North Yorkshire County Council
Business and Environmental Services
Planning and Regulatory Functions Committee
16TH NOVEMBER 2021
C3/20/00239/CPO - PLANNING APPLICATION FOR THE PURPOSES OF THE
CONSTRUCTION OF AN ARTIFICIAL GRASS PITCH (AGP) 7420 SQ. METRES),
ERECTION OF A 4.5 METRE HIGH MESH PERIMETER BALL STOP FENCING, EIGHT
15 METRE HIGH LIGHTING COLUMNS, 2 METRE HIGH AND 1.2 METRE HIGH MESH
PERIMETER BARRIER FENCING, 3 METRE WIDE ENTRANCE GATES, CREATION OF
HARD STANDING AREA AND FOOTPATH (938 EXTERNAL SQ. METRES), ERECTION
OF A STEEL MAINTENANCE EQUIPMENT STORAGE CONTAINER (15 SQ. METRES)
AND HARD AND SOFT LAND LANDSCAPING WORKS ON LAND AT RYEDALE
SCHOOL, GALE LANE, NAWTON, HELMSLEY, YO62 7SL
ON BEHALF OF THE RYEDALE FEDERATION
(RYEDALE DISTRICT) (KIRKBYMOORSIDE ELECTORAL DIVISION)
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 an artificial grass pitch
(AGP) 7420 Sq. metres), erection of a 4.5 metre high mesh perimeter ball stop
fencing, eight 15 metre high lighting columns, 2 metre high and 1.2 metre high
mesh perimeter barrier fencing, 3 metre wide entrance gates, creation of hard
standing area and footpath (938 external sq. metres), erection of a steel
maintenance equipment storage container (15 sq. metres) and hard and soft land
landscaping works on land at Ryedale School, Gale Lane, Nawton, Helmsley,
YO62 7SL on behalf of The Ryedale Federation.

1.2

This application is subject to an objection from the landscape architect in respect of
the potential adverse effects on the local landscape character and setting within an
Area of High Landscape Value and further objections having been raised in
respect of this proposal on the grounds of site suitability, residential amenity in
particular lighting and noise impact, impacts on biodiversity, highway matters and
is, therefore, reported to this Committee for determination.

2.0

Background
Site Description

2.1

Ryedale School is located on Gale Lane within the village of Beadlam off Gale Lane
which is accessed from the A170, the public highway which runs through the centre
of the village and connecting the village with Thirsk to the west and Scarborough to
the east.

2.2

The school opened in 1953 and is a mixed comprehensive school educating pupils
aged 11 to 16, currently accommodating 731 pupils on site. The main school
complex sits within the north-eastern corner of the school site and playing fields
occupying much of the surrounding land. The main school complex is laid out in
adjoining two storey blocks that have been constructed from a sand/buff coloured
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brick mix. The roof of the blocks is pitched and covered in red concrete tiles. Since
the school was originally built extensions have been developed mainly to the west of
the complex.
2.3

To the north, west and south of the school boundary is arable land, whilst to the east
the school site is Gale Lane which separates the school from residential properties
by approximately 20 metres. The nearest property to the development is Clyde
Cottage which is located approximately 65 metres to the south- east of the proposed
extension. The properties on the adjacent side of Gale Lane are largely brick built,
two storey cottages. The eastern boundary of the school site is defined by planting
that consists largely of mature trees and woody perennial hedging. The boundary is
buffered from the highway by a grass verge which, towards the northern end of the
eastern boundary creates a mound like formation. Sections of red brick wall sit at
either side of the two vehicular access tracks into the site, accessed of Gale Lane, to
which metal gates are attached. The more southerly access is lined with coniferous
hedging either side and is used for refuse collection, refuse bins sit in front of bollards
that prevent vehicles from going any further than halfway down the track.

2.4

Much of the school site is located within flood zones two and three although the
proposed development area which is to the west of the main school buildings falls
outside of this. The site is however, located within an Area of High Landscape Value
(Fringe of the Moors) in the Ryedale Local Plan Strategy 2013. There are however
no other planning constraints relevant to the determination of this planning
application.

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: 











C3/17/01121/CPO, received 18th August 2017 for creation of tarmac hardstanding for
tennis and netball courts (810 sq. metres), granted 27 th October 2017;
C3/17/00979/CPO, received 3rd August 2017 for erection of single storey infill extension to
create toilet block and lobby (52 sq. metres), granted 26th September 2017;
C3/16/02033/CPO, received 28th November 2016 for erection of two storey extension of
main school block with link to existing corridor (921 sq. metres) to provide an additional
nine classrooms, re-siting of prefabricated classroom unit (130 sq. metres) with two
classrooms to be placed on site until 8th November 2017, the provision for an additional
30 parking spaces, creation of a footpath and associated works, granted 28 th March 2017;
C3/10/00897/CPO, received 25th June 2010 for the erection of a Portakabin to include 2
parking spaces on existing hardstanding, granted 8th September 2010;
C3/08/00099/CPO, received 21st November 2007 for the erection of a music room
extension, granted 22nd April 2008;
C3/04/01301/CPO, received 20th October 2004 for erection of dining hall extension,
granted 29th November 2004;
C3/04/01279/CPO, received 13th October 2004 for the erection of a drama studio, granted
29th November 2004;
C3/02/01053/CPO received 4th November 2002 for the erection of a two classroom
extension, granted 10th January 2003;
C3/01/01142/CPO received 18th October 2001 for the erection of a single storey teaching
extension, granted 7th January 2002;
C3/00/00467/CPO, received 11th April 2000 for an extension granted 27th June 2000.
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3.0

The proposal

3.1

Planning permission is sought for the construction of an artificial grass pitch (AGP)
7420 Sq. metres), erection of a 4.5 metre high mesh perimeter ball stop fencing, eight
15 metre high lighting columns, 2 metre high and 1.2 metre high mesh perimeter barrier
fencing, 3 metre wide entrance gates, creation of hard standing area and footpath (938
external sq. metres), erection of a steel maintenance equipment storage container (15
sq. metres) and hard and soft land landscaping works on land at Ryedale School, Gale
Lane, Nawton, Helmsley, YO62 7SL on behalf of The Ryedale Federation.

3.2

The proposed site for the development would be to the north- west corner of the
school complex with the application site currently being school playing field and
includes an artificial grass wicket used for cricket.

3.3

The proposed development comprises a playing area capable of supporting a 106
metres x 70 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 7,420 square metres.

3.4

The whole of the 3G artificial grass playing surface would comprise of a grass green
coloured playing pitch that is consistent with current Football Association (FA)
technical requirements to deliver adequate performance characteristics for the
intended sporting activities.

3.5

The proposed development would include new open steel mesh ball stop fencing and
entrance gates around the entire AGP perimeter which would be 4.5 metres in height
and is proposed to be polyester powder coated in moss green (RAL6005). The new
open steel mesh pitch perimeter barrier and entrance gates internally within the pitch
enclosure to segregate the artificial grass pitch surface from adjoining hard standing
areas are proposed to be 1.2 metres to 2.0 metres in height and are proposed to be
polyester powder coated in moss green (RAL6005).

3.6

The proposal includes eight 15 metre high floodlighting columns. The columns would
be fitted with minimal aiming angles (as recommended by The Institution of Lighting
Professionals (ILP)) to reduce horizontal and vertical overspill and louvres would also
be fitted to luminaires to reduce horizontal and vertical overspill. The columns are to
be located on the perimeter of the pitch, external to the fence line. Each of these
columns supports luminaires which, would be mounted with sixteen luminaires with a
2no. / 2no. / 2no. / 2no. arrangement along Northern and Southern longitudinal sides
of the AGP to provide an average horizontal illuminance of 200 lux to the playing
surface within the fence line.

3.7

The new outdoor steel maintenance / sports equipment store would be 2.59 metres in
height, 6.06 metres in length and 2.44 metres in width and is proposed to be coloured
moss green (RAL6005) and comprise of high tensile profiled steel. It is proposed to
be positioned on the northern elevation with an amenity light that would be
operational 15 minutes after floodlights are turned off to ensure safe exiting from the
facility.

3.8

During normal school hours, the pitches would be for the sole use of Ryedale 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 open to be used by the community on weekdays 09:00 until 22:00
and then on weekends and bank/public holidays between 09:00 and 20:00. However,
the agent has now stated that the proposed use from the community would be limited
to weekday evenings until 20:00 and then on Saturdays, Sundays and Bank Holidays
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between 10:00 and 18:00 with a 15 minute dispel period following review of
comments received. The reasoning for the community use is stated by the agent in
the Design and Access Statement (LSUK 19-0602 Revision 2) to ensure that the
proposal encourages more people to take part in sport and leisure facilities in the
local area and ensures that the project aims to be sustainable development. The
agent further states that
“Income collected from community access lettings will be used to fund the AGP running costs
and this is vital to secure financial sustainability (rather than being a profit-motivated project)
including:
• Electrical power consumption (floodlights)
• Regular and periodic maintenance work, staffing and supervision • Spares and repairs (e.g.
replacement goals and netting)
• Periodic floodlights testing with inspections and maintenance work
• Periodic performance testing (to ensure the field of play remains safe for play)
• As well and being necessary to build a sinking fund for the refurbishment of the artificial
grass pitch surface, fencing, floodlights and other associated works at the end of an initial life
cycle (say eight to ten years).”

3.9

The agent has also confirmed that the 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. Implementation of a community use management
plan is also proposed to ensure the AGP is correctly operated as proposed..

3.10

There is no additional car parking proposed in relation to the proposal however, the
School is within walking distance of Nawton and Beadlam which offer a bus route.
The School's current car parking arrangements for approximately 68 spaces (3
disabled) can be accessed directly off Gale Lane to the east of the school site and
would be made available for the community use of the proposal. Coach and mini bus
parking would also be available to be accommodated in the existing hard surfaced
areas, and there is already a dedicated sheltered parking for cycles onsite.

3.11

Community access to the existing School's facilities, including changing rooms,
showers and toilets currently available and would remain accessible from the car
park.

3.12

A hard standing level approach and footpaths totalling 938 square metres is
proposed to be constructed which would provide pedestrian access to the proposed
AGP and form a link the AGP to adjacent school facilities including the existing
carpark and buildings and would comprise of grey/ black coloured porous asphalt. A
grass mound would be formed with recycled soils generated during construction work
and located to the area west of the proposed AGP, to be finished in accordance with
BS 4428:1989.

3.13

The construction of the floodlit 3G artificial grass pitch would require minor
earthworks to level the application site.

3.14

The location of the proposal would not result in the loss of the school being able to
accommodate other sporting activities. Although the playing field would be reduced it
would still be able to accommodate playing pitches (rugby and football) and a grass
athletics track. Part of the field which is proposed to be used during the construction
would be re-levelled and would be reinstated to its original form once any
construction phase is completed.

3.15

Visual mitigation to complement the existing natural mitigation in place on the site
would be provided especially for the northern elevation. The agent has confirmed in
writing the agreement to a pre-commencement condition relating to landscaping if
any permission were to be granted.

commrep/4

OFFICIAL - SENSITIVE

5

3.16

The construction access is proposed to be from one of the existing school entrances
which adjoins Gale Lane to the east of the proposed development. It is also proposed
that temporary two metre high security fencing would be erected around the entire
development area during the construction period, which would act as an additional
mitigation measure and protect pupils during term time.

4.0

Consultations
The consultee responses summarised within this section of the report relate to
responses to consultation undertaken on the 6th March 2020 and the subsequent reconsultations undertaken on the 11th September 2020, 18th February 2021 and 2nd July
2021 following the receipt of further/amended information relating to landscape issues,
drainage, noise assessments and lighting plans.

4.1

Ryedale District Council (Planning) – confirmed on the 26th March 2020 that “the
Local Planning Authority (Ryedale District Council) has no objection to this proposal.
We would seek to ensure that a condition is applied to ensure the flood lighting used
is only used when the facility is in operation to minimise its impact on the nocturnal,
rural character of the area.”

4.2

Beadlam Parish Council – commented on the 3rd April 2020 that the “Beadlam
Parish Council are concerned about the light pollution from the floodlights and more
traffic using Gale Lane.” They comment that Gale Lane is a busy road at school times
and currently residents get a breather from it outside of school times at the moment.

4.3

Environmental Health Officer (Ryedale) sent in correspondence on the 28th July
2021 that they in general terms would have no objections. They note that from the
planning portal that a night visit was held to assess the visual impact and that a
complainant had sent in a photograph showing glare at their property. They comment
that the glare is probably to do with angle of the light array and this could be adjusted
at the time of fitting. They note that the light assessment suggests very little light
spillage, however, made note that their enforcement powers are limited to light
nuisance which has limited scope and only relates to the impact on residents. Due to
this they suggest that if that NYCC has planning policies relating to dark skies (or if
within North York Moors planning area they may have) which protect wildlife and the
night skies from ‘pollution’, that these policies are considered. They also ask that
hours of use (curfews) are set as conditions along with a ‘post completion testing to
ensure that the light levels are as predicted, and are maintained as such.”

4.4

As no comment was received in relation to noise levels and mitigation further
correspondence was sent back to the Senior Environmental Health Officer regarding
this and comment was received on the 30th July 2021 on this. They state that “The
distance to neighbouring properties is so great that I don’t believe it will be a problem
, especially with the curfews. However I would suggest a condition preventing the use
of external tannoy/ loudspeakers systems and playing of amplified music.” They
further expanded to state how they “would expect the management plan to include
‘regular monitoring of the boundary’ when an event is on to determine that the noise
and light levels are not causing disturbance to neighbours, and for a record to be kept
of this.”

4.5

NYCC Heritage – Ecology - confirmed on the 16th March 2021 following the re
consultation that they are satisfied with the submitted revised Ecological Appraisal
that states that “Overall, considering that the light spill onto adjacent vegetated
boundaries / commuting and foraging habitat for bats is limited to 1 Lux (equivalent to
twilight conditions), it is unlikely that the proposed lighting scheme will act as a barrier
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to commuting bats.” And that, “the proposed lighting scheme is considered to pose a
low risk of disturbance to local bat populations”.
A recommendation that should
NYCC be minded to approve the application, a Condition requiring adherence to the
recommendations contained in Section 5 of the ecology report (Ryedale School,
Nawton, North Yorkshire – Ecological Appraisal by Bowland Ecology, dated March
2021) be applied.
4.6

NYCC Heritage - Principal Landscape Architect raised an objection to the
proposal stating that there were concerns with the application as the “Proposed
floodlighting scheme has potential to cause significant adverse effects on local
landscape character and setting of an Area of High Landscape Value.” It was noted
that the site is located within an Area of High Landscape Value (Fringe of the Moors)
which is covered within policy SP13 within Ryedale Local Plan Strategy 2013. It is
noted that the pitch and lighting are likely to be visible from Gale Lane to the South
East side, and other residential properties and roads at the edge of Beadlam village
along A170 to the North West side. The main points of concern listed in the
correspondence dated 22 September 2020 included:
 Night-time visibility of the proposed light units (including direct glare from the
units 15m high)
 Illumination of and reflected light from the proposed sport pitch surface
(proposed maintained average illuminance >200 lux).
 General reflected light illuminating surrounding trees and buildings.
 Extended hours of proposed lighting use - 09:00 to 22:00 Mon to Fri, 09:00 to
20:00 Sat, Sun and Bank Holidays.

4.7

In summary it is felt that the “Night-time visibility and impact of the proposed sport
pitch floodlighting is likely to cause significant adverse effects on local landscape
character and setting within an Area of High Landscape Value This would be contrary
to NPPF (paragraph 170 (now 174) (a) protecting and enhancing valued landscapes,
sites of biodiversity or geological value and soils (in a manner commensurate with
their statutory status or identified quality in the development plan), Ryedale Local
Plan (2013) Policy SP13, Area of High Landscape Value (Fringe of the Moors).”

4.8

Following the lighting test demonstration on the 12th May 2021 further comments
from the landscape adviser were received. They stated that although the
demonstration was useful in helping understand the scope and context of the
scheme, it reaffirmed concerns for visibility of sport lighting in this location as set out
in the previous landscape consultation responses. It noted that light spill was also
evident across the surrounding field northwards towards properties along Birklands
and concerns are raised that this spill would only be amplified by a full scheme. It
was noted that “Beadlam is a quiet rural village and evening use of a floodlit AGP in
proximity is likely to have a significant adverse impact on local character and setting
due to lighting, increased traffic and user noise.”

4.9

Environment Agency York – correspondence was received on the 5th March 2020
confirming that they have no objection to the proposed development but note that the
proposed development falls within flood zone 1 and recommend that standard
comments for ‘lower risk’ development proposals in which this proposal falls within
are viewed before making any decision.

4.10

Sport England – confirmed on the 18th March 2020 that “Sport England does not
wish to raise an objection to this application as it is considered to meet exception E5
of its Playing Fields Policy. The absence of an objection is subject to the following
conditions being attached to the decision notice should the local planning authority be
minded to approve the application:
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1. Use of the development shall not commence [or no development shall
commence or such other timescale] until a community use agreement
prepared in consultation with Sport England has been submitted to and
approved in writing by the Local Planning Authority, and a copy of the
completed approved agreement has been provided to the Local Planning
Authority. The agreement shall apply to [describe facilities forming part of
the development] and include details of pricing policy, hours of use,
access by non-[educational establishment] users [/non-members],
management responsibilities and a mechanism for review. The
development shall not be used otherwise than in strict compliance with the
approved agreement."
Reason: To secure well managed safe community access to the sports
facility/facilities, to ensure sufficient benefit to the development of sport
and to accord with Development Plan Policy.
2. No works shall commence on the Artificial Grass Pitch hereby approved,
until details and specification has been submitted, for the relocation of the
artificial grass wicket, to the Local Planning Authority for consideration.
The artificial cricket wicket shall not be constructed other than in
accordance with the approved details and shall be available for use prior
to the completion if the Artificial grass Pitch
Reason: To ensure the development is fit for purpose and sustainable and
to accord with Development Plan Policy.”
4.11

Highway Authority – confirmed on the 03 April 2020 that there are no local highway
authority objections to the proposed development.

4.12

Following receipt of representations from members of the public questioning highway
subjects the Highway Authority was asked to review those comments. The following
was received on the 12th February 2021:
“Notwithstanding comments raised by members of the public regarding the
intensification of use on Gale Lane, the local Highway Authority is satisfied that
although there is the potential for an increase in numbers of vehicles along Gale
Lane, this increase in vehicular activity is unlikely to be at the same time as the usual
school pick-up and drop-off times associated with the school but rather, be a smaller
number of additional vehicles after the school day has ended. Consideration has
been given to the Traffic Assessment which has been provided by the applicant and
this is considered to present the highest numbers of vehicular trips which will be
generated and does not generate conditions which exceed the current conditions at
the busier times of day at this location. I would however recommend a further
condition be applied to ensure that the construction phase does not impact users of
Gale Lane.”

4.13

NY Police - Designing Out Crime Officer – correspondence was received on the
18th March 2020. They confirmed that following review of a crime and disorder
analysis for a 12 month period (1 March 2019 to 29 February 2020), for the
development area that the site is located within a low crime & disorder area and that
they have no concerns to raise in relation to Designing Out Crime.

4.14

NYCC Arboricultural Officer – Suggested that a prior to commencement condition
should be attached to any permission granted requiring that an arboricultural method
statement and Tree Protection Plan be submitted. This would be to ensure that any
works undertaken are to the satisfaction of the Authority and shall be monitored, and
protection remain in place, throughout the duration of the development works, in
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order to maintain the contribution of the trees to local landscape character and
amenity.
4.15

The Lead Local Flood Authority (SuDS) – Requested further information on the
29th March 2021 to ensure that they were satisfied with the flood routing plan and
requested further information relating to Maintenance Details. Further information
relating to Flood Routing was submitted, however, details on maintenance could not
be provided at the time. Following further correspondence it was agreed on the 16th
June 2021 that the “LLFA would be happy to set a pre – commencement condition for
the maintenance details providing it can be confirmed that the school will be
responsible for the drainage and management of the maintenance company.”

4.16

NYCC Heritage – Archaeology – corresponded on the 27th March 2020 notifying
that the “proposal is within an area of archaeological potential, particularly for
remains of the prehistoric and Roman periods.” They note that the “The application
details indicate a mean level of ground reduction of 640mm with natural geological
deposits at approximately 300mm. The engineering proposed for the scheme would
almost certainly destroy any archaeological deposits which would survive as features
cut into the surface of the underlying natural.” Therefore it is recommended that a
scheme of archaeological mitigation recording is undertaken in response to ground
works associated with this development proposal.

4.17

The following three conditions were recommended to be put forward for
consideration:
A) No demolition/development shall commence until a Written Scheme of
Investigation has been submitted to and approved by the local planning
authority in writing. The scheme shall include an assessment of significance
and research questions; and:
B) No demolition/development shall take place other than in accordance with
the Written Scheme of Investigation approved under condition (A).
C) The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the
programme set out in the Written Scheme of Investigation approved under
condition (A) and the provision made for analysis, publication and
dissemination of results and archive deposition has been secured

4.18

Nawton Parish Council – commented on the 19th March 2020 that “ The Council is
concerned about the positioning of the artificial grass pitch in that it is where a
prospective road would be once planning is approved on fields in Beadlam. The road
would solve the problem of safety issues on Gale Lane. Also the 8 x 15 m lighting
columns would cause upset around the village and especially to those residents
close by. This sort of facility should be located on the recreation ground.”

4.19

NYCC Electrical Engineering – Attended the applicant’s illumination test on the 12
May 2021, however, at the time of writing the report no comments have been
received.

4.20

Notifications
County Cllr. Val Arnold was notified of the application on 04 March 2020.

5.0

Advertisement and representations

5.1

This application has been advertised by means of three Site Notices posted on 29th
March 2020 (responses to which expired on 2nd April 2020). The Site Notices were
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posted in the following locations: one off Gale Lane at the School entrance, one on a
village notice board near The Green and one on Cliff Cott Road. A Press Notice
appeared in the Malton Gazette & Herald on 18 March 2020 (responses to which
expired on 1st April 2020).
5.2

As the period of consultation was during a national lockdown it was vital to ensure that
members of the community were informed of this application. Along with the press and
three site notices it was deemed appropriate to send neighbour notification letters to
properties that fall within a minimum 200 metre catchment area to the proposed
development site. This is viewed as sufficient notification given the restrictions and
ensured that the community were fully informed of the proposal and given the
opportunity to comment.

5.3

Neighbour Notification letters were sent on 24th March 2020 and the period in which to
make representations expired on 16th April 2020. The following properties received a
neighbour notification letter:






































Stoney Lodge, High Lane, Nawton;
Cliffe Cottage, High Lane, Nawton;
4, The Orchards, Nawton;
5 The Orchards, Nawton;
6 The Orchards, Nawton;
Gale House, Gale Lane, Nawton;
Clyde Cottage, Gale Lane, Nawton;
Four Winds, Gale Lane, Nawton;
White House, Gale Lane, Nawton;
Birchfield House, Gale Lane, Nawton;
Valley View, Gale Lane, Nawton;
Gale Mount, Gale Lane, Nawton;
School House, Gale Lane, Nawton
Canadian Fields, Gale Lane, Nawton;
Gale Lane Nursery, Gale Lane, Nawton;
Brighter Sandy, Gale Lane, Nawton.
Wrens of Ryedale Caravan Site, Gale Lane, Nawton;
Gale Barn, Gale Lane, Nawton;
White House Barn, Gale Lane, Nawton;
Station Lodge, Station Road, Nawton;
1 Birklands, Main Road, Nawton;
2 Birklands, Main Road, Nawton;
3 Birklands, Main Road, Nawton;
4 Birklands, Main Road, Nawton;
5 Birklands, Main Road Nawton;
Southfields, Main Road, Nawton;
Deli Spice Club, Main Road, Nawton;
Hill Crest, Main Road, Nawton;
The Vicarage, Main Road, Nawton;
St Hilda’s Cottage, Main Road, Nawton
Lund Acres, Main Road, Nawton;
Old Vicarage, The Green, Nawton;
Old Dairy, The Green, Nawton;
Byreview, High Lane, Nawton;
1 Valley View Lodges, Station Road, Nawton
2 Valley View Lodges, Station Road, Nawton;
3 Valley View Lodges, Station Road, Nawton;
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4 Valley View Lodges, Station Road, Nawton;
5 Valley View Lodges, Station Road, Nawton;
Valley View Lodges, Station Road, Nawton;

5.4

A total of fourteen letters of representation have been received raising objections on
the grounds of:- highway concerns, intensified use, impact on the landscape, impact
on amenity (lighting and noise), impact on quality of life and suitability of site.

5.5

Some of the comments received include:
“In the event that this application is granted in its current location, views, and my privacy will be
severely disrupted by this eyesore, not to mention the unwanted noise and light pollution until
10pm during the week and 8pm on a weekend.”
“There appears to have been very little or no consultation on this proposal with the local
community and parish council?”
“Question whether there is a far more suitable location for this development to the South-East
corner of the school field, where it would have little or no impact on local residents through noise
and light pollution.”
“We are very concerned that proceeding with this development would bring too much light
pollution to the village.”
“The flood lights will have a detrimental effect on wildlife with light pollution.”
“I'm concerned regarding noise levels at the proposed Ryedale School Pitch. Ball games are
known to be very loud & the dull thud.”
“To add a facility like this to the school is just going to create more traffic on a road that is not
geared up for.”

5.6

One letter of support has been received raising support on the grounds of:- improving
school facilities including the statement:
“It would be amazing if the school built a sports centre and swimming pool so that the public
could pay to use, generating income for the school and giving rural communities some easy to
access first class fitness facility's nearby and on a major route.”

5.7

Five further letters have been received from businesses and groups supporting the
proposal for the following summarised reasons:






6.0

Provide a valuable facility that can be utilised by local and town football teams;
Provide a facility that can excite, enthuse, encourage and engage more people into
getting involved in sport including those of underrepresented groups;
Provides a facility which could tackle obesity levels within Ryedale(which are above the
National Average;
Provide a facility which could tackle rural deprivation;
Provide a facility that allows for the school to extend and enhance their sporting
timetable, not just limited for football activities.

Planning policy and guidance
The Development Plan

6.1

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
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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.
6.2

The Development Plan for the determination of this particular application comprises
the extant policies of the Ryedale Plan- Local Plan Strategy (2013); and the policies
most relevant include:


SP1 – General Location of Development and Settlement Hierarchy



SP11 – Community Facilities and Services



SP13 - Landscapes



SP14 - Biodiversity



SP16 – Design



SP17 – Managing Air Quality, Land and Water Resources



SP19- Presumption in Favour of Sustainable Development



SP20- Generic Development Management Issues

6.3

Policy SP1 identifies the hierarchy of settlements within Ryedale and ‘Ryedale’s future
development requirements will be distributed and accommodated in line with the
Spatial Strategy Summary’. The hierarchy is divided by principal towns for primary
focus of growth, local service centres as secondary focus for growth, local service
centres for tertiary focus for growth. All other villages, hamlets and development within
the open countryside should be restricted to that which is necessary to support
sustainable, vibrant and healthy rural economy and communities, can be justified to
secure significant improvements to environment or heritage assets in accordance with
SP12 or which is justified through neighbourhood planning process.

6.4

Policy SP11, states that proposals will be supported in service villages and other
villages where, ‘Expansion and improvements to existing facilities in or outside
development limits; provision of new facilities – within development limits, conversion
of existing buildings outside of development limits or new provision outside of
development limits where the facility is needed to serve the local area and could not
be provided with development limits’. NPPF chapter 8 (Promoting healthy and safe
communities) adds weight to this policy and states that planning decisions should aim
‘to provide the social, recreational and cultural facilities and services the community
needs’.

6.5

The Landscape Character section of Policy SP13 states that proposals should
contribute to the protection and enhancement of distinctive elements of landscape
character that are the result of historical and cultural influences, natural features and
aesthetic qualities. These can include considering the character, distribution and form
of individual settlements the pattern and presence of distinctive landscape features,
consider visually sensitive skylines and hill and valley sides and review the ambience
of the area including factors such as level and type of activity and tranquillity. Policy
SP13 accords with the NPPF so full weight should be afforded to this policy.

6.6

Policy SP13 further goes on to state that broad areas of landscape which are valued
locally will be carefully considered for the impact a development may have on them.
These areas include The Wolds Area of High Landscape Value, The Fringe of the
Moors Area of High Landscape Value, The Vale of Pickering and The Yorkshire Wolds
and Fringe of the Moors. These areas are valued locally for their natural beauty and
scenic qualities and Moors are of significant historic landscape value and loss or

commrep/11

OFFICIAL - SENSITIVE

12

degradation of the elements that are integral to their historic landscape character make
these landscapes particularly sensitive to change.
6.7

Ryedale School is located within an Area of High Landscape Value (Fringe of the
Moors) and therefore this policy has to be given weight during the consideration of this
development.

6.8

Policy SP14 states biodiversity will be conserved, restored and enhanced, amongst
other criteria also listed in the policy, by:




Supporting, in principle, proposals for development that aim to conserve and enhance
biodiversity and geodiversity through the prevention of loss of habitat or species and the
incorporation of beneficial biodiversity features;
Resisting development proposals that would result in significant loss or harm to biodiversity
in Ryedale …’.

Paragraph 180 of the NPPF in chapter 15 ‘Conserving and enhancing the natural
environment’ states that if significant harm to biodiversity by a development cannot be
avoided, mitigated or compensated for then planning permission should be refused,
therefore full weight should be given to this policy as it reflects the NPPF.
6.9

Policy SP16 states that development proposals are expected to create high quality,
durable places that are accessible and be well integrated with their surroundings and
which;
 ‘Reinforce local distinctiveness;

 Provide a well-connected public realm which is accessible and usable by all, safe and easily
navigated; and,

 Protect amenity and promote well-being’.

This follows the objectives listed in the NPPF within chapter 12 (Achieving Well
Designed Places) which states in paragraph 134 that development that is not well
designed should be refused. ‘Conversely, significant weight should be given to:
a) development which reflects local design policies and government guidance on
design, taking into account any local design guidance and supplementary planning
documents such as design guides and codes; and/or
b) outstanding or innovative designs which promote high levels of sustainability, or
help raise the standard of design more generally in an area, so long as they fit in
with the overall form and layout of their surroundings.’.
6.10

Policy SP17 of the Ryedale Plan – Local Plan Strategy seeks ensure flood risk is
managed and development can be accommodated without an unacceptable impact on
water supply. This is considered in line with NPPF and PPG principles in relation to
climate change and pollution and therefore due weight can be given to this policy in
the determination of this planning application.

6.11

Policy SP19 seeks to ensure that development proposals are determined in accord
with the NPPF and support sustainable development. In this case, the proposals
seek to enhance an existing facility. Paragraphs 93 and 95 of the NPPF support this
policy so full weight should be applied.

6.12

Policy SP20 provides criteria to which development proposals must adhere. The
issues listed in the criteria include: Character, Design, Amenity and Safety and
Access, Parking and Servicing.
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6.13

In relation to Character is expected to respect the character and context of the
immediate locality, wider landscape and townscape in terms of physical features and
the type and variety of existing uses. It also expects proposals to be compatible with
the existing local context and for the cumulative impact of any new development to
the character of an area be considered. For Design development is expected to
follow the principles of Policy SP16 and for Amenity and Safety is expected that new
development should not have a material impact on the amenity of present or future
occupants. Policy SP16 states that ‘New development will not have a material
adverse impact on the amenity of present or future occupants, the users or
occupants of neighbouring land and buildings or the wider community by virtue of its
design, use, location and proximity to neighbouring land uses. Impacts on amenity
can include, for example, noise, dust, odour, light flicker, loss of privacy or natural
daylight or be an overbearing presence.’ In relation to Access, Parking and Servicing
it is expected that proposals would require access to be of a standard that allows all
to access the proposal unimpeded and comply with relevant standards. All these
criteria issues are supported through paragraph 130 within chapter 12 (Achieving
well-designed places) of the NPPF, therefore it is considered that substantial weight
should be given to this policy

Other policy considerations:
National Planning Policy
6.14

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) (revised 2021)
National Planning Policy Framework

6.15

The National Planning Policy Framework (NPPF) sets out the Government’s planning
policies for England and how these are expected to be applied.

6.16

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 defines sustainable
development as that which fulfils the following three roles:
a) ‘an economic objective – to help build a strong, responsive and competitive economy, by
ensuring that sufficient land of the right types is available in the right places and at the right time
to support growth, innovation and improved productivity; and by identifying and coordinating
the provision of infrastructure;
b) a social objective – to support strong, vibrant and healthy communities, by ensuring that a
sufficient number and range of homes can be provided to meet the needs of present and future
generations; and by fostering a well-designed and safe built environment, with accessible
services and open spaces that reflect current and future needs and support communities’
health, social and cultural well-being; and
c) an environmental objective – to contribute to protecting and enhancing our natural, built
and historic environment; including making effective use of land, helping to improve biodiversity,
using natural resources prudently, minimising waste and pollution, and mitigating and adapting
to climate change, including moving to a low carbon economy.’

6.17

Paragraph 11 advises that when making decisions, development proposals that
accord with the development plan should be approved without delay and when the
development plan is absent, silent or relevant policies are out of date, permission
should be granted unless:
i.)

‘the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or
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i.)

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’.

6.18

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.

6.19

Paragraphs 55 - 57 regarding ‘planning conditions and obligations’ requires local
planning authorities to consider if development can be made acceptable by using
conditions or planning obligations with planning obligations only used where it is not
possible to address impacts through planning conditions. Planning conditions should
be kept to a minimum and only imposed where they are met the test for condition and
likewise planning obligations must only be sought where they meet all the tests for
being necessary to make the development acceptable in planning terms; being directly
related to the development; and fairly and reasonably related in scale and kind to the
development.

6.20

Paragraph 81 within Chapter 6 (Building a strong, competitive economy) states that
decisions should help create circumstances where businesses can invest, expand and
adapt with significant weight placed on supporting economic growth, taking account of
local business needs and wider development opportunities. Thereby allowing areas to
build on strengths, counter weaknesses and address the challenges of the future

6.21

Paragraph 85 within Chapter 6 states that Planning policies and decisions should
recognise that sites to meet local business and community needs in rural areas may
have to be found adjacent to or beyond existing settlements, and in locations that are
not well served by public transport. In these circumstances it will be important to ensure
that development is sensitive to its surroundings, does not have an unacceptable
impact on local roads and exploits any opportunities to make a location more
sustainable (for example by improving the scope for access on foot, by cycling or by
public transport). The use of previously developed land, and sites that are physically
well-related to existing settlements, should be encouraged where suitable
opportunities exist.

6.22

NPPF Paragraph 92 in Chapter 8 (Promoting healthy and safe communities) states
that planning decisions should
‘aim to achieve healthy, inclusive and safe places which: c) enable and support healthy
lifestyles, especially where this would address identified local health and well-being needs – for
example through the provision of safe and accessible green infrastructure, sports facilities, local
shops, access to healthier food, allotments and layouts that encourage walking and cycling.’

6.23

Paragraph 93 within Chapter 8 states social, recreational and cultural facilities
decisions should enhance the sustainability of communities and residential
environments and take into account and support delivery of local strategies to improve
health and social and cultural well-being of all sections of the community and ensure
an integrated approach to considering the location of housing, economic uses and
community facilities to enhance the sustainability of communities. Planning positively
for the provision of community services and facilities to enhance sustainability within
community environments is also encouraged.

6.24

Paragraph 95 within Chapter 8 states that there is great importance of ensuring
sufficient choice of school places are available to meet the needs of a community.
Specifying that planning authorities must take “proactive, positive and collaborative
approach” to meeting this requirement giving great weight to create expand or alter
schools through the preparation of plans and decisions on applications.
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6.25

Paragraph 98 advises that access to a network of high quality open spaces and
opportunities for sport and physical activity is important for the health and well-being
of communities.

6.26

Paragraph 99 states that existing open space, sports and recreational buildings and
land, including playing fields, should not be built on unless the loss resulting from the
proposed development would be replaced by equivalent or better provision in terms of
quantity and quality; or the development proposed is for alternative sports and
recreational provision in which the benefits clearly outweigh any loss.

6.27

Paragraph 104 within Chapter 9 (Promoting sustainable transport) states that transport
issues should be considered from the earliest stages of plan-making and development
proposals, so that potential impacts of development on transport networks can be
addressed, opportunities from existing or proposed transport infrastructure are realised
and opportunities to promote walking, cycling and public transport are identified and
perused along with acknowledging environmental impacts relating to traffic and
transport infrastructure so that they can be take into account.

6.28

Paragraph 111 within Chapter 9 states that development should only be prevented or
refused on highway grounds if there would be an unacceptable impact on highway
safety, or the residual cumulative impacts on the road network would be severe.’

6.29

Paragraphs 126-30 within Chapter 12 (Achieving Well Designed Places) state that
local plans should include robust and comprehensive policies setting out a clear design
vision and expectations of development. Design guides should also be prepared and
carry weight in decision making. As in accordance with paragraph 130 decisions should
ensure that developments add to the overall quality of the area throughout the lifetime
of the development, ensure that they function well and add to the overall quality of an
area, are visually attractive through good landscaping and layout, are sympathetic to
the locality and landscape setting and any historic character to the local area, establish
a good sense of place, optimise the potential of the site and create places which are
safe, inclusive and accessible and do not undermine quality of life.

6.30

Paragraphs 134 within Chapter 12 states development which does not reflect local
design policies or provide outstanding or innovative designs which promote high levels
of sustainability or help raise standards of design in an area (so long as they fit in with
overall form and layout of surroundings) should be refused.

6.31

Paragraph 154 within Chapter 14 (Meeting the challenge of climate change, flooding
and coastal change) states that new development should be planned in ways which
avoid increased vulnerability to the range of impacts arising from climate change and
can that can help reduce greenhouse emissions through location and design.

6.32

Paragraph 158 within Chapter 14 states that authorities should when determining
applications for renewable and low carbon development :
a) not require applicants to demonstrate the overall need for renewable or low carbon energy,
and recognise that even small-scale projects provide a valuable contribution to cutting
greenhouse gas emissions’.

6.33

Paragraph 174 within Chapter 15 (Conserving and enhancing the natural environment)
states that decisions should contribute and enhance natural and local environment by
protecting and enhancing valued landscapes, recognise character and beauty of the
countryside, minimise impacts and provide net gains for biodiversity and prevent
unacceptable risk from development.

6.34

Paragraph 176 within Chapter 15 states that great weight should be given to
conserving and enhancing landscape and scenic beauty in National Parks, the Broads
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and Areas of Outstanding Natural Beauty which have the highest status of protection
in relation to these issues.
6.35

Paragraph 180 within Chapter 15 note that ‘if significant harm to biodiversity 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.’

6.36

Paragraph 185 within Chapter 15 notes that decisions should ensure developments
are appropriate for their locations taking into account impacts of pollution on health and
the natural environment, as well as the sensitivity of the wider site. Therefore, the
NPPF states developments should mitigate and reduce potential adverse impacts
resulting from noise and avoid noise being a significant adverse impact on the health
and quality of life in the area, furthermore the paragraph also states the impact of light
pollution on local amenity should also be limited and mitigated where necessary.

National Planning Practice Guidance (PPG) (2014)
6.37

6.38

On 6th 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: Design
This states how good design is essential to sustainable development with reference to
the importance of it being functional, in that it relates well to its surrounding
environment, and is designed so that it delivers its intended purpose whilst maintaining
a distinctive character. It though must also
‘reflect an areas function, history, culture and its potential need for change.’ Ensuring a
development can:
 Deliver a wide range of planning objectives.
 Enhance the quality buildings and spaces, by considering amongst other things form
and function; efficiency and effectiveness and their impact on wellbeing.
 Address the need for different uses sympathetically’.

6.39

It is noted within the guidance that good quality design is considered to be ‘an integral
part of sustainable development’. To assist in the assessment of design of a new
development, it is noted that the following considerations be taken into account:






6.40

6.41

‘Layout- the way in which buildings and spaces relate to each other;
Form- the shape of buildings;
Scale- the size of buildings;
Detailing- the important small elements of buildings and spaces
Materials- what a building is made from’

Health and Wellbeing
The design and use of the built and natural environments, including green
infrastructure are major determinants of health and wellbeing. Planning and health
need to be considered together in two ways: in terms of creating environments that
support and encourage healthy lifestyles.
Light Pollution
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
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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.

6.42

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.
 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.

6.43

6.44

Noise
The impact of noise needs to be considered when development may create additional
noise or would be sensitive to the prevailing acoustic environment. The subjective
nature of noise means that there is not a simple relationship between noise levels and
the impact on those affected. This will depend on how various factors combine in any
particular situation. Decision taking should take account of the acoustic environment
and in doing so consider: whether or not a significant adverse effect is 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. In addition, it offers guidance on the need
to identify whether the overall effect of noise exposure is, or would be, above or below
the significant observed adverse effect level (when noise exposure gives rise to
detectable adverse effects on health and quality of life) and the lowest observed effect
level for the given situation, below which no effect at all on health or quality of life can
be detected.
Open space, sports and recreation facilities
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.

6.45

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

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, need, design, impact on
local amenity, impact on landscape, flood risk, highway matters, impact on open space,
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sport and recreation, economic and social considerations, impact on biodiversity,
archaeological impact and assessment of management, security and fear of crime.

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. Currently the school has access to
the grass playing field, a hard surface playground, and an indoor sports hall, however,
use of the field can be limited due to the weather and the indoor sports hall is limited in
terms of size to make a football pitch so all year round provision is not currently
guaranteed. It is also considered that the proposed development would provide the
wider community with increased opportunities for sport. The applicant states within their
submission that the development of an Artificial Grass Pitch (AGP) would also provide
sporting benefits to local organisations and community groups in the surrounding
Ryedale area, including local junior and youth football clubs to gain the maximum
football developmental outcomes; both during, day, evening and at weekends via prearranged and structured community access. The pitch would offer a variety of football
pitches and training area within the same enclosed playing space to support
development plans into grassroots football and in accordance with The Football
Association’s (FA) current technical guidance. Therefore the proposed development is
in line with Paragraph 93 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
95 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 98 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 compliant with Policy SP11 of the Ryedale Plan - Local Plan
Strategy (2013) which supports the provision and enhancement of community facilities
in relation to sports facilities in communities. It is also further supported due to the
health benefits the development would bring to the local community, where it is
considered to be in accordance with NPPF and the National Planning Practice
Guidance (PPG) (2014) through promoting development which encourages healthier
lifestyle opportunities.

7.4

In this instance, and, on balance, the creation of a new community facility would provide
public benefit and contribute to improving access and sustainability within communities
as in accordance with policy SP11 of The Ryedale Local Plan Strategy means that the
application should be considered acceptable in principle subject to the consideration of
other matters. It is therefore considered that the proposed development is fit for purpose
and the principle is in accordance with Policy SP19 of the Ryedale Plan - Local Plan
Strategy (2013) as it is considered that the development improves the economic, social
and environmental conditions in the area. It is also considered that the proposal is
supported by the NPPF Paragraph 92 in its objective of seeking to improve health and
well-being through improved access to opportunities for healthy lifestyles and sports
facility provision. Further, it is considered that whilst the development concerns an
existing sports facility, it does not impact on the playing pitches and is improving
provision, therefore in line with Sport England Playing Fields Policy and Policy SP11 in
relation to addressing the deficiencies identified in the Ryedale Plan - Local Plan
Strategy. The proposal is further supported through the proposed again improvements
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to access to sporting facilities in the locality which received support from Paragraph 99
of NPPF.
Need
7.5

In terms of the existing local provision and local demand for an outdoor floodlit sports
facility in the area in relation to community use, it is noted that objections have been
received from members of the public referring to whether there is a need for the facility
as prior community consultation before the planning application was submitted was not
undertaken and whether this is the best location for such a facility. It is not considered
that the facilities are in direct competition with any other facility in the area and the
primary aim of the development is to improve school facilities and improve community
facilities as supported by policy SP1 which acknowledges that development should be
restricted to support communities and rural economy. Therefore the application should
be considered as a question as to whether there is a 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 varied sporting facilities within the local
community which has been highlighted through letters of support received and which
receives support through policy SP11 for proposing to provide a facility which could
benefit the school as in accordance with paragraph 95 of the NPPF and the community.
It is considered that the proposed development would fulfil a role in terms of the
availability of such facilities to not just school pupils during school hours but also to
members of the public and teams in this locality in additional hours. During the
consultation process, responses from both Nawton and Beadlam Parish Councils were
received. Although both had concerns, neither stated an objection to the principle or
need for the pitch or improving facilities in the local area. Although the development of
the pitch is proposed on existing playing field, it would not remove all available playing
field from the site and features such as the 400 metre running track would still be able
to be accommodated on site. Development such as this is supported through paragraph
99 of the NPPF which states that playing fields should not be built on unless the
development is for alternative sports and recreational provision.

7.6

This is endorsed by the Sport England consultation response which states support for
the application and is also supported by paragraph 98 of the NPPF 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. The Ryedale Local Plan Strategy policy SP11 offers further support in
relation to community facilities through acknowledging that ‘Projects which help to
improve access to existing services and facilities or involve the creation of new facilities
will be supported across the District.’
Design

7.7

In considering design for this proposal relevant development polices include SP1,
SP16, SP19 and SP20 of the Ryedale Plan Local Plan Strategy to ensure that
consideration is given to local distinctiveness, amenity, connectivity, and context.
Through objections received material consideration has been taken into the proposed
design and the impact it would have on its setting especially in relation to local residents
and according with the local landscape and existing infrastruce.

7.8

It is considered that the proposed scale and design of the proposed AGP is sympathetic
to existing facilities and the design of the existing school and its building and grounds.
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 colour finish
of the perimeter fence around the 3G artificial grass pitch. The perimeter would
comprise welded mesh fencing, in a green colour finish. The ball stop fencing which is
4.5 metres high on all four sides is unlikely to unduly impact on residential amenity and
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views of the site because of the distance to the properties on both Gale Lane and
Birklands. It is considered that the impact of the mesh fencing would not have a
detrimental impact upon the openness of the site as it is lightweight and would appear
transparent. The proposed colour finish is considered to be deemed suitable due to its
aim to limit the visual impact of the development against the surrounding rural area.
The design aspects listed above would accord with policy SP20 through respecting the
context if the immediate locality and policy SP16 through ensuring that the proposed
addition to the school site is appropriate and sympathetic in design and materials. All
of the above features are also in accordance with Planning Practice Guidance for
design through enhancing the quality of buildings and spaces and also improving the
form and function of the site. The development also does not conflict with the NPPF
chapter 12 in terms of the design of the built environment and planning ‘positively’.
7.9

The proposed height of a new floodlight system is 15 metres high comprising eight
(8no.) masts mounted with sixteen luminaires with a 2no. / 2no. / 2no. / 2no.
arrangement along northern and southern longitudinal sides of the AGP. The finished
appearance includes sectional octagonal base-hinge steel masts finished raw
aluminium.

7.10

The lighting for the proposal has been designed to ensure that there is minimal glare
or light intrusion in accordance with Planning Practice Guidance for lighting (2014),
whilst providing the necessary light (lux) levels across the playing surface. The eight
lighting columns are to each comprise two floodlight luminaires complete with 2kW
lamps and fittings mounted on a 15 metre high column. The lighting units would be
finished in raw aluminium. To ensure that overspill and backward light projected outside
the AGP does not create unacceptable light impact to residential neighbours,
luminaires and louvres will be installed with minimal aiming angles (as recommended
by The Institution of Lighting Professionals) to reduce horizontal and vertical overspill.
Whilst it could be argued that the lighting columns add further visual clutter, it is
considered that when viewed against the backdrop of the adjacent school complex and
taking into consideration the existing established trees which would provide screening
during daylight hours, overall they would not have a significant impacts on the area.
This is supported by Planning Practice Guidance for light pollution and consistent with
NPPF paragraph 185 which both state through careful design, correct installation and
ongoing maintenance the effects of lighting can be limited.

7.11

The proposed steel outdoor maintenance / sports equipment container is proposed to
be 2.59 metres in height, 6.06 metres in length and 2.44 metres in width and is
proposed to be coloured moss green with steel ramps for easy equipment access and
egress. A hard standing level approach totalling 302 square metres is proposed to be
constructed which would link the AGP to adjacent school buildings, with 1:24 gradients
including level landings for each 500 millimetres rise along the access route Policy
SP16 of the Ryedale Local Plan Strategy requires design to respect the context of its
surroundings and take into consideration type, texture and colour of materials proposed
in applications. The Ryedale Rural design guide (1995) is not formally adopted but
provides useful information about detailed historic design context, particularly in how it
varies across the different villages of Ryedale. However, neither Nawton or Beadlam
are referred within this document and specific design advice within the document
focuses on housing design so it offers no further guidance. It is considered that that
the proposed scale and design of both the equipment store and hardstanding is
sympathetic to the appearance of the existing school building and grounds.

7.12

A number of representations received questioned why prior consultation or a pre
application advice was not requested. Pre Application advice is a non-statutory
requirement and a service that applicants are not required to undertake. Questions
were also raised regarding the proposed location and why the south-east corner of the
school field was not considered. The proposed development would be located in the
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north-eastern corner of the school site and the purpose is stipulated so that the
development can be accommodated by existing infrastructure including hardstanding/
car parking and facility access that is situated on the northern side of the school
complex, a factor of the proposal which would receive support through policy SP20
through providing access and movement onsite without having a detrimental impact on
safety or traffic movement Additional development would be required for alternative
positions and would conflict with policy SP20 and have further impact on the local
landscape.
7.13

Therefore the design of the proposed facility is in keeping with the existing building and
existing infrastructure that the application site currently caters for which therefore
complies with SP16 of the Ryedale Plan- Local Plan in relation to extensions to existing
buildings being sympathetic and appropriate to host building character. The proposed
hardstanding is also considered to be generally in keeping with the existing facilities
such as the car park and the outline detailed is considered to be suitable in terms of its
scale and design, balancing solutions to issues encountered. It is considered that the
proposals would comply with Policy SP19 presumption in favour of sustainable
development and SP20 of the Ryedale Plan - Local Plan Strategy in that they follow
the design principles of Policy SP16; would not have a material adverse impact on the
amenity of present or future occupants; and that subject to the submission of further
details in relation planting and landscaping which would be conditioned (condition 12),
and inspection of detailed design and materials. The proposed scheme is further
supported through Policy SP20 of the Ryedale Plan – Local Plan Strategy which states
“Proposed uses and activity will be compatible with the existing ambience of the
immediate locality”, through the aim of improving existing facilities and further improving
the school. Overall it is considered that the proposal is in line with policy for design and
is therefore sustainable development.
Local amenity (noise and light)

7.14

Local residents have expressed concern over potential light spill/pollution, noise
pollution, hours of use/community use, restriction of access for local residents, highway
implications and security risks associated with the proposed development. As outlined
in paragraph 3.8 of this report, the proposed development would be used by students
of Ryedale School during the school day, and it is the applicant’s intention to make the
facility available outside of core school hours for school related activities, and wider
community use/ hire. Access to the facility would be arranged through the School for
use in evenings, weekends, and school holidays for authorised clubs and organisations
working in partnership with Ryedale School. The revised proposed hours of use are
09:00-20:00 on weekdays, and 10:00-18:00 on Saturdays, Sundays and Bank
Holidays. Currently, the school’s educational hours of use are 08:00-16:00 Monday to
Friday, however, additional activities do regularly occur outside of these hours at the
school and there is currently no restrictions to the public accessing the playing fields
outside of these hours. Beyond use associated with the school, the facility is also
proposed to be used for wider community use, within the same hours specified above.
Allowing the facility to be hired out to external parties would allow the facility to generate
its own cash flow to ensure that it can be self-sufficient and maintained to a high
standard. The restriction of hours put forward (conditions 3 and 4) would protect
residential amenity, but also allow an opportunity for the facility to accommodate the
school and community needs.

7.15

The significance of the potential impact a development may have upon local amenity
is expressed in the Local Planning Policy including the Ryedale Plan – Local Plan
Strategy Policy SP16 – ‘Design’ and Policy SP20 ‘Generic Development Management
Issues’ which seek to limit the impact of developments upon local residents, and which
must be taken into consideration in the determination of planning applications and
which accords with national policy framework paragraph 185 of the NPPF. It is further
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noted, that concerns have been raised by objectors to this application in relation to the
potential impact of the development upon their amenity in terms of noise and lighting
from the proposal, as well as concerns regarding the potential for an increase in vehicle
movements around the school site.
7.16

The approximate distances to the boundaries of the residential properties on
neighbouring residential streets, from the proposed AGP pitch location are as follows: Gale Lane – 215 metres east;
 Birklands – 180 metres north.
The boundary treatment of the properties is a mix type of wooden fencing, hedgerows
and trees. To the south and east of the school site the topography drops from that of
the school site and along and beyond the boundary lie arable fields.

7.17

Initially the proposed hours of operation as originally submitted in the application form
were to be between the hours of 09:00 to 22:00 Monday through to Friday and 09:00
to 20:00 Saturday, Sunday and Bank Holidays. Objections were received from local
residents and the local parish council who feel that this will lead to an increase in noise,
light pollution, traffic and security issues within the local area especially on an evening.
Some objectors feel the extended use would be unacceptable. The Beadlam Parish
Council made note that residents already experience more traffic from the school and
are concerned along with the possible light pollution that residents would encounter
issues in more extended hours than they currently do and the facility would have an
impact on their amenity.

7.18

It is acknowledged that the proposal would result in extended times of use of the school
site; particularly during winter months, which is resultant from an intensification of use
made possible by the enhanced durability of 3G artificial grass pitch surface in
comparison to natural turf and therefore the potential impact of noise from the extended
hours of use, on the residential properties requires due consideration. There is an
absence of policy that relates specifically to schools within the Ryedale Plan Local Plan
Strategy, however, policy SP19 acknowledges that permission should be granted
unless material consideration indicate otherwise where any adverse impacts of
granting permission would significantly and demonstrably outweigh the benefits
especially when assessed again the policies in the NPPF. In the absence of such a
policy paragraph 95 of the NPPF should apply significant weight when assessing the
impacts development may have to amenity which states that local authorities should
“give great weight to the need to create, expand or alter schools through the
preparation of plans and decisions on applications.”

7.19

It is also considered that whilst acknowledging the proximity of local residential
properties in the vicinity, the potential for light and noise pollution would not be
detrimental to local amenity due to various mitigation measures which are proposed,
including restriction on hours of use, requirement of a Landscaping and Planting Plan
to be submitted prior to any commencement if planning were to be granted and
conditions limiting the use of noise amplifying equipment (condition no.8). This is
endorsed by the consultation and re-consultation responses from the Environmental
Health Officer at Ryedale District Council who confirmed that the imposition of
conditions requiring compliance with proposed mitigation measures, a Noise
Management Plan, restricted hours of use and a Floodlight Monitoring Programme
would make the proposal acceptable from an environmental protection viewpoint.
Therefore, in relation to mitigating impact to amenity weight can be given to with
Policies SP11, SP16 and SP19 and SP20 of the Ryedale Plan - Local Plan Strategy
for supporting the proposed development.

7.20

On the 12 May 2021 a test event was held on site to replicate one of the eight proposed
masts with the proposed luminaries. The direction of the test was set up to face
northwards towards the village of Nawton, specifically properties on Birklands.
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Although the set up did not create the full proposed lighting arrangement, it provided
an opportunity to assess the potential visual impact to the local area; however, the time
of year with longer hours of natural light available did have to be taken into
consideration. Following this test event, two representations were received from
members of the public raising concerns regarding their amenity. Comments and
photographs were forwarded specifically onto the Environmental Health Officer at
Ryedale who stated “I note from the planning portal that a night visit was held to assess
the visual impact and that a complainant has sent a photograph , showing glare at his
property. This has probably to do with angle of the light array and could be adjusted at
the time of fitting.”
7.21

The Applicant had initially applied for hours of use until 22:00hrs Mondays to Fridays
and 20:00 on Saturdays and Sundays. However, following the test event held on site
and receipt of objections from local residents and parish councils expressing their
concerns, the applicant has revised their proposed hours of use to take those
comments into consideration. They have been shortened to 20:00hrs on Mondays to
Fridays and 18:00 Saturday, Sunday and Bank Holidays. These proposed changes
have subsequently been supported by the Ryedale District Council Environmental
Health Officer. It should be noted that the existing school playing field does not have
any time constraints attached to it and is mostly used during the school day for sporting
activities, P.E. lessons and an area for break time use by students; although it is also
noted that currently there is no artificial lighting on site, which restricts the use of the
pitches to daylight/summer hours. The proposed development is supported by Sport
England who state that the proposal “helps to meet identified sports development
priorities”. Weight has been given to Policy SP11 of the Ryedale Plan - Local Plan
Strategy which supports ‘new or enhanced provision of open space, leisure and
recreational facilities.’ Through the proposed restricted hours of use (conditions 3 and
4) Policies SP16 and SP20 both provide further weight as the conditions proposed
ensure that amenity and well-being is protected in the locality and impacts on amenity
can be reduced.

7.22

Notwithstanding the above comments, it is noted that the nearest residential properties
may have potential to experience adverse impacts upon their amenity during the
construction works associated with the development. For this reason, it is considered
appropriate to restrict the permitted hours of construction to avoid any such works
taking place during unsociable hours, which would be secured and controlled through
condition (conditions 9 and 10) in the event that planning consent is granted for the
development. This approach is also considered to be consistent with the principles of
the NPPF as outlined within paragraphs 55 and 185 of the Framework, which
advocates the use of mitigation against the negative impacts of noise and reduce
impacts to a minimum so that impact on health and quality of life is reduced.

7.23

The potential for light pollution from the proposed floodlights has been considered and
it is noted that the proposed light levels of the floodlights would be a maintained
average illumination level which accords with the Football Association requirements
that the maintained average illumination level must be greater than ‘200-Lux’ in order
for sports to take place. These would vary dependant on the type of activity taking
place on the pitch. The timing and duration of the lighting would be restricted so that
the floodlights are only used during the hours listed in condition 4 in line with those
permitted for the use of the pitch. Such a condition would ensure that the development
protects local amenity and receives full support through policies SP16 and SP20 of the
Ryedale Plan – Local Plan Strategy through providing mitigation to ensure that the
amenity and safety of present and future neighbouring occupants is secured

7.24

The Planning Statement which accompanies the application concludes that the
proposed floodlighting system is specifically designed to fulfil sports lighting
requirements and is particularly suited to applications where low light pollution is
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essential. The 15 metre high masts provide the most efficient solution and are
proposed to have a slim-line profile which should minimise daytime visual impact and
the proposed system is an asymmetric down lighting luminaire which while providing
the optimum sports lighting solution, will ensure that light reaches the sports surface
and limit flood into the sky. Conditions 5 and 6 are proposed to ensure that lighting is
mitigated and correctly set to limit any potential impacts. It is also proposed that time
clocks should be installed to the floodlights to ensure that they do not remain on any
later than the permitted hours of operation, therefore mitigating impact to the
surrounding environment. Sub level safety lighting is proposed to be installed to be
used for 15 minutes after floodlights have been switched off to ensure that the facility
can safely be evacuated whilst limiting lighting impacts on local amenity. This is
consistent with national Planning Practice Guidance for light pollution because of the
use of conditions to minimise the effect the lighting columns would have.
7.25

The proposed lighting associated with the development has been raised as a concern
in letters of representation from members of the public and the NYCC Landscape
Architect. However, it is noted that the Ryedale District Council Environmental Health
Officer (EHO) has raised no concerns in relation to the proposed lighting and as such,
in light of the advice received, the necessity to condition further shielding on the
proposed lighting is not considered to be warranted. The EHO is pleased with the
proposed curfew suggestions, but has asked that periodic lighting checks and
assessments be undertaken by the operator to ensure the installation continues to
satisfy the requirements, particularly to ensure the floodlights do not give rise to light
intrusion at relevant light sensitive receptors. This is proposed to be controlled by
condition (6) should planning permission be granted and would be in line with guidance
from the Football Association that requires lighting used on football pitches to be
checked every ‘two seasons’ which equates to every two years.

7.26

Although the proposed lighting is considered to create a change to the local landscape
it is seen to be unlikely to adversely impact upon local amenity if mitigation is applied
through conditions. It is considered prudent to restrict the hours of use and operation
of the lighting to times when the all-weather sports pitch is in use, to avoid impacting
upon local amenity through light disturbance late at night. Such mitigation is proposed
to be controlled through the imposition of conditions 4 and 7 requiring all such lighting
to be switched off when the facility is not in use and prohibits the use of alternative
lighting not approved. This approach is considered to be consistent with the principles
of policies SP16 and SP20 of the Ryedale Plan Local Plan Strategy through ensuring
local amenity is protected whilst respecting the character and context of the immediate
locality and considering impact of the new development to the character of an area and
mitigating against the proposed lighting to limit impact. The approach is also
considered constant with the NPPF as outlined within paragraph 185 in ensuring that
developments limit light pollution upon local amenity, and also advocates the use of
conditions to further mitigate against the negative impacts of light pollution.

7.27

It is therefore considered that the amenity of neighbouring residents has been given
due regard during processing of the application, and amendments have been received
to ensure that the proposed development mitigates against adverse lighting, noise and
disturbance which may be generated from the proposal. As such, subject to the full
implementation of all relevant and appropriate conditions, the proposal would cause
no significant detriment to residential amenity, in compliance with policies SP16, SP19
and SP20 of the adopted Local Plan

Landscape impact
7.28

A further material consideration in relation to this application is whether the proposal is
appropriate in its location within the setting of the Area of High Landscape Value
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(Fringe of the Moors). The NPPF and PPG advice is that when determining planning
applications, authorities should take account of landscapes and are sympathetic to the
surrounding built environment and landscape setting, ensuring that new development
makes a positive contribution while not preventing or discouraging appropriate
innovation or change.
7.29

SP13 of the Ryedale Local Plan Strategy states proposals will be supported where
they do not detract from the natural beauty and special qualities of protected
landscapes or their settings and are considered appropriate for the economic, social
and environmental well-being of the area or are desirable to support the understanding
and enjoyment of the area.

7.30

The objections from both members of the public and from the County Council’s
Principal Landscape Architect concerns the impact of the proposed sport pitch
floodlighting which in the consultation response from NYCC Principal Landscape
Architect states may “..Cause significant adverse effects on local landscape character
and setting within an Area of High Landscape Value.” However, the Landscape and
Visual Impact Assessment (Creative Heritage Consultants Ltd 2020) provided by the
applicant states that “The topography of the landscape and the presence of dense
hedges and trees along field boundaries significantly reduces the number of viewpoint
locations from which the site can be seen.”

7.31

The Principal Landscape Architect in his consultation response objecting to the
application, states that the Night-time visibility and impact of the proposed sport pitch
floodlighting is likely to cause significant adverse effects on local landscape character
and setting within an Area of High Landscape Value. He states that this would be
contrary to NPPF (paragraph 174 previously 170) (a) protecting and enhancing valued
landscapes, sites of biodiversity or geological value and soils (in a manner
commensurate with their statutory status or identified quality in the development plan),
Ryedale Local Plan (2013) Policy SP13, Area of High Landscape Value (Fringe of the
Moors).

7.32

The proposal aims to improve facilities at the school which would benefit the local
community. It is acknowledged that any development in this are may detract from the
natural beauty of the local landscape and therefore the proposal is in conflict with SP13
in this requirement. However, the scale of the proposed development and the purpose
of the development would ensure that the development is deemed appropriate to the
area and continues to contribute to the existing enjoyment of the area in accordance
with SP13 and on balance supports the proposal being put forward especially when
considering that the purpose for development is to improve existing facilities and for
use of the site to remain the same . The NPPF also notes in Paragraph 85 that
‘Planning policies and decisions should recognise that sites to meet local business and
community needs in rural areas may have to be found adjacent to or beyond existing
settlements.’

7.33

It is noted that the night-time visual impact is potentially the greatest harm to the local
environment and landscape. Policy SP13 of the Ryedale Local Plan states that “The
Yorkshire Wolds and Fringe of the Moors are valued locally for their natural beauty and
scenic qualities. As well as protecting the distinctive elements of landscape character
in each of these areas, there are particular visual sensitivities given their topography
and resulting long distance skyline views within Ryedale and further afield. The Vale
of Pickering, the Wolds and the Fringe of the Moors are of significant historic landscape
value and loss or degradation of the elements that are integral to their historic
landscape character make these landscapes particularly sensitive to change”. The
Development Policy says the Council will consider carefully the impact of development
proposals in the Fringe of the moors. Nawton and Beadlam are allocated and ‘twinned’
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as a designated Service Village and named in SP1 as a one of these villages. The
Ryedale Local Plan strategy summary states that service villages should protect and
enhance local community facilities and describe service village as Local Service
Centres – Limited small-scale growth to address employment, housing and community
requirements. In which the proposal would fall under the classification of enhancing
local community facilities to be in accordance with policy SP1 and is able to balance
some of the negative impacts the scheme would have on the landscape with the need
to improve community facilities in service villages.
7.34

The Principal Landscape Architect also notes concerns relating to the potential of light
overspill due to minimal screening. To the north of the site, there is already an
established treeline which is considered to provide a level of screening and this
boundary treatment is not proposed to be removed. However, it is acknowledged that
due to the species of trees during the winter months, views of development would be
more prominent primarily for properties on Birklands which are situated to the north of
the proposal site and due to the topography of the local area do have views looking
down, overlooking the proposal area.

7.35

However, Policy SP13 of the Ryedale Local Plan also acknowledges that development
which may have an adverse impact on the natural beauty can be approved when they
can demonstrate “that the benefits of the proposal clearly outweigh any adverse
impact.” Through this balance, it is viewed that any harm caused by the development
to the alteration of the landscape and views over the development site is outweighed
by the benefit of providing additional improved facilities at the school. It is also
consistent with NPPF Paragraph 95 because the need to expand and alter schools is
given great weight and opportunities to support economic productivity is also supported
through Paragraph 81 of the NPPF. Through the proposed mitigation the level of
interference for light spill would be reduced which would also reduce the impact on
neighbouring properties and detraction from the skyline, which would aid the
development to accord with policy SP13 of The Ryedale Local Plan Strategy.

7.36

Nawton and Beadlam are listed as service villages in policy SP1 of the Local Plan
Strategy. In the Nawton and Beadlam Background Paper Local Plan Sites Document
(dated October 2017) compiled by Ryedale District Council listed site 481 which
covered a large spatial area which included Ryedale School and the development site
was proposed as an area for residential development. At stage 2 a key consideration
for this site was the landscape impact. It was considered that the impacts for that
proposal would result to harm to the character and setting be harmful to the Fringe of
the Moors Area of High Landscape Value, so designated for the visual sensitivities of
the land in this part of the District. The report identified the Local Landscape Character
type as "Riverside Wooded Farmland", but, the area had characteristics which are
more akin to "Sloping Wooded Farmland" which includes elevated and sloping
limestone plateau, with medium sized, regular and linear shaped arable fields, and that
there is strong linearity in the landscape features and form. In relation to the application
being considered here, the sloping limestone plateau and arable fields listed in the
Ryedale site 481 review would not be developed upon and therefore would have a
reduced impact to the visual detraction identified in the Nawton and Beadlam
Background Paper Local Plan Sites Document.

7.37

In order to try to further plan positively the applicant has agreed to a condition (12)
that requires a planting scheme to be submitted in order to try to mitigate against some
of the visual impact. The provision of such a condition would be deemed acceptable
by the Principal Landscape Architect as stated in his response dated 22nd September
2020 This proposed condition would also engage support from Policy SP13 as it would
help to contribute to the protection and enhancement of distinctive elements of
landscape character which, in this case, would ensure that the pattern and presence
of the existing field boundary feature is maintained and improved.
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7.38

Through the design elements proposed specifically using colours which would try to
minimise visual impact to the landscape during the day/ when not in use and through
conditions 12 and 18 to ensure that the facility is maintained and kept to a high standard
throughout its use as suggested below, the proposed design of the 3G Pitch and
floodlighting can be mitigated to ensure that it complies with the distinct identity and
character of the local landscape and development, as referenced in Policies SP16,
SP19 and SP20 of the Ryedale Plan-Local Plan. The mitigation measures would also
limit any level of harm caused by the design to any nearby properties, which is in
compliance with paragraphs 130 and 134 of the NPPF through ensuring that the
standard of design is raised in an area to fit in with the overall form and layout of
existing surroundings and ensuring that the design is sympathetic to the local
landscape and built environment.

7.39

It is considered that any impact upon the landscape by the proposed development is,
on balance, outweighed by the improvement of school and leisure facilities which can
promote wellbeing. The loss in relation to the views across the landscape which has
been acknowledges to conflict with SP13 is viewed in the opinion of the applicants
heritage consultant who produced the landscape and visual impact assessment deminimis to the area especially considering that development including school buildings
and hard surfaces such as playground exist on the site already and the “small size of
the proposed pitch in the context of the patchwork of fields.” Here, it can be
demonstrated that the benefits relating to supporting sustainable, healthy rural
economies and communities (SP1) and improving community facilities and services
(SP11) that relate to proposal outweigh the adverse impact upon the landscape, and
therefore as SP13 states demonstrate that the benefits outweigh the adverse impact
the development would have on the landscape. The School already has a positive
impact on the local and wider area and would significantly screen the development
from road views from the east (Gale Lane). The proposed reduction in hours of use
would also help to address the concerns relating to the impact lighting would have on
local ambiance, character and setting of the village and the Area of High Landscape
Value as it would be hoped in summer months the need for floodlighting would be
limited.

7.40

While Paragraph 174 of the NPPF states that decisions should protect and enhance
valued landscapes, Paragraph 93 states that in order “To provide 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 spaces,
community facilities (such as local shops, meeting places, sports venues, open space,
cultural buildings, public houses and places of worship) and other local services to
enhance the sustainability of communities and residential environments.” Although it
is acknowledged that the proposed scheme does conflict with criterion A) of paragraph
174 of the NPPF, the Scheme is not wholly in conflict with Paragraph 174. Criterion D)
states that schemes should minimise impacts on and provide net gains for biodiversity.
Through the proposed design including that of the lighting, restricted hours of use and
the proposed requirement for a Landscape Plan to be submitted for the County
Planning Authority to review (condition 12), the mitigation proposed would meet the
requirement of criterion D) of Paragraph 174 and the proposal would receive support.
Policies SP13 and SP16 of the Ryedale Local Plan Strategy focus on the proposed
development contributing to the distinctiveness of the area and Policy SP20 of that
Strategy also states that the proposed development should consider the local context
and type and variety of existing uses. It is acknowledged that while the proposed
development would not enhance the landscape character of the area or reinforce its
local distinctiveness, it is nevertheless, given its proposed function and potential
benefits, considered acceptable in terms of design, landscape and visual impact.
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7.41

Paragraph 176 of the NPPF states that great weight should be given to conserving and
enhancing landscape and scenic beauty, however, this is specified as listing National
Parks, the Broads and Areas of Outstanding Natural Beauty only which have the
highest status of protection in relation to these issues. Areas of High Landscape Value
are not included in this paragraph and therefore significant weight cannot be applied
with this paragraph reference. Policy SP19 offers support to balance the points raised
in relation to landscape impact in the absence of a policy relating specifically to schools
when there is such weight given in paragraph 95 of the NPPF for schools as it
acknowledges that schemes which would create adverse impacts should significantly
and demonstrably outweigh those impacts with the benefits it would create. Further
support is also received through policy SP11 of the Ryedale Plan- Local Plan through
expanding and improving existing facilities, along with paragraphs 93 and 99 of the
NPPF which supports development for recreational provision is positive and in which
the benefits clearly outweigh any loss. In this case, there is clear justification of
providing a development which offers public benefit to the community through providing
new facilities which will improve the local school as well as the local community in
hours outside of school uses. This benefit of providing additional and improved facilities
for the school, which would also be available for the community to access outweighs
the minor adverse landscape impact caused by the development in relation to the
setting of being within an area identified as high landscape value.

7.42

As previously referred, an agreement has been made in writing for a Landscape and
Planting Scheme to be submitted and approved by the Authority before any works
could commence. The purpose of this condition would also be to incorporate bunds
between the northern fence line of the pitch and trees adjacent to the school site
boundary to provide some reduction in low level visual impact and also some reduction
in noise impact. In addition to the bunds, a scheme to incorporate planting of trees of
similar type to fill in the gaps that are present along the school boundary tree line is
proposed. The aim of condition 12 is to attempt to lessen any visual impact of the pitch
and to try to reduce any potential light spill and any detraction from the natural beauty
and special qualities of the landscape which were raised as points of concern from the
principal architect in relation to the locality. This proposed mitigation would ensure that
the development does not conflict with Policy SP13 of the Ryedale Plan through trying
to contribute to the existing pattern of field boundary) and natural elements already
onsite..
Flood risk and drainage

7.43 SP17 of the Ryedale Local Plan Strategy requires that flood risk is managed by
ensuring new development does not exacerbate existing problems to the wider
drainage system, is undertaken in a risk based sequential approach to guide
development to areas with lowest probability of flooding and does not prevent
maintenance of flood defences. The area proposed for development is located within
Flood Zone 1 with a low annual probability of flooding and is at no risk of flooding from
rivers. A Surface Water Drainage Strategy has been proposed to ensure the proposal
would not present a risk of any offsite flooding. The 3G AGP drainage design (drawing
19-0602 BM25583 0535 07 AGP SURFACE WATER DRAINAGE) shows how the
proposed development is able to connect to an existing combined sewer.
7.44 The proposals show that any excess surface water would be diverted to a pumping
station positioned to the south east corner or able to run off on existing green field. The
Lead Local Flood Authority has raised no objections to the proposal. However, they
did request further information at the time of consultation regarding management and
maintenance. As this information could not be provided, the applicant has agreed to a
pre commencement condition (listed as condition 16) requiring the submission of a
drainage management and maintenance plan that covers those specific elements. This
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would ensure that the proposal complies with Paragraph 154 of the NPPF through
ensuring that the development does not increase vulnerability or risk to the site. It is
considered that the application would also comply with local planning policy SP17 in
this regard and that it will not lead to increased flooding elsewhere and ensure flood
risk is managed at the site by ensuring that effective design is incorporated to reduce
flood risk.
Highway matters
7.45

It is acknowledged that objections have been raised against the proposal due to the
increase of highway pressures around the school site. Consideration has been given
to the impact of the proposed development upon the public highway. While it is noted
that any additional hours outside of existing school hours for community use would
likely increase car numbers in the area during the proposed hours, the facilities within
the existing school complex already accommodate car parking which could facilitate
visitors arriving in cars or buses. Currently, there are seven bays for buses and over
thirty formal car parking spaces, plus additional hardstanding (which is currently
unmarked) to the east of the proposed development. The existing school and car
parking are accessed directly off Gale Lane to the east 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.

7.46

The Highway Authority reported on the 8th April 2020 no objection to the proposal on
first consultation. Re-consultation was undertaken following comments received from
members of the pubic highlighting concerns regarding the intensification of use on Gale
Lane through the proposed development. Comment was received back on the 12th
February 2021 and stated “…the local Highway Authority is satisfied that although
there is the potential for an increase in numbers of vehicles along Gale Lane, this
increase in vehicular activity is unlikely to be at the same time as the usual school pickup and drop-off times associated with the school but rather, be a smaller number of
additional vehicles after the school day has ended.” Re-evaluating the potential
impacts of traffic is supported through Paragraph 104 of the NPPF. The confirmation
from the Highway Authority that cumulative impacts on the road network would not be
severe is in accordance with Paragraph 111 of the NPPF.

7.47

It is noted that the access to the highway will remain the same and within capacity and
that the slight increase in vehicle numbers is acceptable and catered for by the existing
onsite parking facilities. It is therefore considered that with the inclusion of the
suggested conditions in relation to a Construction Phase Management Plan (Condition
10) the proposal would accord with the NPPF and PPG in relation to highways matters,
and is in line with Policy SP20 of the Ryedale Plan - Local Plan Strategy in terms of
suitable and safe access and parking and policy SP1 as the proposal is deemed to
satisfactory address highway capacity and support access on foot. This is in line with
paragraphs 11 and 104 of NPPF. A pre-commencement condition in relation to a
Construction Phase Management Plan (condition no.10) is considered appropriate in
this case in order to protect the amenity of the area and safety within the local
community.

Open space, sport and recreation
7.48

Consideration has been given to the impacts of the development upon open space,
sport and recreation including consultation with Sport England response, dated 18th
March 2020 states that ‘Sport England raises no objection to this application which is
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considered to meet exception E5 of our adopted Playing Fields Policy.’ It is
acknowledged that the proposed development would result in the loss of part of a
single grass playing field and the removal of the artificial grass wicket that currently is
in situ. However, it is also considered that the development would provide an enhanced
facility through providing a floodlit 3G artificial grass pitch, which sees support through
policy SP11 of the Ryedale Plan - Local Plan Strategy through improving available
facilities at sites and paragraphs 98 and 99 of the NPPF. Any loss of playing field
through the change to the landscape as outlined in polices SP11 and SP13 of the
Ryedale Local Plan Strategy is outweighed by the social, economic and health benefits
the proposal offers along with the proposal to improve facilities in service villages. This
is also supported through policy SP1 through providing additional facilities which are
compatible with neighbouring land uses, policy SP20 through proposing development
which is compatible with the immediate locality via improving existing facilities at the
school.
7.49

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 increasing the usability of facilities at the site. A letter of support received by The
Friends of Ryedale School note that school activities have previously been cancelled
due to the turf ground being too wet. 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 98 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 also in accordance with the PPG in
relation to Health and Wellbeing and Open Space guidance 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.

7.50

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 receives support with policies SP11 and SP19 of the Ryedale Plan – Local
Plan due to the proposed development providing the additional and enhanced
provision for outdoor sports facilities, 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. It is also compliant within Chapter 8 of the NPPF in particular
within paragraphs 92, 93, 98 and 99. This is further endorsed by the consultation
response letter received from Sport England, who confirmed no objection to the
proposed development subject to conditions (17 and 19) being placed that require a
Community Use Scheme being submitted and reinstatement of an artificial grass
wicket run to ensure that school can continue to offer a variety of activities and
opportunities for sport on site. Consideration has been taken to these proposed
conditions and it is deemed that their inclusion would ensure that community use is
correctly implemented onsite and would comply with policy SP11
Economic and social considerations

7.51

Although the principal function of the development is to improve school facilities,
offering the facility for outside use would provide both the local community and grassroot level clubs a new facility within Ryedale. Policy SP11 notes the importance of
protecting existing local retail, community, cultural, leisure and recreational services
and facilities that contribute to the vitality of the towns and villages and consideration
of this policy is demonstrated here.

7.52

Within the Design and Access Statement (LSUK-19-0602 dated 28/02/2020) the
applicant has stated that the proposals economic objective is “providing a self-funding
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facility for use by community visitors to Ryedale School” and the social objective is to
provide a “modern facility that will encourage physical activity and engagement with
the benefits to health and wellbeing associated with this.” SP11 states that leisure and
recreational facilities should be protected unless they are no longer suitable or
economically viable to provide the facility. The applicant along with the above has also
stated that in some months of the year the existing grass pitch is not fit for use. The
proposed development would ensure that a pitch for recreation and leisure uses would
be available all year round and therefore full weight of policy SP11 can be applied to
supporting the proposal. The objectives of both these statements are also supported
through the NPPF. Paragraph 81 states that “Significant weight should be placed on
the need to support economic growth and productivity”, whilst paragraph 85 of the
NPPF acknowledges the importance of businesses meeting community needs and
providing services in areas not well served by public transport. It further expands to
acknowledge that “sites which are physically well-related to existing settlements,
should be encouraged where suitable opportunities exist.” As the site is already an
established facility, close to existing settlements, it would therefore receive support
from the NPPF through chapter 6 Building a strong, competitive economy.
7.53

Improving access to services and facilities in local communities is supported through
Policy SP11 which aims to improve access to services and facilities by supporting in
principle the reconfiguration and co-location of facilities to improve service delivery in
local areas. Also promoting health and well-receives support through Paragraph 130
of the NPPF and therefore consideration into the social and economic benefits has
been given. Support for such a facility has also been received from North Yorkshire
Sport, Middlesbrough Football Club, Kirbymoorside Town Council and a local GP
Surgery who states that “Obesity levels within the Ryedale area are above the national
average and rural deprivation, particularly with regard to the lack of public transport,
means that our community does not have access to local sporting facilities. We believe
that such a facility would encourage the participation in sports of not only your students
but also the wider community within our rural area.”. ..
Biodiversity, habitats, nature conservation and protected species

7.54

Policy SP14 of the Ryedale Local Plan Strategy states that biodiversity in Ryedale will
be conserved, restored and enhanced through supporting in principle, proposals for
development that aim to conserve or enhance biodiversity and geodiversity through
the prevention of loss of habitat and the incorporation of beneficial biodiversity,

7.55

Consideration of the impact of the proposed development upon biodiversity, habitats,
nature conservation and protected species has been undertaken and it is noted that
objections have been raised in relation to the impact of the proposed development
upon local wildlife. The potential impacts upon species such as bats, badgers, birds
and small mammals in particular have been considered due to the proposed
floodlighting. The application was subject to consultation with NYCC Ecology and their
response dated 16th March 2021 raised no objection to the proposal stating that they
were satisfied with the revised Ecological Appraisal that concluded that “..the light spill
onto adjacent vegetated boundaries / commuting and foraging habitat for bats is limited
to 1 Lux (equivalent to twilight conditions), it is unlikely that the proposed lighting
scheme will act as a barrier to commuting bats.” and that, “the proposed lighting
scheme is considered to pose a low risk of disturbance to local bat populations”.

7.56

It is considered that the proposed hours of use of the pitch (until 20:00 on week nights
and 18:00 on weekend and bank holidays) and the fact that the floodlights would only
be in use when natural light is insufficient would limit the impact of the proposed
development upon biodiversity. SP14 states that proposal which would result in a
significant harm will only be permitted where it can be demonstrated that there is a
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need for the development in that location and that the benefit of the development
outweighs the loss and harm. Where the loss and harm cannot be prevented or
adequately mitigated, compensation for the loss/harm should be sought. Following the
Ecologists views that the lighting impact would have a low risk and balancing this
against the need to improve school and community facilities as supported in SP11 and
protect amenity and promote good design as in accordance with SP16 it is deemed
that the proposed development would accord with SP14. To ensure that is does fully
accord , it is considered that a condition for a lighting assessment as advised by the
Ryedale Environmental Health Officer (condition 6) is appropriate to ensure no adverse
impacts affect species within the surrounding area and follow the advice given through
NYCC Ecology.
7.57

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 Policy SP14 of The Ryedale Plan – Local Plan Strategy due to the limited impact
the proposed development would have upon the biodiversity, habitats, nature
conservation and protected species and Paragraph 180 of the NPPF.

7.58

The application does not necessitate the removal of any trees on site. However, it is
imperative that boundary trees and planting is retained and protected throughout the
duration of construction works. Should permission be granted, it is considered
appropriate to impose a condition (no.11) to ensure an Arboricultural Method
Statement and Tree Protection Plan be submitted as suggested by NYCC
Arboricultural Officer to protect existing trees and habitats on site that are to be retained
prior to, and during, the construction works. This condition would also complement
conditions relating to landscaping as previously mentioned above.
Archaeology

7.59

The County Archaeologist has concluded that in order to secure the appropriate level
of evaluation and mitigation of archaeological potential at the site, conditions of consent
should be imposed. The settlements of Beadlam and Nawton are both mentioned within
the Domesday Book of 1086AD and dispersed settlements may have preceded the
current linear arrangement along the A170 to the north of the proposal area, so
archaeological presence may be likely in the area. Following this information it is
requested a condition is applied to any permission that ensures that no development
takes place until the applicant has secured the implementation of a programme of
archaeological work, in accordance with a written specification and timetable which
should be submitted for approval has been requested. As works would be undertaken
upon existing undeveloped land, it is considered that the requested conditions are
appropriate requirements in ensuring an acceptable level of evaluation and mitigation
of the archaeological potential of the site. This level of mitigation is supported through
policy SP12 of the Ryedale Local Plan Strategy through ensuring that any potential
historic assets or features are protected in the district and any level of potential material
harm to archaeology is carefully assessed. Policy SP12 also acknowledges that
“Proposals which would result in less substantial harm will only be agreed where the
public benefit of the proposal is considered to outweigh the harm and the extent of harm
to the asset.” The balance in this instance is that the benefits of providing improved
community facilities with health benefits would outweigh and archaeological harm.

7.60

The proposed conditions would ensure that the development would comply with SP12
of the Ryedale Local Plan Strategy and would ensure that development proposed can
be accommodated without material harm to the local character and any archaeological
potential that may reside within the site. The inclusion of such conditions receive
support through paragraphs 55 and 56 of the NPPF and SP20 of the Local Plan
Strategy through ensuring that impact of new development respects physical features
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and would also comply with section 16 of the NPPF Therefore, subject to the imposition
of the required conditions (condition no’s: 14 and 15), it is not considered that this
proposal would have a detrimental impact on any potential archaeological remains that
may be in situ in this development area.
Management, Security and fear of crime
7.61

It is acknowledged that objections have been raised in relation to the community use
of the proposed development and it is considered that Ryedale School would continue
to manage the facility. Further consideration has been given to security and the fear of
crime as an impact and the application was subject to consultation with the Police
Designing Out Crime Officer, who noted that they had no concerns to raise in relation
to the proposed development. It is further noted that there has been no request for any
further information from the Police Designing Out Crime Officer with regard to the
security and management of the school site or proposed new pitch.

7.62

Policy SP16 of the Ryedale Local plan Strategy states that new development is
expected to reduce crime and fear of crime through design. Through the proposed
design of the facility incorporating fencing around the perimeter of the pitch and through
conditions 3 and 4 the facility would have limited hours of use and provide deterrents
to crime. Conditions 17 and 18 would also ensure that the development is maintained
and monitored so that the risk for the facility attracting crime or anti-social behaviour is
minimised.

7.63

Paragraph 130 of the NPPF states that developments should “create places that are
safe, inclusive and accessible and which promote health and well-being, with a high
standard of amenity for existing and future users; and where crime and disorder, and
the fear of crime, do not undermine the quality of life or community cohesion and
resilience.” Therefore, it is considered that the development is consistent with both
policy SP16 and paragraph 130 of the NPPF and further endorsed by the
commendation of the security plan by North Yorkshire Police.

7.64

A maintenance scheme has also been requested from EHO and Sport England within
the consultation responses. 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.

7.65

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 policy SP16 and 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 an artificial grass pitch (AGP) 7,420 sq. m2), erection of a 4.5
metre high mesh perimeter ball stop fencing, eight 15 metre high lighting columns, 2
metre high and 1.2 metre high mesh perimeter barrier fencing, 3 metre wide entrance
gates, creation of hard standing area and footpath (938 external sq. metres), erection
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of a steel maintenance equipment storage container (15 sq. metres) and hard and
soft land landscaping works.
8.2

It is considered that the proposed development has the potential to impact upon local
amenity, however this impact is not considered to be significantly adverse due to the
mitigation measures that are proposed to be implemented. Any potential impact to the
local landscape is balanced by the positive benefits the facility would provide to the
school and local community.

8.3

Very rarely are developments entirely without harm, or entirely without benefit. The
question has to be one of balancing the important considerations and consequential
areas of policy conflict against those arguments that weigh in favour of the proposed
development and whether any of the identified harms, together or individually, warrant
a determination that the proposed development is either in conflict or compliant with
the ‘development plan’ as a whole.

8.4

The arguments for improvements to the school which are seen as a public benefit are
considered to be sufficiently persuasive. The construction of facilities which have the
opportunity to improve the existing teaching establishments whilst also having the
potential to encourage healthy lifestyles in communities is acknowledged and is seen
as an important consideration. Provided any potential benefits of the proposal are
maximised and any harms are minimised, mitigated or compensated for, the proposal
is considered to be acceptable ‘in principle’ and, moreover, one of sufficient
importance to materially outweigh other considerations which have been referred to in
the paragraphs in Section 7.0 above; so much so that a decision in favour of its
acceptability can be recommended in this particular instance.

8.5

Furthermore, it is considered that the scale, design and appearance of the proposal is
in-keeping with the character of the existing school building, would not significantly
impact upon the surroundings streets and as such, the proposed development would
not result in an adverse impact upon the character of the school site or surrounding
area. The proposed development is in compliance with policies SP11, SP14, SP16,
SP19 and SP20 of the Ryedale Plan – Local Plan Strategy and is consistent with the
principles of the NPPF and PPG.
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.

8.6

8.7

Obligations under the Equality Act 2010
The County Planning Authority, in carrying out its duties, must have regard to the
obligations placed upon it under the Equality Act and due regard has, therefore, been
had to the requirements of Section 149 (Public Sector Equality Duty) to safeguard
against unlawful discrimination, harassment, victimisation and any other conduct
prohibited by the Act. It also requires public bodies to advance equality of opportunity
between people who share a protected characteristic and people who do not share it;
and foster good relations between people who share a protected characteristic and
people who do not share it. It is considered that the proposed development would not
give rise to significant adverse effects upon the communities in the area or
socioeconomic factors, particularly those with ‘protected characteristics’ by virtue that
the impacts of the proposal can be mitigated so that they would not have a significant
impact on groups with ‘protected characteristics’.

8.8

Obligations under the Human Rights Act
The Human Rights Act requires the County Council to take into account the rights of
the public under the European Convention on Human Rights and prevents the Council
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from acting in a manner which is incompatible with those rights. Article 8 of the
Convention provides that there shall be respect for an individual’s private life and home
save for that interference which is in accordance with the law and necessary in a
democratic society in the interests of (inter alia) public safety and the economic
wellbeing of the country. Article 1 of protocol 1 provides that an individual’s peaceful
enjoyment of their property shall not be interfered with save as is necessary in the
public interest.
8.9

Having had due regard to the Human Rights Act, the relevant issues arising from the
proposed development have been assessed as the potential effects upon those living
within the vicinity of the site namely those affecting the right to the peaceful enjoyment
of one’s property and the right to respect for private and family life and homes, and
considering the limited interference with those rights is in accordance with the law,
necessary and in the public interest.

9.0

Recommendation

9.1

For the following reasons:
 the proposed development has the potential to have an impact upon local
amenity; however this impact is not considered to be adverse because of the
mitigation measures such as the proposed hours of use, landscape and
planting plan and annual lighting checks.
 the proposed development would have a limited impact upon the character of
the school site and the wider surrounding area and landscape because of the
mitigation proposed in the proposal and its scale in consideration to the existing
site;
 the proposed development would have a minimal impact the local highways
network, the traffic from the proposed development would not have an adverse
effect on capacity or highways safety;
 the proposed development would not result in an adverse impact upon open
space, sport and recreation; and

the proposed development accords with the policies of the extant policies
SP11, SP13, SP14,SP16, SP17, SP19 and SP20 of the Ryedale Local Plan
Strategy which comprise the Development Plan currently in force for the
area and the PPF and NPPG That, PLANNING PERMISSION BE
GRANTED subject to the following conditions:
Conditions:
1. The development to which this permission relates must be implemented no later than
the expiration of three years from the date of this Decision Notice.
Reason: To comply with Section 91 of Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.
2. The development hereby permitted shall be carried out in accordance with the
application details dated 10 February 2020 and the following approved documents and
drawings:
Ref.
19-0602 BM25583 0535 01

Date
28.02.2020

Title
Location Plan
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19-0602 BM25583 0535 03
19-0602 BM25583 0535 04
19-0602 BM25583 0535 02
19-0602 BM25583 0535 05
19-0602 BM25583 0535 12

28.02.2020
28.02.2020
28.02.2020
28.02.2020
28.02.2020

19-0602 BM25583 0535 11

28.02.2020

19-0602 BM25583 0535 06
19-0602 BM25583 0535 13
19-0602 BM25583 0535 07
Ryedale School LSUK0012
19-0602 BM25583 0535 08

28.02.2020
07.02.2020
23.01.2020
20.12.2019
19.02.2020

19-0602 BM25583 0535 10

07.02.2020

X/RSRyedale.1 V2
S191114

January 2020
December 2019

LSUK 19 -0602 Rev. 2

28.02.2020

BOW17/1102 V4
Ryedale School Artificial
Grass Pitch.
Creative Heritage
Consultant Ltd
LSUK 19-0602_C2
Addendum #2

March 2021

21452 drawing no: 1010

February 2021

9092/DO

July 2021

August 2020

20.08.2021

Existing Site Plan
Proposed Site Plan
Site Plan
AGP Plan
AGP Elevations
AGP Elevations (southern,
northern, western and
eastern lateral)
AGP Layout
AGP Features
AGP Surface Water Drainage
Artificial Turf Pitch
AGP Floodlights
AGP Construction Area and
Access
Transport Statement
Phase 2 Site Investigation
Design and Access Statement
with Planning Statement
Ecological Appraisal
Landscape and Visual Impact
Assessment
Planning /Statement additional
information addendum
Flood Routing Plan and
Drainage maintenance
schedules
Noise Impact Assessment

Reason: To ensure that the development is carried out in accordance with the
application details.
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 and Public Holidays 10.00 – 18.00.
Reason: In the general interest of residential amenity
4. The floodlights associated with the use of the AGP shall be switched off outside of
following hours.
 Monday to Friday 09:00 – 20:00
 Saturday, Sunday and Bank and Public Holidays 10:00 – 18:00.
Lower level amenity lights are permitted for a 15 minute period after floodlights are
switched off to ensure all visitors and safely exit the facility.
Reason: In the interests of public amenity.
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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 predevelopment assessment levels shown on LSUK0012 dated 20-12-2019 have been
achieved. The Assessment shall be submitted to and approved in writing by the County
Planning Authority.
Reason: In the interests of public amenity.
6. During the operational life cycle of the approved floodlighting system, lighting checks
and assessments will be undertaken bi-annually by the operator to ensure the
installation continues to satisfy the requirements hereby approved, particularly to
ensure the floodlights do not give rise to light intrusion at relevant light sensitive
receptors. The results of such assessments shall be submitted in writing to the County
Planning Authority for information.
Reason: In the interests of maintaining standards and protecting residential amenity
and visual amenity.
7. 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.
Reason: In the interests of public amenity.
8. No amplifying sound systems or equipment shall be used in association with the
development hereby approved without details being assessed and approved in writing
by the County Planning Authority.
Reason: To protect residential amenity.
9. No construction works shall take place except between the following times:
0800 – 1900hrs Monday to Friday;
0800 – 1300hrs Saturdays
And no construction operations on Sundays or Bank/Public Holidays.
Reason: In the interests of public amenity.
10. No development must commence until a Construction Management Plan has been
submitted to and approved in writing by the Local Planning Authority. Construction of
the permitted development must be undertaken in accordance with the approved plan.
The Plan must include, but not be limited, to arrangements for the following in respect
of each phase of the works:
 wheel washing facilities on site to ensure that mud and debris is not spread
onto the adjacent public highway;
 the parking of contractors’ site operatives and visitor’s vehicles;
 areas for storage of plant and materials used in constructing the development
clear of the highway;
 details of site working hours;
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contact details for the responsible person (site manager/office) who can be
contacted in the event of any issue.

Reason: This is a pre-commencement condition required in the interest of public safety
and amenity
11. 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 nearby trees.
Reason: This is a pre-commencement condition required to protect the interests of
minimising the potential for environmental harm and in the interests of local amenity.
12. Prior to commencement of the development, full details of soft landscape works must
be submitted to and approved in writing by the County Planning Authority, which shall
include a scheme for the creation of natural bunding to the northern and western
elevations of the AGP and a scheme for tree and shrub planting to increase density
along the northern elevation.
The scheme as approved shall be carried out in the first planting season following
completion of the development. Any trees, shrubs or plants that die within a period of
five years from completion of the development, or are removed and / or become
seriously damaged or diseased in that period, shall be replaced (and if necessary
continue to be replaced) in the first available planting season with others of a similar
size and species, unless the County Planning Authority gives prior permission for any
variation.
Soft landscape works shall include:(a) planting plans
(b) written specifications (including soil depths, proposed dimensions for bunding,
cultivation and other operations associated with plant and grass establishment) and
c) schedules of plants noting species, planting sizes and proposed numbers/densities,
means of support and protection.
d) details of maintenance and aftercare
Reason: This is a pre-commencement condition required to protect the interest of
public amenity

13. Throughout the construction period adherence to the recommendations contained in
Section 5 of the ecology report (Ryedale School, Nawton, North Yorkshire – Ecological
Appraisal by Bowland Ecology, dated March 2021) should be followed.
Reason: In the interests of protecting wildlife and their habitats
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14. No demolition/development shall commence until a Written Scheme of Investigation
has been submitted to and approved by the local planning authority in writing. The
scheme shall include an assessment of significance and research questions; and:
1. The programme and methodology of site investigation and recording
2. The programme for post investigation assessment
3. Provision to be made for analysis of the site investigation and recording
4. Provision to be made for publication and dissemination of the analysis and records
of the site investigation
5. Provision to be made for archive deposition of the analysis and records of the site
investigation
6. Nomination of a competent person or persons/organisation to undertake the works
set out within the Written Scheme of Investigation.
Reason: This is a pre-commencement condition required to protect the archaeological
heritage of the area.
15. No development shall take place other than in accordance with the Written Scheme of
Investigation approved under condition 14 to this permission or any subsequent
documents produced for successive phases of extraction.
Reason: In order to ensure the archaeological resources at the site are adequately
investigated, understood, and where necessary safeguarded.
16. Prior to the development being brought into use a drainage management and
maintenance plan for the lifetime of the development should be submitted to and
approved in writing by the County Planning Authority to ensure that the sustainable
drainage system (SuDS) will not pose a future flood risk as a result of poor
maintenance. As a minimum this should include details of the arrangements for
adoption by an appropriate public body or statutory undertaker, management and
maintenance by the School/ Academy Management Company, arrangements
concerning appropriate funding mechanisms for its on-going maintenance of all
elements of the sustainable drainage system ( including mechanical components,
ongoing inspections, operation costs, regular maintenance, remedial works and
irregular maintenance) to secure the operation of the surface water drainage scheme
throughout its lifetime.
Reason: To ensure the provision of adequate and sustainable means of drainage in
the interests of amenity and flood risk.

17. 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 nonschool 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.
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Reason: In the interests of public amenity.

18. 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.
Reason: In the interests of public amenity.
19. No works shall commence on the Artificial Grass Pitch hereby approved, until details
and specification has been submitted, for the relocation of the artificial grass wicket, to
the Local Planning Authority for consideration. The artificial cricket wicket shall not be
constructed other than in accordance with the approved details and shall be available
for use prior to the completion if the Artificial grass Pitch
Reason: This is a pre-commencement condition required to ensure the development is
fit for purpose and sustainable and to accord with Development Plan Policy

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 not 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.
K BATTERSBY
Corporate Director, Business and Environmental Services
Growth, Planning and Trading Standards

Background Documents to this Report:
1.
Planning Application Ref Number: C3/20/00239/CPO (NY/2020/0032/FUL) registered
as valid on 03.03.2020. 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/
commrep/40

OFFICIAL - SENSITIVE

41

2.

Consultation responses received.

3.

Representations received.

Author of report: Emma Coverdale
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