of Ripon Grammar 
School.  

 
3.2 The proposed site for the development would be to the south of the main school 

complex with the application site currently school playing field. 
 
3.3 The proposed development comprises a playing area capable of supporting a 100 

metres x 65 metres pitch or smaller pitches marked within the enclosure, surrounded 
by a safety margin to all sides of the pitch, which in total creates a development 
footprint of 7420 square metres. 

 
3.4 The whole of the playing surface would be protected by a green (RAL 6005) powder 

coated weld mesh perimeter fence to 3 metres high on all sides. The fence includes 3 
personnel access gates (single) and 1 maintenance access gate (double).  

 
3.5 The proposal includes eight 15 metre high floodlighting columns. The columns would 

be fitted with light-restricting cowls with medium beam distribution to allow control of 
lighting pollution. Each light would be fitted with a 65 degree Imax hood, to further 
restrict glare and light intrusion. The columns are to be located on the perimeter of 
the pitch, external to the fenceline. Each of these columns supports luminaires which, 
in total, provide an average horizontal illuminance of 200 lux to the playing surface 
within the fenceline.  
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3.6 During normal school hours, the pitches would be for the sole use of Ripon Grammar 
School to provide improved opportunities for physical education and school sport, to 
offer greater sports development. However, it should be noted that the facility was 
proposed to be used by the community on weekday evenings until 22:00, weekends 
between 09:00 and 22:00 and bank/public holidays between 09:00 and 22:00. 
However, the agent has now stated that the proposed use from the community would 
be limited to weekday evenings until 20:00, Saturdays between 09:00 and 18:00 and 
on Sundays and bank/public holidays between 10:00 and 18:00 following the 
Harrogate Borough Council Environmental Health Officer’s comments. The reasoning 
for the community use is stated by the agent to be ‘two-fold, firstly to ensure that 
there is a substantial, demonstrable wider community benefit from it and secondly to 
ensure the financial sustainability of the pitch in the long term.’ 

 
3.7 The agent has also confirmed that ‘the Grammar School have agreed to take on the 

management of the facility for both their own and the public use and it is envisaged 
that this will be encompassed within the schools existing community use structure 
that other sports facilities on site are currently subject to.’ 

 
3.8 There is no additional car parking proposed in relation to the proposal however, 

Ripon Grammar School is within walking distance for many in the local 
neighbourhoods and is also on a bus route. The School's current car parking 
arrangements for approximately 68 spaces (3 disabled) can be accessed directly off 
Clotherholme Road to the south west of the school site and would be made available 
for the community use of the proposal. Separate coach and mini bus parking is 
available, as is dedicated sheltered parking for cycles. 

 
3.9 Community access to the existing School's facilities, including the sports hall, with 

changing rooms, showers and toilets currently available and would remain accessible 
from the car park. 

 
3.10 The construction of the floodlit 3G artificial grass pitch would require minor 

earthworks to level the application site, this would consist mainly of cutting to the 
north of the proposed location and infilling to the south.  

 
3.11 The proposal requires the removal of one Norway Maple Tree (T6) from the school 

playing field in order to facilitate the development. It is also acknowledged should 
planning permission be granted, full details of the oak tree (T5) are to be included in 
the Tree Protection Plan and Arboricultural Method Statement prior to the 
commencement of development, it is further acknowledged that the referred to 
documents would inform the County Planning Authority of how the tree would be 
protected during the development process and would also detail any pruning which 
may be required due to the trees proximity to the proposal. 
 

3.12 In addition the proposal includes the re-siting of the rugby pitch which is proposed to 
be ‘laid out to an improved specification to increase usability’.  The location of the re-
sited grass pitch is again to the south of the school complex on the existing playfield. 
The pitch would be immediately to the west of the floodlit 3G artificial grass pitch 
however, the pitches would be perpendicular in orientation. The re-sited grass pitch 
would  measure 100 metres x 70 metre with an additional 5 metre touch in-goal. The 
pitch is to be re-levelled and is to include an improved drainage system.  
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4.0 Consultations 
 
The consultee responses summarised within this section of the report relate to 
responses to consultation undertaken on 23 June 2016 and the subsequent re-
consultation on 15 December 2016 following the receipt of further/amended 
information relating to; an additional 3G pitch supplementary information letter; 
amendments to the Persimmon Ripon Grammar School 3G management notes - 
Rev. B, dated 31/8/2016; amended Location Plan - Rev. 01, dated November 2016; 
amended Topographical Survey Plan - Rev. 01, dated November 2016; amended 
Proposed Contours - Rev. 01, dated November 2016; amended Drainage Plan - 
Scale: 1-1000 - Rev. 01, dated November 2016; amended Drainage Plan - Scale: 1-
500 - Rev. 01, dated November 2016; amended Tree Survey Data Plan - Rev. 01, 
dated November 2016; 
amended Floodlighting Proposed Lux Levels - Scale: 1-1000 - Rev. 01, dated 
November 2016; amended Floodlighting Proposed Lux Levels - Scale: 1-500 - Rev. 
01, dated November 2016; an additional agents email in response to previous 
consultation comments; and an additional Flood Risk Assessment - Ref. 
E166665FR01 - Rev A, dated December 2016. 

 
4.1 Harrogate Borough Council (Planning) – Responded on 1 August 2016 stating that 

the Borough Council ‘have an Objection with Observations’ relating to the harm 
caused to the visual amenity in relation to the development and the view of the 
school from Clotherholme Road. Other observations relate to the close proximity of 
local residents in relation to the location of the development and increased noise, 
activity and light spill during the hours of use and the District Council referred to 
clarification with regards to parking demand.  

 
4.1.1  A further response was received on 12 January 2017 in relation to the re-consultation 

stating that the Borough Council ‘have No Objection with 
Observations’. The response stated that ‘the conservation and design observations 
are that the development would be ancillary to the school’s functions.’ Furthering this 
by commenting that ‘whilst some elements of the scheme is undesired, it would not 
be significant to resist the application.’ 

 
4.1.2 The further observations with the response related to the impact of the development 

upon local residents in relation to lighting and noise. With conditions being requested 
in relation to lighting assessments, lighting mitigation measures, hours of use, an 
arboricultural method statement (including root protection measures), a tree 
protection scheme and an informative advising the applicant of the potential risks of 
Gypsum. 
 

4.2 Ripon City Council – Responded on 28 July 2016 stating that ‘the council strongly 
object to this application primarily on the grounds that the new pitch would spoil the 
view and alter the existing aspect of Clotherholme Road for the residents. The 
Council would like to see the pitch located elsewhere on the site.’ 

 
4.2.1 No response has been received in relation to the re-consultation of the application 

(which included the re-location of the floodlit 3G artificial grass pitch). 
 
4.3 Environmental Health Officer (Harrogate) – Responded on 27 June 2016 stating 

the following, ‘this area contains residential properties in close proximity to the 
proposed development and whilst occupants will already experience some limited 
noise breakout from the use of the school grounds, concern is expressed by the 
Department that the proposal will greatly intensify the use of the site during the day, 
evening and weekends, throughout the whole of a year. Such an intensification in use 
will result in an unacceptable level of amenity loss due to the noise from customers 
shouting and balls striking fencing and other hard surfaces. Whilst it may be possible 
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to provide some mitigation measures against the latter, the noise from customers 
shouting is far more difficulty to control.’ 

 
4.3.1 The response indicates that the proposal should aim to maximise the distance 

between a noise source and sensitive receptors as well as providing some form of 
acoustic barrier. The response also identifies that another method of reducing the 
impact would be to restrict the hours of use. 

 
4.3.2 The response also referred to the flood lighting details provided noting that ‘vertical 

levels of between 10 and 25 lux will be experienced within the rear gardens of the 
nearest residential premises’ confirming that due to the above, mitigation measures 
will need to be employed to reduce problems of glare from the floodlights. The 
response also recommends that ‘floodlighting shall be installed and maintained in 
accordance with the “Guidance Notes for the Reduction of Light Pollution” produced 
by the Institution of Lighting Engineers.’ 

 
4.3.3 An additional response was received on 6 January 2017 in relation to the re-

consultation. The response acknowledged the further information provided and 
provided further comments regarding details that would be required within a lighting 
assessment and that noise impacts from the increased use would have impact upon 
the residential premises. However, the response considers that it ‘may be reasonable 
to accept that through careful design light spill can be reduced.’  Furthering the above 
by stating that ‘Suitably worded noise / light management conditions to help minimise 
the amenity loss suffered could be applied but amenity loss concerns still remain 
primarily due to the difficulties of controlling certain noise sources.’ 

 
4.3.4 On 25 April 2017, a further response was received clarifying previous comments 

made. The response states that ‘with mitigation and a suitable curfew in place the 
proposed floodlighting scheme does not provide reasonable grounds to 
recommended refusal’, furthering the above by recommending that should approval 
be granted, they would recommend conditions relating to restricted hours of use for 
floodlighting and a prior to commencement condition relating to a lighting 
assessment. In relation to noise impact the response states that ‘whilst some level of 
adverse impact upon the occupants of noise sensitive premises in the vicinity cannot 
be avoided’. However, the response recommends that should approval be granted 
they would recommend a prior to commencement condition relating to a noise 
mitigation scheme and conditions relating to hours of use. 

 
4.4 Sport England – Responded on 14 July 2016 submitting ‘a holding objection’.  
 
4.4.1 The response commented that in formulating the response Sport England has 

considered the need for the facility, the technical suitability, the community 
availability, sports development, local level of pitch provision and the physical 
location of the proposed facility.  

 
4.4.2 Furthering the above by requesting further information, stating that ‘Unfortunately 

there is insufficient information to enable Sport England to adequately assess the 
proposal or to make a substantive response.’ 

 
4.4.3 A further response was received on 6 January 2017 stating that ‘Sport England 

withdraws its holding objection to this application which is considered to meet 
exception E5 of our adopted Playing Fields Policy, subject to conditions relating to 
design, maintenance and community use.’ Which would be included within any grant 
of planning permission given. 
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4.5 Highway Authority – Responded on 20 July 2016 stating they ‘note the proposal for 
flood lighting’ and therefore requested that any grant of planning permission given 
ensures that ‘the lighting does not affect drivers on Clotherholme Road.’ 

 
4.5.1 No response has been received in relation to the re-consultation of the application. 
  
4.6 NYCC Arboricultural Officer – Responded on 12 July 2016 commenting on the 

impact of the proposal upon treeline to the south and south west stating that there 
may be potential conflict caused by shading and seasonal shedding. 

 
4.6.1 The response indicates that ‘no details of site access, contractor compounds and 

parking are included, these should therefore be included in a fully detailed 
Arboricultural Method Statement and Tree Protection Plan.’ 

 
4.6.2 Further comments confirm that the proposed removal of the Norway Maple (T6) 

‘would be acceptable due to its condition and projected life expectancy’, however, it 
was considered that ‘replacement planting of an agreed species should be a 
condition of its removal.’ 

 
4.6.3 An additional response was received on 20 January 2017 requesting clarification as 

to which trees are proposed to be removed to accommodate the amended layout. 
The response also confirms that there has been no submission of an Arboricultural 
Method Statement and Tree Protection Plan therefore these are still to be 
conditioned. 

 
4.6.4 A further response was received on 27 April 2017 confirming they have ‘no 

objections regarding the removal of T6 (Norway Maple) in order to facilitate the 
proposal’ and that full details of the Oak tree (T5) should be included within the 
Arboricultural Method Statement and Tree Protection Plan, which would be 
conditioned to any grant of planning permission given.   

  
4.7 NYCC Heritage – Ecology – Responded on 5 July 2016 stating that ‘Ecology are 

satisfied with the arboriculture report from an ecology perspective and consider that 
efforts have been made to reduce the number of trees removed.’ However, it was 
considered that an informative regarding nesting birds should be attached to any 
grant of planning permission given.  

 
4.7.1 The response states that acknowledges that ‘Artificial lighting is known to have an 

adverse effect on wildlife species active  therefore, it considers that ‘the flood lighting 
design should follow best practice such as The Institute for Lighting Professionals 
Guidance for the Reduction of Obtrusive Light GN01:2011’, to ensure minimised 
impacts on biodiversity.  

 
4.7.2 No response has been received in relation to the re-consultation of the application. 
   
4.8 NYCC Heritage – Archaeology – Responded on 14 July 2016 stating ‘no objection 

to the proposal.’  
 
4.8.1 A further response was received on 16 December 2016 in relation to the re-

consultation of the application, confirming that previous comments on the 14 July 
2016 are still valid. 

 
4.9 NYCC Heritage – Principal Landscape Architect – Responded on 14 July 2016 

stating ‘no objections in principle to the proposed development’ however, is was 
recommended that clarification should be submitted with regards to the ‘effects on 
amenity, local urban character and mitigation’. 

 



NYCC – 6 June 2017 – Planning and Regulatory Functions Committee 
Ripon Grammar School/8 

4.9.1 No response has been received in relation to the re-consultation of the application. 
 
4.10 NY Police Architectural Liaison Officer – Responded on the 27 June 2016 stating 

that in terms of ‘Crime and Disorder’ there were 47 incidents reported to the Police in 
relation to ‘Anti-Social Behaviour’ and there were a total of 65 incidents reported to 
the Police in relation to ‘Crime’ (for a 12 month period 1 June 2015 to 31 May 2016). 
However the response notes that there have been no Crime or ASB incidents 
reported to the Police on the application site itself. It is further considered that ‘In view 
of the above it would be reasonable to state that the development lies within a 
relatively low crime & disorder area. However any new development has the potential 
to increase these levels if the designing out of crime is not considered and 
implemented.’ 

 
4.10.1 The response concludes by stating that ‘in general terms I have no concerns with 

regards to the application.’ However, they recommend that should permission be 
granted, a condition requiring the submission of a management plan should be 
included. 

 
4.10.2 A further response was received on 16 December 2016 in relation to the re-

consultation, making no further comments. 
 
4.11 SUDS & Development Control Officer – Responded on 5 July 2016 stating that the 

application indicates that surface water will be disposed of to the main sewer. It was 
considered that is not a sustainable drainage system and therefore they objected to 
the application.  

 
4.11.1 A further response was received on 26 April 2017 in relation to the re-consultation. 

The response indicated that the further information provided is satisfactory however, 
they recommend that a prior to development condition relating to a detailed design, 
associated management and maintenance plan of surface water drainage for the site 
should be included within any grant of planning permission given. 

 
4.12 Harrogate Conservation Officer – It was confirmed that their comments were 

included within the Borough Council’s (Planning) consultation response and the re-
consultation responses dated 1 August 2016 and 12 January 2017 respectively. 

  
 Notifications 
4.13 County Councillor Bernard Bateman – Was notified of the proposal on 23 

June 2016 and was re-notified of the further information on 15 December 2016. 
 
5.0 Advertisement and representations 
5.1 This application has been advertised by means of four Site Notices posted on 24 

June 2016, responses to which expired on 15 July 2016. The Site Notices were 
posted in the following locations:   

 Approximately 35 metres north west of the school access road off Clotherholme 
Road, on a metal sign post; 

 Approximately 20 metres south east of the school access road off Clotherholme 
Road, on a metal sign post; 

 Approximately 90 metres south east of the school access road off Clotherholme 
Road, on a metal lighting pole; and 

 Approximately 10 metres outside of 10 Clotherholme Road, on a metal sign 
post. 

 
5.2 A Press Notice appeared in the Harrogate Advertiser on 30 June 2016, responses to 

which expired on 21 July 2016.  
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5.3 Neighbour Notification letters were sent on 28 June 2016 and the period in which to 
make representations expired on 19 July 2016. The following 19 properties received a 
neighbour notification letter: 

 2-4 (Even No.s Only) Aislabie Close, Clotherholme Road, Ripon, North 
Yorkshire, HG4 2DD; 

 6-14 (Even No.s Only) Clotherholme Road, Ripon, North Yorkshire, HG4 2DA; 
and 

 1-12 (Inclusive) Clova Gardens, Clotherholme Road, Ripon North Yorkshire, 
HG4 2DA. 

 
5.4 A total of 18 letters of representation and a 25 signatory petition have been received. 

The reasons for objection are summarised as follows: 

 The noise impacts of the proposal upon local residents; 

 The impacts of the floodlighting and light pollution upon the local amenity; 

 That there are no ‘preventative measures to prevent a 'short cut' to access  the 
pitches over Clova House and Clova Gardens wall’; 

 There are no additional changing room or toilet facilities included within the 
proposal; 

 ‘The planning application is misleading, giving the impression that this is a 
Ripon Grammar School initiative and we understand that the picture is rather 
more complex than that.’ 

 ‘We understand that the site of the proposed 3G pitch will change from its 
current exclusive use as school playing fields (C2?) to a mixed use as school 
playing fields and commercial public leisure facility (C2/D2?). There is no 
reference in the planning application to this significant change of use’; 

 The increase in traffic along Clotherholme Road; 

 ‘We are not convinced that the existing management regime for other school 
facilities can be extended without further planning and resourcing to 
accommodate a major public commercial facility such as this’; 

 The potential impact of the development upon bat habitats; 

 The existing parking facilities cannot accommodate the increased usage in 
relation to this development;  

 The need for the proposed development; and  

 The impact of the development upon the listed building on the school site.  
 

6.0 Planning policy and guidance 
 
National Planning Policy 

6.1 The policy relevant to the determination of this particular planning application 
provided at the national level is contained within the following documents: 

 National Planning Policy Framework (NPPF) (published March 2012)  
 

National Planning Policy Framework (NPPF) 
6.2 The National Planning Policy Framework (NPPF) sets out the Government’s planning 

policies for England and how these are expected to be applied.  
 
6.3 The overriding theme of Government policy in the NPPF is to apply a presumption in 

favour of sustainable development. For decision-making this means approving 
development proposals that accord with the development plan without delay (if plans 
are up-to-date and consistent with the NPPF). The Government has set down its 
intention with respect to sustainable development stating its approach as “making the 
necessary decisions now to realise our vision of stimulating economic growth and 
tackling the deficit, maximising wellbeing and protecting our environment, without 
negatively impacting on the ability of future generations to do the same”. The 
Government defines sustainable development as that which fulfils the following three 
roles: 
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 An economic role – development should contribute to building a strong, 
responsive and competitive economy, by ensuring that sufficient land of the 
right type is available in the right places and at the right time to support growth 
and innovation; 

 A social role – development supporting strong, vibrant and healthy 
communities; and, 

 An environmental role – development that contributes to protecting and 
enhancing the natural, built and historic environment and as part of this, helping 
to improve biodiversity, use natural resources prudently, minimise waste and 
pollution and mitigate and adapt to climate change including moving to a low 
carbon economy. 
 

6.4 The NPPF advises that when making decisions, development proposals should be 
approved that accord with the Development Plan and when the Development Plan is 
absent, silent or relevant policies are out of date, permission should be granted 
unless: 

 any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in this Framework taken as a 
whole; or 

 specific policies in this framework indicate development should be restricted. 
 
6.5 This national policy seeks to ensure that there are positive improvements in people’s 

quality of life including improving the conditions in which people live, work, travel and 
take leisure. 

 
6.6 Paragraph 17 regarding ‘Core planning principles’ within NPPF sets out the core 

planning principles which should underpin planning decisions. With this in mind the 
relevant core principles for this proposed development are as follows:  

 Planning Authorities should always seek to secure high quality design and a 
good standard of amenity for all existing and future occupants or users of a 
development.  

 And that, planning authorities are required to ensure that they ‘take account of 
and support local strategies to improve health, social and cultural wellbeing for 
all, and deliver sufficient community and cultural facilities and services to meet 
local needs’.  

 
6.7  Paragraph 32 within Section 4 (Promoting sustainable transport) of the NPPF states 

that ‘plans and decisions should take account of whether: 

 the opportunities for sustainable transport modes have been taken up 
depending on the nature and location of the site to reduce the need for major 
transport infrastructure; 

 safe and suitable access to the site can be achieved for all people; and 

 improvements can be undertaken within the transport network that cost 
effectively limits the significant impacts of the development. Development 
should only be prevented or refused on transport grounds where the residual 
cumulative impacts of development are severe.’ 

 
6.8 Paragraphs 56-58 within Section 7 (Requiring Good Design) of the NPPF states that 

‘good design is a key aspect of sustainable development, is indivisible from good 
planning, and should contribute positively to making places better for people’. It also 
states that planning policies and decision should aim to ‘ensure that developments: 

 will function well and add well to the overall quality of the area, not just for the 
short term but over the lifetime of the development; 

 establish a strong sense of place, using streetscapes and buildings to create 
attractive and comfortable places to live, work and visit; 
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 optimise the potential of the site to accommodate development, create and 
sustain an appropriate mix of uses (including incorporation of green and other 
public space as part of developments) and support local facilities and transport 
networks; 

 respond to local character and history, and reflect the identity of local 
surroundings and materials, while not preventing or discouraging appropriate 
innovation; 

 create safe and accessible environments where crime and disorder, and the 
fear of crime, do not undermine quality of life or community cohesion; and 

 are visually attractive as a result of good architecture and appropriate 
landscaping’. 

 
Indeed paragraph 64 states that ‘permission should be refused for development of 
poor design’.  
 

6.9 However, paragraph 60 states that ‘Planning policies and decisions should not 
attempt to impose architectural styles or particular tastes and they should not stifle 
innovation, originality or initiative through unsubstantiated requirements to conform to 
certain development forms or styles. It is, however, proper to seek to promote or 
reinforce local distinctiveness’ and paragraph 61 states that ‘Although visual 
appearance and the architecture of individual buildings are very important factors, 
securing high quality and inclusive design goes beyond aesthetic considerations. 
Therefore, planning policies and decisions should address the connections between 
people and places and the integration of new development into the natural, built and 
historic environment’. 

 
6.10 Paragraph 70 states; ‘to deliver the social, recreational and cultural facilities and 

services the community needs, planning policies and decisions should:  

 plan positively for the provision and use of shared space, community facilities 
(such as local shops, meeting places, sports venues, cultural buildings, public 
houses and places of worship) and other local services to enhance the 
sustainability of communities and residential environments;  

 guard against the unnecessary loss of valued facilities and services, particularly 
where this would reduce the community’s ability to meet its day-to-day needs;  

 ensure that established shops, facilities and services are able to develop and 
modernise in a way that is sustainable, and retained for the benefit of the 
community; and  

 ensure an integrated approach to considering the location of housing, economic 
uses and community facilities and services’. 

 
6.11 The NPPF further advises at paragraph 72 on the importance of ensuring that a 

sufficient quantity of school places for children is available for existing and new 
communities. Furthermore it is advised that Local Planning Authorities ‘should take a 
proactive, positive and collaborative approach to meeting this requirement, and to 
development that will widen choice in education. They should: 

 ‘Give great weight to the need to create, expand or alter schools’ 
 
6.12 Within paragraph 73 of the NPPF, the importance of ensuring access to open space 

for sport and recreation is outlined and the important contribution this can make to 
health and well-being for the communities involved. It is noted that planning policies 
‘should be based on robust and up-to-date assessments of the needs for open 
space, sports and recreation facilities and opportunities for new provision.’ It is further 
noted that such assessments should ‘identify specific needs and quantitative or 
qualitative deficits or surpluses of open space, sports and recreation facilities in the 
local area.’ It is further noted that the information gained from undertaking such 
assessments should be used in the determination of the level of open space; sports 
and recreation provision are required for locations. 
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6.13 Within paragraph 74 of the NPPF, it states that ‘Existing open space, sports and 
recreational buildings and land, including playing fields, should not be built on unless: 

 an assessment has been undertaken which has clearly shown the open space, 
buildings or land to be surplus to requirements; or 

 the loss resulting from the proposed development would be replaced by 
equivalent or better provision in terms of quantity and quality in a suitable 
location; or 

 the development is for alternative sports and recreational provision, the needs 
for which clearly outweigh the loss.’ 

 
6.14 Paragraph 103 of the NPPF, advises that in determining planning applications, Local 

Planning Authorities should ‘ensure flood risk is not increased elsewhere and only 
consider development appropriate in areas at risk of flooding where, informed by a 
site-specific flood risk assessment following the Sequential Test, and if required the 
Exception Test, it can be demonstrated that: 

 within the site, the most vulnerable development is located in areas of lowest 
flood risk unless there are overriding reasons to prefer a different location; and 

 development is appropriately flood resilient and resistant, including safe access 
and escape routes where required, and that any residual risk can be safely 
managed, including by emergency planning; and it gives priority to the use of 
sustainable drainage systems’. 

 
6.15 Paragraph 109 within Section 11 (Conserving and enhancing the natural 

environment) of the NPPF states that ‘the planning system should contribute to and 
enhance the natural and local environment by: 

 protecting and enhancing valued landscapes, geological conservation interests 
and soils; 

 recognising the wider benefits of ecosystem services; 

 minimising impacts on biodiversity and providing net gains in biodiversity where 
possible, contributing to the Government’s commitment to halt the overall 
decline in biodiversity, including by establishing coherent ecological networks 
that are more resilient to current and future pressures; 

 preventing both new and existing development from contributing to or being put 
at unacceptable risk from, or being adversely affected by unacceptable levels 
of soil, air, water or noise pollution or land instability; and 

 remediating and mitigating despoiled, degraded, derelict, contaminated and 
unstable land, where appropriate.’ 

 
6.16 The NPPF further advises within paragraph 118 that ‘when determining planning 

applications, local planning authorities should aim to conserve and enhance 
biodiversity by applying the following principles: 

 if significant harm resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts),adequately mitigated, 
or, as a last resort, compensated for, then planning permission should be 
refused; 

 proposed development on land within or outside a Site of Special Scientific 
Interest likely to have an adverse effect on a Site of Special Scientific Interest 
(either individually or in combination with other developments) should not 
normally be permitted. Where an adverse effect on the site’s notified special 
interest features is likely, an exception should only be made where the benefits 
of the development, at this site, clearly outweigh both the impacts that it is likely 
to have on the features of the site that make it of special scientific interest and 
any broader impacts on the national network of Sites of Special Scientific 
Interest; 

 development proposals where the primary objective is to conserve or enhance 
biodiversity should be permitted; 
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 opportunities to incorporate biodiversity in and around developments should be 
encouraged; 

 planning permission should be refused for development resulting in the loss or 
deterioration of irreplaceable habitats, including ancient woodland and the loss 
of aged or veteran trees found outside ancient woodland, unless the need for, 
and benefits of, the development in that location clearly outweigh the loss; and 

 the following wildlife sites should be given the same protection as European 
sites: 
- potential Special Protection Areas and possible Special Areas of 

Conservation; 
- listed or proposed Ramsar sites; and 
- sites identified, or required, as compensatory measures for adverse 

effects on European sites, potential Special Protection Areas, possible 
Special Areas of Conservation, and listed or proposed Ramsar sites.’ 

 
6.17 Specifically in relation to noise pollution the National Planning Policy Framework 

(2012) states the following within paragraph 123 planning policies and decisions 
should aim to:  

 avoid noise from giving rise to significant adverse impacts on health and quality 
of life as a result of new development;  

 mitigate and reduce to a minimum other adverse impacts on health and quality 
of life arising from noise from new development, including through the use of 
conditions;  

 recognise that development will often create some noise and existing 
businesses wanting to develop in continuance of their business should not have 
unreasonable restrictions put on them because of changes in nearby land uses 
since they were established; and  

 identify and protect areas of tranquillity which have remained relatively 
undisturbed by noise and are prized for their recreational and amenity value for 
this reason”. 

 
6.18 Within the NPPF, paragraph 125 notes that ‘By encouraging good design, planning 

policies and decisions should limit the impact of light pollution from artificial light on 
local amenity, intrinsically dark landscapes and nature conservation. 

 
6.19 Section 12 (‘Conserving and enhancing the historic environment’) of the NPPF 

provides the context for conserving and enhancing the historic environment.  
 
6.20 Paragraph 128 within Section 12 (‘Conserving and enhancing the historic 

environment’) of the NPPF states that ‘in determining applications, local planning 
authorities should require an applicant to describe the significance of any heritage 
assets affected, including any contribution made by their setting. The level of detail 
should be proportionate to the assets’ importance and no more than is sufficient to 
understand the potential impact of the proposal on their significance. As a minimum 
the relevant historic environment record should have been consulted and the heritage 
assets assessed using appropriate expertise where necessary. Where a site on 
which development is proposed includes or has the potential to include heritage 
assets with archaeological interest, local planning authorities should require 
developers to submit an appropriate desk-based assessment and, where necessary, 
a field evaluation’. 
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6.21 Paragraph 129 within Section 12 (‘Conserving and enhancing the historic 
environment’) of the NPPF states that ‘Local planning authorities should identify and 
assess the particular significance of any heritage asset that may be affected by a 
proposal (including by development affecting the setting of a heritage asset) taking 
account of the available evidence and any necessary expertise. They should take this 
assessment into account when considering the impact of a proposal on a heritage 
asset, to avoid or minimise conflict between the heritage asset’s conservation and 
any aspect of the proposal.’ 

 
6.22 Paragraph 131 within Section 12 (‘Conserving and enhancing the historic 

environment’) of the NPPF states that ‘in determining planning applications, local 
planning authorities should take account of: 

 the desirability of sustaining and enhancing the significance of heritage assets 
and putting them to viable uses consistent with their conservation; 

 the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 

 the desirability of new development making a positive contribution to local 
character and distinctiveness’. 

 
6.23 Paragraph 132 within Section 12 (Conserving and enhancing the historic 

environment) of the NPPF states that ‘When considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should 
be given to the asset’s conservation. The more important the asset, the greater the 
weight should be. Significance can be harmed or lost through alteration or destruction 
of the heritage asset or development within its setting. As heritage assets are 
irreplaceable, any harm or loss should require clear and convincing justification. 
Substantial harm to or loss of a grade II listed building, park or garden should be 
exceptional. Substantial harm to or loss of designated heritage assets of the highest 
significance, notably scheduled monuments, protected wreck sites, battlefields, grade 
I and II* listed buildings, grade I and II* registered parks and gardens, and World 
Heritage Sites, should be wholly exceptional’. 

 
6.24 Paragraph 133 within Section 12 (Conserving and enhancing the historic 

environment) of the NPPF states ‘Where a proposed development will lead to 
substantial harm to or total loss of significance of a designated heritage asset, local 
planning authorities should refuse consent, unless it can be demonstrated that the 
substantial harm or loss is necessary to achieve substantial public benefits that 
outweigh that harm or loss, or all of the following apply: 

 the nature of the heritage asset prevents all reasonable uses of the site;  

 no viable use of the heritage asset itself can be found in the medium term 
through appropriate marketing that will enable its conservation;  

 conservation by grant-funding or some form of charitable or public ownership is 
demonstrably not possible; and 

 the harm or loss is outweighed by the benefit of bringing the site back into use’. 
 

6.25 Paragraph 134 within Section 12 (Conserving and enhancing the historic 
environment) of the NPPF states ‘Where a development proposal will lead to less 
than substantial harm to the significance of a designated heritage asset, this harm 
should be weighed against the public benefits of the proposal, including securing its 
optimum viable use’. 
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National Planning Practice Guidance (PPG) (2014) 
6.26 On 6 March 2014 the Department for Communities and Local Government (DCLG) 

launched the National Planning Practice Guidance (PPG) web-based resource. This 
was accompanied by a Written Ministerial Statement which includes a list of the 
previous planning practice guidance documents cancelled. The NPPG supports the 
national policy contained within the NPPF. The guidance relevant to the 
determination of this application is contained within the following sections: - 

 
(i) Conserving and enhancing the historic environment:  

6.27 ‘Significance’ in terms of heritage policy is defined in the Glossary of the National 
Planning Policy Framework as ‘The value of a heritage asset to this and future 
generations because of its heritage interest. That interest may be archaeological, 
architectural, artistic or historic. Significance derives not only from a heritage asset’s 
physical presence, but also from its setting.’ 

 
6.28 In legislation and designation criteria, the terms ‘special architectural’ or ‘historic 

interest’ of a listed building and the ‘national importance’ of a scheduled monument 
are used to describe all or part of the identified heritage asset’s significance. Some of 
the more recent designation records are more helpful as they contain a fuller, 
although not exhaustive, explanation of the significance of the asset. 

 
6.29 Heritage assets may be affected by direct physical change or by change in their 

setting. Being able to properly assess the nature, extent and importance of the 
significance of a heritage asset, and the contribution of its setting, is very important to 
understanding the potential impact and acceptability of development proposals 

 
(ii) Design: 

6.30 Good quality design is an integral part of sustainable development and that planning 
should drive up standards across all forms of development as a core planning 
principle, plan-makers and decision takers should always seek to secure high quality 
design. 

 
6.31 Achieving good design is about creating places, buildings, or spaces that work well 

for everyone, look good, last well, and will adapt to the needs of future generations. 
Good design responds in a practical and creative way to both the function and 
identity of a place. It puts land, water, drainage, energy, community, economic, 
infrastructure and other such resources to the best possible use – over the long as 
well as the short term. 

 
(iii) Light pollution: 

6.32 Light intrusion occurs when the light ‘spills’ beyond the boundary of the area being lit. 
For example, light spill can impair sleeping, cause annoyance to people, compromise 
an existing dark landscape and/or affect natural systems (e.g. plants, animals, 
insects, aquatic life). It can usually be completely avoided with careful lamp design 
selection and positioning: 
 Lighting near or above the horizontal is usually to be avoided to reduce glare 

and sky glow (the brightening of the night sky). 
 Good design, correct installation and ongoing maintenance are essential to the 

effectiveness of lighting schemes. 
 

6.33 Lighting only when the light is required can have a number of benefits, including 
minimising light pollution, reducing harm to wildlife and improving people’s ability to 
enjoy the night-sky: 
 Lighting schemes could be turned off when not needed (‘part-night lighting’) to 

reduce any potential adverse effects e.g. when a business is closed or, in 
outdoor areas, switching-off at quiet times between midnight and 5am or 6am. 
Planning conditions could potentially require this. 
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 Impact on sensitive wildlife receptors throughout the year, or at particular times 
(e.g. on migration routes), may be mitigated by the design of the lighting or by 
turning it off or down at sensitive times. 

 
(iv) Noise: 

6.34 Noise needs to be considered when new developments may create additional noise 
and when new developments would be sensitive to the prevailing acoustic 
environment. When preparing local or neighborhood plans, or taking decisions about 
new development, there may also be opportunities to consider improvements to the 
acoustic environment. 
Planning authorities’ plan-making and decision taking should take account of the 
acoustic environment and in doing so consider: 
 whether or not a significant adverse effect is occurring or likely to occur; 
 whether or not an adverse effect is occurring or likely to occur; and 
 whether or not a good standard of amenity can be achieved. 

 
6.35 In line with the Explanatory Note of the Noise Policy Statement for England, this 

would include identifying whether the overall effect of the noise exposure (including 
the impact during the construction phase wherever applicable) is, or would be, above 
or below the significant observed adverse effect level and the lowest observed 
adverse effect level for the given situation. As noise is a complex technical issue, it 
may be appropriate to seek experienced specialist assistance when applying this 
policy. 

 
(v) Open space, sports and recreation facilities: 

6.36 Open space should be taken into account in planning for new development includes 
all open space of public value, can take many forms, from formal sports pitches to 
open areas within a development, linear corridors and country parks. It can provide 
health and recreation benefits to people living and working nearby; have an 
ecological value and contribute to green infrastructure as well as being an important 
part of the landscape and setting of built development, and an important component 
in the achievement of sustainable development. 
 

6.37 It is for local planning authorities to assess the need for open space and opportunities 
for new provision in their areas. In carrying out this work, they should have regard to 
the duty to cooperate where open space serves a wider area. 

 
The Development Plan  

6.38 Notwithstanding that the abovementioned national planning policy is a significant 
material consideration, Section 38(6) of the Planning and Compulsory Purchase Act 
2004 requires that all planning authorities must determine each planning application 
in accordance with the planning policies that comprise the Development Plan unless 
material considerations indicate otherwise. In this instance, therefore, the 
Development Plan consists of policies contained within a number of planning 
documents. These documents include: 

 any extant planning policies contained within Plan(s) adopted by the County 
and District (or Borough) Councils ‘saved’ under direction of the Secretary of 
State; and, 

 any planning policies contained within Development Plan Documents adopted 
under the Local Development Framework regime. 

 
6.39 The Development Plan for the determination of this particular application comprises 

the following: 

 The extant policies of the Harrogate District Core Strategy (2009); and 

 The ‘saved’ policies of the Harrogate Borough Local Plan (2001). 
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6.40 The Harrogate Core Strategy (adopted 2009) has particular relevance in the 
determination of this application and the policies most relevant include: 

 Policy C1 – titled ‘Inclusive Communities’;  

 Policy EQ2 – titled ‘The Natural and Built Environment and Green Belt’; and 

 Policy SG4 – titled ‘Design and Impact’. 
 
6.41 Policy C1 titled ‘Inclusive communities’ advises ‘the use and development of land will 

be assessed having regard to community needs within the District, with particular 
importance placed on the following specific needs identified through the Harrogate 
District Community Plan and other relevant strategies and plans: 
a. elderly people, especially in terms of open market housing, health, sport and 

recreation; 
b. young people, especially in terms of affordable housing, higher 

education/training and sport, leisure, cultural and entertainment facilities; 
c. the rural population especially in terms of affordable housing and access to 

services; and  
d. disabled people, especially in terms of access to services and mobility.’ 

 
In this instance only part ‘b’ of this policy is considered relevant to the determination 
of this application as it relates to the provision of facilities related to education/training 
and sport. 

 
6.42 It is therefore considered that Policy C1 ‘b’ of the Harrogate District Core Strategy 

(2009) is consistent with the NPPF (2012) and therefore full weight can be applied in 
determining this application. 

 
6.43 Policy EQ2 provides the Borough Council’s response to development within both the 

natural and built environment of the district. Within the Strategy, paragraph 7.36 
states ‘Policy EQ2 recognises the importance of those sites/areas of international and 
national importance for the protection and enhancement of the Districts character, 
biodiversity, landscape and heritage’. This Policy is consistent with the NPPF’s 
objectives of good design, as outlined in Chapter 7, in particular as detailed in 
paragraph 58, which related to development respecting the character of the area. It is, 
therefore, considered that policy EQ2 is consistent with national guidance and is 
given weight in the determination of this application. 

 
6.44 Within the Harrogate Core Strategy Policy SG4, ‘Design and Impact’ with regards to 

residential amenity it states ‘the scale, density, layout and design should make the 
most efficient use of land’, and that the ‘visual, residential and general amenity should 
be protected and where possible enhanced’. This policy is consistent with the NPPF’s 
objectives of presumption in favour of sustainable development, as outlined in 
paragraph 17 of the Framework, which relates to the importance of achieving a good 
quality of design to ensure a good quality and standard of amenity for all existing and 
future occupants. Therefore, full weight can be given to this policy in the 
determination of this application. 

 
6.45 In addition to the Harrogate District Core Strategy (2009) the Harrogate District Local 

Plan (2001) also warrants consideration in relation to this proposal. The policies most 
relevant include:  

 ‘Saved’ Policy CFX – titled ‘Community Facilities Protection’; 

 ‘Saved’ Policy R1 – titled ‘Existing Recreational Open Space’; 

 ‘Saved’ Policy R5 – titled ‘New Sports and Recreational Facilities’; and 

 ‘Saved’ Policy HD20 – titled ‘Design of New Development and Redevelopment’. 
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6.46 Within the Harrogate District Local Plan, ‘Saved’ Policy CFX, titled ‘Community 
Facilities Protection’, states that ‘proposals involving the loss of land or premises in 
community use, including community halls, schools, colleges, nurseries, place of 
worship, health services, care homes, libraries and public houses will not be 
permitted, expect where it can be shown that: 
A) Continued community use would cause unacceptable planning problems; or 
B) A satisfactory replacement facility is provided, in a suitably convenient location 

for the catchment served prior to the commencement of development; or 
C) There is no reasonable prospect of: 

i) The existing use continuing on a viable basis with all options for 
continuance having been fully explores, as a priority and, thereafter, 

ii) Securing a satisfactory viable alternative community use.’ 
 

6.47 This Policy is consistent with the principles of the NPPF in relation to the provision of 
community facilities. Therefore, it is considered that full weight can be given to this 
Policy in the determination of this application. 

 
6.48 Within the Harrogate District Local Plan, ‘Saved’ Policy R1, titled ‘Existing 

Recreational Open Space’, states that ‘development proposals which involve the loss 
of existing public and private recreational open space will not be permitted unless: 
A) The is a surplus of recreation open space in the area and its loss would not 

adversely affect the existing and potential recreational needs of the local 
population; or 

B) A satisfactory replacement facility is provided in the catchment area which it 
serves; or 

C) The land by virtue of its size, location and physical conditions, is incapable of 
appropriate recreational use; or 

D) In the case of playing fields, where sports and recreation facilities can best be 
retained and enhanced through the development of a small part of the site.  

 
Any loss of recreation land which may be acceptable under the above criteria will not 
be permitted where this involves the loss of open space of amenity value harmful to 
the character of the area.’   

 
6.49 This Policy is consistent with paragraph 74 of the NPPF which protects open space, 

sports and recreational buildings and land. Therefore, it is considered that full weight 
can be given to this Policy in the determination of this application. 

 
6.50 Within the Harrogate District Local Plan, ‘Saved’ Policy R5, titled ‘New Sports and 

Recreational Facilities’, states ‘proposals for the development of new sports and 
recreational facilities will be permitted providing that: 
A) The facility is location in or adjacent to built-up areas wherever possible and is 

well served by public transport. 
B) The proposal would not give rise to significant traffic congestion and road safety 

problems. 
C)  New buildings or structures are well designed and appropriately landscaped.’ 

 
6.51 This Policy is consistent with the principles of the NPPF in relation to new sports and 

recreational buildings and land within paragraphs 73 and 74. Therefore, it is 
considered that full weight can be given to this Policy in the determination of this 
application. 

 
6.52 Within the Harrogate District Local Plan, ‘Saved’ Policy HD20, entitled ‘Design of New 

Development and Redevelopment’, it advises that proposals must take into account 
the following design principles: 

 ‘New buildings must make a positive contribution to the spatial quality of the 
area and their siting and density should respect the area’s character and layout;  
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 The use and application of building materials should respect materials of 
neighbouring and the local area; 

 New development should respect the local distinctiveness of existing buildings, 
settlements and their landscape setting; 

 New buildings should respect the scale, proportions and height of neighbouring 
properties; 

 New building design should respect, but not necessarily mimic, the character of 
their surroundings and, in important location, should make a particularly strong 
contribution to the visual quality of the area; 

 The use and application of building materials should respect materials of 
neighbouring buildings and the local area; and 

 New development should respect the privacy and amenity of nearby residents 
and occupiers of adjacent building.’ 

 
6.53 This Policy is consistent with the NPPF’s objectives of achieving sustainable 

development through good design, as outlined in Chapter 7, in particular as detailed 
in paragraph 58, which related to development respecting the character of the area. 
Therefore, it is considered that full weight can be given to this Policy in the 
determination of this application. 

 
7.0 Planning considerations 

 
7.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that all 

planning authorities must determine each planning application in accordance with the 
planning policies that comprise the Development Plan unless material considerations 
indicate otherwise. In light of the abovementioned policies the main considerations in 
this instance are the principle of the proposed development, the need of the 
proposed development and the community use, the location and orientation of the 
development, the design and scale, impact upon local amenity, the impact upon the 
historic environment, the impact upon the public highways, the impact upon open 
space, sport and recreation, the impact upon biodiversity, habitats, nature 
conservation and protected species, drainage and flood risk, the management and 
security and the fear of crime in relation to the proposed development. 

 
Principle of the proposed development 

7.2 It is considered that the proposed development can be seen as an additional facility 
for the school to enhance sport facilities to a higher level as it is considered that the 
proposed development would provide investment in the outdoor space suitable for 
the needs of existing pupils and the wider community. It is also considered that the 
proposed development would provide the wider community with increased 
opportunities for sport. Therefore the proposed development is in line with Paragraph 
70 within Section 8 of the NPPF, due to it advising that Local Planning Authorities 
‘“plan positively for the provision and use of shared space, community facilities and 
other local services to enhance the sustainability of communities and residential 
environments’. 

 
7.3 It is noted that the principle of improving school facilities is promoted within 

paragraph 72 of the NPPF in both securing sustainable development whilst 
supporting the needs to alter/enhance schools. Furthermore, it is noted that the 
proposal receives support within paragraph 73 of the NPPF in seeking to improve 
health and well-being through improved access to and opportunities for sport and 
sporting provision. The principle of the development is therefore supported and 
because of the health benefits the development would bring to the local community it 
is considered in accordance with NPPF and NPPG and compliant with policy C1 of 
the Harrogate Core Strategy (2009) and ‘Saved’ Policies CFX, R1 and R5 of the 
Harrogate Local Plan (2001) which support the provision and enhancement of 
community facilities in relation to sports facilities. 
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7.4 In this instance, and, on balance, the public benefit of the proposal means that the 
application should be considered acceptable in principle subject to consideration of 
other matters. It is therefore considered that the proposed development is fit for 
purpose and the principle is in accordance with paragraphs 70, 72 and 73 of the 
NPPF (2012) and compliant with policy C1 of the Harrogate Core Strategy (2009) 
and ‘Saved’ Policies CFX, R1 and R5 of the Harrogate Local Plan (2001). 

 
Need and community use 

7.5 In terms of the existing local provision and local demand for outdoor floodlit sports 
facilities in relation to community use, it is noted that the objections have been 
received from members of the public referring to the existing unlit artificial pitch on the 
school site and that there is limited need for this additional development. It is 
acknowledged that there is potential for both the existing unlit artificial pitch and the 
proposed development to be used for community use within the same time period, 
dependent on weather/lighting conditions. However, it is not considered that the 
facilities are in direct competition and therefore the application should not be 
considered as a question of which is preferred, but whether there is a local need for 
the facility and the acceptability of the overall proposal in terms of the potential 
impacts. It is considered that there is a need for additional and improved sporting 
facilities within the local community due to the re-development of Ripon Cathedral 
Choir School on Whitcliffe Lane, Ripon, which is proposed to provide the erection of 
an additional 117 dwellings. In addition to the increase of the population in the local 
community due to the above mentioned dwellings, the existing area of playing field 
would be lost due to the redevelopment therefore, adding further need for additional 
community facilities for sport and recreation within the local community. It is 
considered that the proposed development would fulfil a role in terms of the 
availability of such facilities to members of the public and teams in this locality. It 
should also be noted that the proposal included the re-siting of the existing rugby 
pitch which is to be installed within an improved drainage system to improve the 
usability of the pitch. This is endorsed by the Sport England consultation response 
which states support for the application and is also supported by paragraph 73 of the 
NPPF (2012) which acknowledges that access to high quality open spaces and 
opportunities for sport and recreation can make an important contribution to the 
health and well-being of communities. 

 
 Location and orientation  
7.6 It is important to consider the location and orientation of the proposed development 

and it is acknowledged that objections to the location have been received. It is noted 
that the nearest residential properties to the proposed location of the floodlit 3G 
artificial grass pitch would be approximately 50 metres to the south west, on 
Clotherholme Road. It is considered that the amended location of the pitch is on the 
playing fields south of the existing school complex and is the furthest possible 
distance from the residential properties on Clotherholme Road. It is also considered 
that there would be no changes to the existing boundary treatments to the south of 
the school site which are a mixture of residential hedgerows and mature trees within 
the school boundary, therefore, the development would be partial screened from 
view. Both the above mentioned factors have been considered to limit the impact the 
development upon local amenity. The orientation is also considered acceptable as it 
has been positioned again to limit the impact the development upon the views of the 
school site and the surrounding area. It is further considered that the proposed 
development would be located in proximity to existing school buildings to the north of 
the playing field so the proposed development would be less isolated. It is therefore 
considered that the proposed development is not in conflict with policy SG4 of the 
Harrogate Core Strategy (2009) and the ‘saved’ policies HD20 Harrogate District 
Local Plan (2001) and the location and orientation of development have been 
considered to limit the impact of the development upon the surrounding area.  
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Design and scale 
7.7 The design and scale of the proposed development has been taken into 

consideration. In regards to the design of the development, consideration is given to 
the design and colour finish of the perimeter fence around the 3G artificial grass 
pitch. The perimeter would comprise welded mesh fencing, coloured green. The 
proposed fencing would be constructed from horizontal wires and vertical wires. This 
would create gaps of approximately 200 millimetres (height) x 50 millimetres (length) 
within the fencing. The fencing which is 3 metres high on all four sides is unlikely to 
unduly impact on residential amenity and views of the site because of the distance to 
the properties on Clotherholme Road and due to the fencing not being a solid visual 
barrier. The impact of the mesh fencing would not have a detrimental impact upon 
the openness of the site as it is lightweight and transparent. It is also considered that 
the proposed colour finish is suitable due to it limiting the visual impact of the 
development against the surrounding rural area.  

 
7.8 In regards to the design of the floodlighting for the proposal, the lighting has been 

designed to ensure that there is minimal glare or light intrusion in accordance with the 
NPPG (2014), whilst providing the necessary light (lux) levels across the playing 
surface. The eight lighting columns are to each comprise 15 metre high floodlighting 
columns with light-restricting cowls, and medium beam distribution to allow control of 
lighting pollution. Each light would be fitted with a 65 degree Imax hood to further 
restrict glare and light intrusion. It is acknowledged that the 15 metre high floodlights 
are required to provide an average horizontal illuminance of 200 lux to the playing 
surface within the fenceline, which is a requirement to allow for sports games to take 
place and whilst it could be argued that the lighting columns add further visual clutter 
it is considered that when viewed against the backdrop of adjacent school complex 
they would not have any significant impacts on the surrounding area outside of the 
school grounds.  

 
7.9 It is therefore considered that in relation to the design and scale of the proposed 

development is in accordance with paragraphs 56-58 of NPPF (2012), NPPG (2014), 
in compliance with policy SG4 of the Harrogate Core Strategy (2009) and the ‘saved’ 
policies HD20 Harrogate District Local Plan (2001) due to the appropriate design and 
scale of the development. 

 
 Local amenity  
7.10 It is acknowledged that objections have been received in relation to the noise and 

lighting impacts of the proposed development upon residential amenity. It is 
considered that whilst acknowledging the proximity of local residential properties to 
the south west approximately 50 metres from the proposed development on 
Clotherholme Road, the development would not overlook any nearby residents and 
its design would be acceptable. The potential for light pollution from the floodlight has 
been considered, it is noted that the proposed light levels of the floodlight would be a 
maintained average Illumination Level of ‘200-Lux’ and this is stated to be in-line with 
the FA requirements in order for sports to take place. It is also considered that the 
information provided in the Lighting Design Plan, ref. D27921/LKM/A, dated 28 
March 2017, indicates that the position of the residential properties approximately 50 
metres to the south west from the nearest floodlight, and that the distance/perimeter 
of light spillage from the proposed development would not affect any residential 
properties therefore limiting the impact upon the residential amenity. Further to this, 
the hours of operation were initially stated by the Agent to be until 22:00 each 
evening however, after consultation with the Harrogate Environmental Health Officer 
and their response dated 25 April 2017 which stated ‘with mitigation and a suitable 
curfew in place the proposed floodlighting scheme does not provide reasonable 
grounds to recommended refusal’, the agent revised the hours of use to weekday 
evenings until 20:00, Saturdays between 09:00 and 18:00 and on Sundays and 
bank/public holidays between 10:00 and 18:00 and the floodlights would only be 



NYCC – 6 June 2017 – Planning and Regulatory Functions Committee 
Ripon Grammar School/22 

used (within the proposed hours of use) as required when natural lighting is 
insufficient (i.e. during darker nights and winter month). The response also 
recommended a prior to being brought into use condition relating to a lighting 
assessment to show that the pre development assessment levels as shown on 
drawing ref. D27921/LKM/A, dated 28 March 2017 are achieved. Therefore, it is 
considered that with the inclusion of the proposed condition on any grant of planning 
permission given the proposed development is in accordance with paragraph 125 of 
the NPPF (2012) which states that ‘By encouraging good design, planning policies 
and decisions should limit the impact of light pollution from artificial light on local 
amenity. 

 
7.11 Consideration has also been given to noise impacts upon the local/residential 

amenity due to the dual use of the community on evenings, weekends and bank 
holidays as well as the increase in the amount of vehicle movements upon the site. It 
is considered that the closest residents are approximately 50 metres from the 
proposed development on Clotherholme Road. The application was subject to 
consultation with the Harrogate Environmental Health Officer and their response 
dated 25 April 2017 stated that ‘some level of adverse impact upon the occupants of 
noise sensitive premises in the vicinity cannot be avoided’. However, the response 
recommends that should approval be granted they would recommend a prior to being 
brought into use condition relating to a noise mitigation scheme. Therefore, it is 
considered that subject to the prior to commencement condition being attached to 
any grant of permission given, the application is acceptable from the view of the 
Environmental Health Officer and therefore the proposal is considered to be in 
accordance with paragraph 125 of the NPPF (2012) in relation to the noise impacts 
associated with the proposed development. 

 
7.12 In conclusion to the above it is considered that the proposed development would not 

result in an adverse impact upon the residential amenity and is accordance with the 
principles of the NPPF (2012), NPPG (2014), and compliant with policy SG4 of the 
Harrogate Core Strategy (2009) and ‘saved’ Policy HD20 of the Harrogate District 
Local Plan (2001). 

 
 The historic environment 
7.13 In the context of this planning application the application site lies within the setting of 

one designated heritage asset, the south west block of Ripon Grammar School’s 
main school building, which is a Grade II Listed Building. It is noted that objections 
have been raised in relation to the impacts of the proposal upon the setting of the 
listed building. 

 
7.14 The application was subject to consultation with the Harrogate Borough Council 

(planning) and Harrogate Borough Council Conservation Officer. The responses to 
which raised no objection to the proposed development. 

 
7.15 It is noted that there are existing school playing fields within the setting of the Grade 

II listed building. However, the main significance of the building is the original internal 
and exterior design itself. The proposed development would not directly affect the 
listed building and the school playing fields to the south of the building are not 
mentioned within its listing. It is acknowledged that it is important to consider the 
views to and from the listed building. It is considered that the amendments to the 
proposed location would limit the impacts upon the views to and from the listed 
building, therefore, it is considered that the proposed development would have less 
than substantial harm to the significance of the setting of the school building due to 
the minimal change in the character within the setting of the listed building.  
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7.16 It is considered that the proposed development would result in less than substantial 
harm to the significance of the Grade II building and, on balance, would be 
outweighed by the public benefit of the development through the improve of the 
sports facilities available. Therefore it is considered that the proposed development is 
in accordance with the paragraphs 128 to 134 of the NPPF (2012), PPG (2014) and 
compliant with policies EQ2 and SG4 of the Harrogate Core Strategy (2009) and 
‘saved’ Policy and HD20 of the Harrogate District Local Plan (2001) which seek to 
ensure that developments do not adversely impact upon designated heritage assets 
and their setting. The proposed development is considered to have minimal to impact 
and on balance ‘slight adverse’ but less than substantial harm and therefore, negated 
by the public benefits of the proposal. 

 
 Highway matters 
7.17 It is acknowledged that objections have been raised to the proposal due to the 

increase in parking pressures on the school site. Consideration has been given to the 
impact of the proposed development upon the public highway. Whist it is noted that 
the additional community use would increase car numbers, the facilities within the 
existing school complex can accommodate for of approximately 68 parking spaces 
(including 3 disabled spaces). The existing school access and car parking are 
accessed directly off Clotherholme Road to the south west of the school site and it is 
considered to be sufficient in providing for this increase in community use in addition 
to the other community facilities provided within the school site. It should be noted 
that when used by the community at evenings, weekends and holidays, the School's 
own needs for parking (for staff, visitors, deliveries, etc) would be limited, thus 
allowing community users ample space to park. However, following consultation with 
the highways department it was considered that a condition with regards ‘no glare 
from floodlighting’ upon the public highway of Clotherholme Road would be needed 
to ensure that that there were no detrimental impacts to the highways and therefore 
with the addition of this condition,  the proposed development was deemed 
acceptable from a view of the Highways Authority and therefore the proposal is 
considered to be in accordance with paragraph 32 of the NPPF due to it being 
considered that ‘safe and suitable access to the site’ can be provided in relation to 
the proposed development. 

 
 Open space, sport and recreation 
7.18 Consideration has been given to the impacts of the development upon open space, 

sport and recreation with the consultation of Sport England however their 
consultation response, dated 6 January 2017 states that ‘Sport England raises no 
objection to this application which is considered to meet exception E5 of our adopted 
Playing Fields Policy.’ It is acknowledged that the proposed development would 
result in the loss of a single grass playingfield however, it is also considered that the 
development would provide an enhanced grass rugby pitch and a floodlit 3G artificial 
grass pitch.  

 
7.19 The floodlit 3G artificial grass pitch and associated fencing would allow for the pitch 

to be used all year round by students and the public regardless of the weather 
conditions and the proposal would also re-site the existing rugby pitch with improved 
drainage also increasing the usability. It is likely that the proposed development 
would increase enthusiasm for sport which is then likely to create a healthy lifestyle, 
prevent illness and promote social inclusion and community cohesion. Paragraph 73 
of the NPPF states “Access to high quality open spaces and opportunities for sport 
and recreation can make an important contribution to the health and well-being of 
communities.” The proposed development is therefore in accordance with the NPPG 
in relation to Open Space which states the public value of the open space should be 
taken into account, in this instance the added value of the improved sports facilities 
gives benefits to the community, in turn giving the opportunity for health and 
wellbeing benefits. 
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7.20 Therefore, it is considered that the proposed development would have limited impact 
upon the open space, sport and recreation facilities within the local community. The 
proposal is therefore considered in accordance with the NPPF (2012) within 
paragraphs 73 and 74 and compliant with policies CFX, R1 and R5 of the Harrogate 
District Local Plan (2001) due to the proposed development providing the additional 
and enhanced provision for outdoor sports facilities, of which would be of sufficient 
benefit to the development of sport and outdoor space to outweigh the detriment 
caused by the loss of the playing fields. 

 
Biodiversity, Habitats, nature conservation and protected species 

7.21  The impact of the proposed development upon the biodiversity, habitats, nature 
conservation and protected species has been taken into account. It is noted that 
objections have been raised in relation to the impact of the proposed development 
upon bat species and it is acknowledged that the proposed development may have 
an impact upon any potential bat species due to the proposed floodlighting. The 
application was subject to consultation with NYCC Ecology, their response dated 5 
July 2016 raised no objection to the proposal however the response states that 
‘artificial lighting is known to have an adverse effect on wildlife species active at night 
including bats which may be disturbed or discouraged from using breeding and 
resting places, commuting routes or foraging areas.’ It is considered that the 
proposed hours of use (until 20:00 on week nights and 18:00 on weekend and bank 
holidays) and the fact that the floodlights would only be use when natural light is 
insufficient would limit the impact of the proposed development upon biodiversity. 
Therefore, it is considered that a condition for a lighting assessment as advised by 
the Harrogate Environmental Health Officer (mentioned in para. 7.10) is appropriate 
to ensure no adverse impacts upon the bat species within the surrounding area. 

 
7.22 Therefore, it is considered that with the inclusion of a condition to ensure a lighting 

assessment is carried out and adhered to, the proposed development is in 
accordance with paragraphs 109 and 118 of the NPPF (2012) and policy EQ2 of 
Harrogate District Local Plan (2001) due to the limited impact the proposed 
development would have upon the biodiversity, habitats, nature conservation and 
protected species. 

 
 Drainage and flood risk 
7.23 In relation to drainage and flood risk with regards to the proposed development it is 

acknowledged that the application site is not within a flood risk zone. The application 
was subject to consultation with the SUDS & Development Control officer and their 
response dated 26 April 2017 indicates that the further information provided is 
satisfactory in relation to the proposed drainage of the development. However, they 
recommend that a prior to development condition relating to a detailed design, 
associated management and maintenance plan of surface water drainage for the site 
should be included within any grant of planning permission given.  

 
7.24 Therefore, it is considered that with the inclusion of a condition in relation to detailed 

design, associated management and maintenance plan of surface water drainage for 
the site, the proposed development is it is considered acceptable in terms of flood 
risk and drainage and in accordance with paragraph 103 of the NPPF (2012). 

 
Management, Security and the fear of crime 

7.25 It is acknowledged that objections have been raised in relation to the community use 
of the proposed development and that no further facilities have been provided in 
relation to toilet and changing facilities as part of the proposed development. 
Consideration has been given to the impacts of the community use of the proposed 
development and it is noted that the hours allowed within the proposed development 
for community use are relatively extended, with the facility proposed to be used on 
weekday evenings until 20:00, Saturdays between 09:00 and 18:00 and on Sundays 
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and bank/public holidays between 10:00 and 18:00. It is considered that Ripon 
Grammar School would manage the development therefore it is considered that the 
current changing and toilet facilities would be included within a management plan for 
the development. Further consideration has been given to security and the fear of 
crime as an impact of the proposed the community use. The application was 
subjection to the consultation of the Police Architectural Liaison Officer and the 
responses, dated 27 June 2016 and 16 December 2016 state that ‘in general terms I 
have no concerns with regards to the application.’ However, they recommend that 
should permission be granted, a condition requiring the submission of a management 
plan should be included.  

 
7.26 It is also acknowledged that a maintenance scheme has been requested from Sport 

England within the consultation response dated 6 January 2017. It is considered that 
such a scheme would ensure the development is maintained to an acceptable level 
and would further ensure the proposed development is managed by the school to 
appropriate standards.  

 
7.27 Further to the considerations and comments above, it is considered that a 

management plan and maintenance scheme for the proposed development should be 
secured. Therefore, with the inclusion of conditions relating to an appropriate 
management plan and maintenance scheme, which is to be approved in writing by 
the County Planning Authority prior to commencement, the proposed development is 
deemed acceptable and in accordance with the principles of the NPPF due to the 
consideration that there are no adverse impacts in relation to the management, 
community use of the development or the security in relation to crime.  

8.0 Conclusion 
 

8.1 There are no material planning considerations to warrant the refusal of this application 
for the construction of a floodlit 3G artificial grass pitch (7420 square metres) with 3 
metre high mesh fencing, 8 No. 15 metre high lighting columns, re-siting of existing 
rugby pitch (8360 square metres) access gates, removal of trees and associated 
earthworks. 

 
8.2 For the reasons mentioned above, it is therefore considered that, the proposed 

development is compliant with the policies which comprise the Development Plan 
currently in force for the area and all other relevant material considerations. 

 

9.0 Recommendation 
 
9.1 For the following reasons: 

i) the proposed development would not result in an adverse impact upon the 
residential amenity, visual or otherwise, of existing or future occupants of the 
surrounding area;  

ii) the proposed development would not detract from the character or setting of 
the Listed Building;  

iii) the proposed development would not result in an adverse impact upon the 
public highways; 

iv) the proposed development would not result in an adverse impact upon open 
space, sport and recreation; and  

v) the proposed development generally accords with paragraphs 17, 32, 56-58, 
60, 64, 72-74, 103, 109, 118, 128, 129 and 131 to 134 of the NPPF (2012), 
PPG (2014), and does not conflict with Policies C1, EQ2 and SG4 of the 
Harrogate Core Strategy (2009) and ‘saved’ Policies CFX, R1, R5 and HD20 
of the Harrogate District Local Plan (2001).  
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It is recommended that PLANNING PERMISSION BE GRANTED for the purposes 
of the construction of a floodlit 3G artificial grass pitch (7420 square metres) with 3 metre 
high mesh fencing, 8 No. 15 metre high lighting columns, re-siting of existing rugby pitch 
(8360 square metres) access gates, removal of trees and associated earthworks subject to 
the following conditions: 
 
Conditions 
 
1. The development hereby permitted shall be implemented no later than the 

expiration of three years from the date of this decision. 
 
2. The development hereby permitted shall be carried out in accordance with the 

application form details dated 18 February 2016 and the following approved 
documents: 

 Location Plan, ref. RGS 792_NEWLAYOUT HD 2-11-16, rev. 01, dated 
November 2016; 

 Existing Pitches & Contours Plan, ref. RGS 792_TAP_1_BBB_HD 28-4-16, 
rev. 03, dated April 2016; 

 Proposed Contours, ref. RGS 792_NEWLAYOUT HD 2-11-16, rev. 01, dated 
November 2016; 

 Sales Drawing For Securimesh Fencing, ref. J6/04030, dated 14 June 2016; 

 Gate Detail – Single, ref. 
RIPON_GRAMMAR_SCHOOL_GATE_SINGLE_DETAIL, rev. 00, dated 21 
April 2016; 

 Drainage Proposals, ref.  ref. RGS 792_NEWLAYOUT HD 2-11-16, rev. 01, 
dated November 2016; 

 Lighting Design, ref. D27921/LKM/A, dated 28 March 2017; 

 Design & Access Statement – Ripon Grammar School, dated January 2016; 

 Ripon Grammar School – New 3G Pitch – Design & Management Notes, rev. 
B, dated 31 August 2016;   

 
and the following conditions which shall at all times take precedence. 

 
3. No part of the development hereby permitted shall be used outside of the following 

hours; 

 Monday to Friday    09.00 – 20.00;  

 Saturday     09.00 – 18.00; and 

 Sunday and Bank/Public Holidays  10.00 – 18.00. 
 
4. The floodlighting hereby permitted shall be designed in accordance with “The 

Institute for Lighting Professionals Guidance for the Reduction of Obtrusive Light 
GN01:2011” 

 
5. Prior to the development being brought into use the lighting levels for the 

floodlighting hereby permitted shall be assessed and verified to demonstrate that 
the pre-development assessment levels shown on D27921/LKM/A have been 
achieved. The Assessment shall be submitted to and approved in writing by the 
County Planning Authority. 

 
6. No external lighting equipment other than in accordance with details approved in 

writing by the County Planning Authority shall be used in association with the 
development hereby approved. 

 
7. Prior to the development being brought into use, a noise mitigation scheme shall be 

submitted to and approved in writing by the County Planning Authority, such a 
scheme shall: 
a) Identify all potential noise sources;  
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b) Details mitigation measures that will be implemented to ensure that any noise 
associated with the development does not cause detriment to amenity; and 

c) Proposals for the monitoring and review of mitigation measures for the life of 
the development. 

 
 Such measures to be implemented prior to the development being brought into use 

and shall be regular reviewed and maintained for the life of the development. 
 
8. Prior to the development being brought into use, a Community Use Scheme 

including a facility management plan shall be submitted to and approved in writing 
by the County Planning Authority, after consultation with Sport England and the 
Police Architectural Liaison Officer. The Scheme shall include details of pricing 
policy, access by non-school users/non-members, management responsibilities for 
the facility and include a mechanism for review. The approved Scheme shall be 
implemented upon commencement of use of the development and adhered to 
throughout the life of the development. 

 
9. Prior to the development being brought into use, a Maintenance Scheme for the 

artificial grass pitch including a maintenance schedule, measures to ensure the 
replacement of the surface of the Artificial Grass Pitch within a specified period and 
a mechanism for review shall be submitted to and approved in writing by the County 
Planning Authority, after consultation with Sport England. The measures set out in 
the approved scheme shall be complied with in full, with effect from commencement 
of use of the artificial grass pitches. 

 
10. Prior to the commencement of development, an Arboricultural Method Statement 

and Tree Protection Plan shall be submitted to an approved in writing by the County 
Planning Authority. The development shall be carried out in accordance with the 
approved Method Statement and Plan unless otherwise agreed in writing with the 
Local Planning Authority. For the avoidance of doubt, the statement shall include the 
following; 

 Details of site access, compound and contractor parking for the construction 
phase of the development; 

 Details of measures to prevent damage to the root protection areas of T5, T9, 
T10, T11 and T12. 

 Details of a proposed replacement for T6 Norway Maple which is to be 
removed as part of the development hereby permitted; and 

 Details of how any replacement planting conforms with the “North Yorkshire 
County Council Tree Planning Specification” document. 

 
11. Prior to the commencement of development a detailed design and associated 

management and maintenance plan of surface water drainage for the site based on 
sustainable drainage principles and an assessment of the hydrological and 
hydrogeological context of the development has been submitted to and approved in 
writing by the County Planning Authority. The surface water drainage design should 
demonstrate that the surface water runoff generated during rainfall events up to and 
including the 1 in 100 years rainfall event, to include for climate change, will not 
exceed the run-off from the undeveloped site following the corresponding rainfall 
event.  

 
The approved drainage system shall be implemented in accordance with the 
approved detailed design prior to completion of the development. 

 
Reasons  
 
1. To comply with Section 91 of the Town and Country Planning Act 1990 as amended 

by Section 51 of the Planning and Compulsory Purchase Act 2004. 
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2. To ensure that the development is carried out in accordance with the approved 

application details. 
 
3. To protect local amenity. 
 
4. To minimise the impacts on biodiversity, in particular to bats and insects. 
 
5. To ensure there are no adverse impacts in relation to the flood lighting. 
 
6. To prevent lighting from the development from distracting highway users on 

Clotherholme Road and in the interest of highway safety. 
 
7. To protect the local amenity. 
 
8. To secure well managed safe community access to the sports facility, to ensure 

sufficient benefit to the development of sport. 
 
9. To ensure that the new facilities are maintained and remain fit for purpose, and 

thereby continue to ensure sufficient benefit of the development to sport. 
 
10. To protect the nature environment in relation to the trees on site.  
 
11. To prevent the increased risk of flooding; to ensure the future maintenance of the 

sustainable drainage system, to improve and protect water quality and improve 
habitat and amenity. 

 
Informatives 
 
1. Birds:-  
 If any trees or shrubs would be affected e.g. removed or cut back during the main 

bird nesting season (March to August inclusive) these would need to be checked for 
nesting birds immediately prior to works. If active nests are present, works should 
not proceed until all young birds have fledged the nest.  

 
Reason:-  
1. To protect the nature environment, the existing trees that are adjacent to the 

development site and the potential for nesting bird. 
 
2. Gypsum:- 
 The site lies in Gypsum Area C which is the area of the highest potential hazard 

however it is considered that the proposal will not result in any significant risk to 
human health. The site is already in use for recreational activity, and therefore an 
advice note advising the applicant of the situation is considered to be sufficient in 
this Case. 
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Statement of Compliance with Article 35(2) of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 

 
In determining this planning application, the County Planning Authority has worked with the 
applicant adopting a positive and proactive manner. The County Council offers the 
opportunity for pre-application discussion on applications and the applicant, in this case, 
chose to take up this service.  Proposals are assessed against the National Planning Policy 
Framework, Replacement Local Plan policies and Supplementary Planning Documents, 
which have been subject to proactive publicity and consultation prior to their adoption. During 
the course of the determination of this application, the applicant has been informed of the 
existence of all consultation responses and representations made in a timely manner which 
provided the applicant/agent with the opportunity to respond to any matters raised. The 
County Planning Authority has sought solutions to problems arising by liaising with 
consultees, considering other representations received and liaising with the applicant as 
necessary.  Where appropriate, changes to the proposal were sought when the statutory 
determination timescale allowed. 
 
 
DAVID BOWE 
Corporate Director, Business and Environmental Services 
 
Author of report: James Blythe 
 
 
Background Documents to this Report: 
1. Planning Application Ref Number: C6/16/02735/CMA (NY/2016/0039/FUL) registered 

as valid on 16 June 2016. Application documents can be found on the County 
Council's Online Planning Register by using the following web link: 
https://onlineplanningregister.northyorks.gov.uk/register/ 

2. Consultation responses received. 
3. Representations received. 
 

https://onlineplanningregister.northyorks.gov.uk/register/
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Title:construction of a floodlit 3G artificial grass pitch (7420 sq. metres) with 3 metre high  mesh fencing, 
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