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Agenda Item 2

Planning Committee

Held at Council Chamber, Ryedale House, Malton
Tuesday 19 January 2016

Present

Councillors Burr MBE, Cleary, Farnell, Frank (Vice-Chairman), Goodrick, Hope, Maud,
Shields, Thornton and Windress (Chairman)

Substitutes:

In Attendance

Tim Goodall, Jo Holmes, Gary Housden, Ellis Mortimer, Jill Thompson and Anthony
Winship

Minutes

141 Apologies for absence
There were no apologies.

142 Minutes of meeting held on 22 December 2015

Decision

That the minutes of the Planning Committee held on 22 December 2015 be
approved and signed as a correct record.

[For 9 Against 0 Abstain 0]

143 Urgent Business
There was no urgent business.

144 Declarations of Interest

Councillor Application
Hope 11
Farnell 11
Cleary 11
Frank 11
Goodrick 11
Burr 11
Maud 11
Planning Committee 1 Tuesday 19 January 2016
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Thornton 8,11
Windress 11

145 Part A Report - Minerals and Waste Joint Plan - Preferred Options
Consultation

The Head of Planning and Housing Services submitted a report (previously
circulated) which put forward for consideration a proposed consultation response
to the North Yorkshire County Council Minerals and Waste Joint Plan - Preferred
Options Consultation document . The deadline for making a consultation
response was extended to Wednesday 20 January 2016 by agreement with the
North Yorkshire County Council.

The Chairman noted that this report was a Part A item for decision by the
Planning Committee . The Chairman expressed an intention that once the
Planning Committee had dealt with this item he would move a proposal that
future consultations should be treated as a Part B item so that the Planning
Committee would make recommendations to Full Council and that Full Council
would make the final decision.

Decision

1) The Planning Committee agreed the District Council’s response to the
consultation as set out in each of the three RDC Response sections of the
Officer report subject to modifications agreed by Members .

[For7 Against 0 Abstain 2]

(2) That any further consultation on the Minerals and Waste Joint Plan be dealt
with as a Part B item so that the recommendations of the Planning Committee
would be made to Full Council and that Full Council would make the final
decision .

[For 9 Against 0 Abstain 0]

146 Part A Report - Consultation on Proposed Changes to National Planning
Policy

The Head of Planning and Housing Services submitted a report (previously
circulated) which put forward for consideration a proposed consultation
response to a Consultation on Proposed Changes to National Planning Policy
issued by the Department for Communities and Local Government. The
extended deadline for the consultation is 22 February 2016 .

Planning Committee 2 Tuesday 19 January 2016
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Decision
The Planning Committee agreed this Council's response to the consultation as
outlined in the response sections of the Officer report subject to modifications
agreed by Members .

[For 8 Against 0 Abstain 1]

147 Schedule of items to be determined by Committee

The Head of Planning & Housing submitted a list (previously circulated) of the
applications for planning permission with recommendations thereon.

148 15/01180/MFUL - Pickering Trout Lake, Undercliffe, Pickering

15/01180/MFUL - Infilling of fishing lake together with change of use of land to
form a 158no0. space car park with siting of 7no. glamping units and erection of
reception building to accommodate cafe, shop, exhibition and meeting space,
service kitchen, public toilets and shower rooms, storage and a 3 bedroom
managers apartment to include demolition of existing service building that
includes owners private accommodation, and formation of on site road,
pathways and landscaping.

Decision
SITE VISIT

[For 10 Against 0 Abstain 0]

In accordance with the Members Code of Conduct Councillor Thornton declared
a personal non pecuniary but not prejudicial interest.

149 14/00625/FUL - Wellington House, 63 Wood Street, Norton

14/00625/FUL - Change of use of existing residential care home (Use Class
C2) to a 15n0. bedroom house of multiple occupation (HMO) (retrospective)

Decision

PERMISSION GRANTED - Subject to conditions as recommended.

[For9 Against 0 Abstain 1]

150 15/01079/FUL - Fosters Scrapyard, Moorfields Lane, Wombleton
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151

152

153

15/01079/FUL - Change of use of land and erection of 9no. 2 bedroom holiday
lodges and construction of pond together with formation of associated vehicular
access and parking.

Decision
PERMISSION GRANTED - Subiject to conditions as recommended.

[For 10 Against 0 Abstain]

15/01117/FUL - Howsham Mill, Howsham Hall Road, Howsham

15/01117/FUL - Extension of approved uses to include hire of building for
corporate meetings and training courses in addition to existing use as
educational resource centre with bunking facility.

Decision
PERMISSION GRANTED - Subiject to conditions as recommended.

[For 10 Against 0 Abstain 0]

In accordance with the Members Code of Conduct Councillors Hope, Farnell,
Cleary, Frank, Goodrick, Burr, Maud, Thornton and Windress declared a
personal non pecuniary but not prejudicial interest.

15/01163/FUL - Ravenswick, Swineherd Lane, Kirkbymoorside

15/01163/FUL - Demolition of Ravenswick Hall together with adjacent lodge
and maijority of associated outbuildings and former agricultural buildings and
erection of a replacement 10 no.bedroom country house and associated
buildings, inc. leisure building, service building, detached quadruple garage,
gatehouse, pool house, outdoor swimming pool, garden store, tennis court,
landscaped gardens with temple and grotto, 2no.belvederes (parkland
structures) and 2 no.linked pools and erection of 1 no. four bedroom staff
dwelling with attached double garage and 3 no. three bedroom staff dwellings
with attached single garages.

Decision
PERMISSION GRANTED - Subiject to conditions as recommended.

[For 10 Against 0 Abstain 0]

15/01250/FUL - Nunnington Hall, The Avenue, Nunnington

Planning Committee 4 Tuesday 19 January 2016
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15/01250/FUL - Erection of detached outbuilding for storage of gardeners'
equipment.

Decision

PERMISSION GRANTED - Subiject to conditions as recommended and
additional condition relating to flood resilience measures.

[For 7 Against 1 Abstain 2]

154 15/01420/FUL - Land Rear of Number 1 Chapel Street, Nawton

15/01420/FUL - Erection of a 2no. bedroom dwelling together with formation of
vehicular access and associated parking area.

Decision

PERMISSION GRANTED - Subiject to conditions as recommended.

[For 9 Against 1 Abstain 0]

155 Any other business that the Chairman decides is urgent.

The site visit for Iltem 8 was agreed to take place on February 2nd 2016 at
9.30am.

156 List of Applications determined under delegated Powers.
The Head of Planning & Housing submitted for information (previously
circulated) which gave details of the applications determined by the Head of
Planning & Housing in accordance with the scheme of Delegated Decisions.
157 Update on Appeal Decisions

Members were advised of the following appeal decisions

Appeal Ref: APP/Y2736/W/15/3130202 - North Yorkshire Highways Depot,
Manor Vale Lane, Kirkbymoorside.

Appeal A Ref: APP/Y2736/D/15/3128997 - Sycamore Cottage, Cawton Road,
Gilling East, York

Appeal B Ref: APP/Y2736/D/15/3128823 - Sycamore Cottage, Cawton Road,
Gilling East, York

The meeting closed at 8.50pm
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Agenda Iltem 5

APPLICATIONS TO BE DETERMINED BY RYEDALE DISTRICT COUNCIL

PLANNING COMMITTEE - 16/02/16

6

Application No: 15/01109/MFUL

Application Site: Land West Of Kirby Mills Road Kirkby Mills Kirkbymoorside

Proposal: Erection of factory building with associated offices and staff facilities
together with car parking and section of access road.

7

Application No: 15/01180/MFUL

Application Site: Pickering Trout Lake Undercliffe Pickering North Yorkshire YO18 8JH

Proposal: Infilling of fishing lake together with change of use of land to form a
158no0. space car park with siting of 7no. glamping units and erection of
reception building to accommodate cafe, shop, exhibition and meeting
space, service kitchen, public toilets and shower rooms, storage and a 3
bedroom managers apartment to include demolition of existing service
building that includes owners private accommodation, and formation of on
site road, pathways and landscaping

8

Application No: 14/01259/MFUL

Application Site: Land To Rear Of Firthland Road Pickering North Yorkshire

Proposal: Erection of 12 no. four bedroom dwellings, 27 no. three bedroom dwellings,
and 13 no. two bedroom dwellings with associated garaging, parking,
amenity areas, public open space, landscaping and formation of vehicular
accesses and site roads

9

Application No: 15/01290/MFUL

Application Site: Land At Ordmerstones Lane Thornton-Le-Dale Pickering North Yorkshire

Proposal: Change of use of agricultural land to a holiday campsite to include siting of

6no. timber shepherd huts for self contained holiday accommodation,
ancillary timber reception building and timber utility laundry building,
formation of wildlife pond, alteration to existing vehicular site access and
onsite access tracks
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APPLICATIONS TO BE DETERMINED BY RYEDALE DISTRICT COUNCIL

PLANNING COMMITTEE - 16/02/16

10

Application No: 15/01323/MFUL

Application Site: Land East Of High Street Slingsby Malton

Proposal: Erection of 6no. two bedroom dwellings, 7no. three bedroom dwellings and
5no. four bedroom dwellings with associated garaging, parking and amenity
areas and formation of vehicular access onto High Street

11

Application No: 15/01502/MFUL

Application Site: Spaniel Farm Main Road Weaverthorpe Malton North Yorkshire YO17
8HE

Proposal: Erection of a general purpose agricultural storage building

12

Application No: 15/01236/FUL

Application Site: Land At Cherry Farm Close Malton North Yorkshire

Proposal: Erection of two buildings to form 8no. units for B2 use together with
formation of associated parking spaces.

13

Application No: 15/01339/FUL

Application Site: Land West Of Pasture Lane Hovingham

Proposal: Erection of 1no. 3 bedroom dwelling, 1no. 4 bedroom dwelling and
conversion of existing studio building to form 1 no. 2 bedroom dwelling
and detached garage together with formation of access road and associated
parking.

14

Application No: 15/01384/FUL

Application Site: Land East Of Sheriff Hutton Industrial Estate Sheriff Hutton

Proposal: Change of use of agricultural land to form a holiday park to include the

erection of 10no. holiday lodges, biomass heating store and refuse store
together with formation of associated gravel track, car parking spaces and
vehicular access.

Page 10



Agenda Iltem 6

RYEDALE DISTRICT COUNCIL
PLANNING COMMITTEE

SCHEDULE OF ITEMS TO BE DETERMINED BY THE COMMITTEE
PLANS WILL BE AVAILABLE FOR INSPECTION 30 MINUTES BEFORE THE MEETING

Item Number: 6

Application No: 15/01109/MFUL

Parish: Kirkbymoorside Town Council

Appn. Type: Full Application Major

Applicant: Rack Systems (Engineering) Ltd (Mr Richard Field)

Proposal: Erection of factory building with associated offices and staff facilities together
with car parking and section of access road.

Location: Land West Of Kirby Mills Road Kirkby Mills Kirkbymoorside

Registration Date: 25 September 2015 8/13 Week Expiry Date: 25 December 2015

Case Officer: Rachel Smith Ext: 323

CONSULTATIONS:

Environmental Health Officer No objection subject to condition

Land Use Planning Conditions to be added

Flood Risk (Stuart Edwards) Comments made

Highways North Yorkshire Conditions recommended

Parish Council Supports application

Tree & Landscape Officer Recommend conditions

Economic Development Support

Sustainable Places Team (Yorkshire Area)Maintains objection

Lead Local Flood Authority Points remain unresolved and further comments made

Land Use Planning No objection subject to conditions

Neighbour responses: Mr And Mrs Simon Wilson,

Overall Expiry Date: 4 January 2016

Members will be aware that this application was brought before them at Planning Committee on 22
December 2015, where the decision was one of Approval delegated to the Head of Planning & Housing
subject to the resolution of the flood risk objection with the Environment Agency. The Environment
Agency had objected to the development because part of the site lies within Flood Zone 2 and part in
Flood Zone 3b.

Despite lengthy negotiations with the Environment Agency and the applicants, it has not to date been
possible to resolve the outstanding objection. The Council takes flood risk seriously, however the
particular aspects of this case are such that further consideration is required. The application is therefore
referred back to Committee for determination.

As detailed previously, permission is sought to allow an extension of the operations of Rack Systems
who are situated to the immediate north of the site. The expansion is essential to the business to take
account of existing orders. The business currently employs approximately 50 people, but hope to take
on further staff. For operational purposes, it is necessary for the building to be closely aligned to the
existing one. It is therefore considered that the site and the proposal are strategically important.

PLANNING COMMITTEE
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In this case the key issue revolves around the identification within Flood Zone 3 as to whether any part
of the proposed development lies within Flood Zone 3b (functional flood plain), where only
water-compatible uses or essential infrastructure can be permitted or whether any part of the
development lies within Flood Zone 3a (where flooding is highly probable) BUT where 'less vulnerable'
uses are appropriate. An industrial use is one example of a 'less vulnerable' use.

The SFRA is a strategic document (the accompanying plan is produced at a scale of 1:8000) and as
such, there is a lack of precision when considering its application to the exact boundaries of sites
on-the-ground. It is also noted that the area of the building that is indicated to fall within Flood Zone 3b
is shown on submitted drawings to be the highest part of the site, which further raises doubt about the
exact position of the flood zone boundaries. In addition, the application site is significantly higher than
the lane which runs adjacent to the River Dove. Para 10.4.8 of the SFRA goes on to acknowledge that
there is a potential over-estimation of the flood zones within Kirkbymoorside.

In these particular circumstances, it is considered that there is sufficient doubt with regard to the
location of any part of the proposed building within the functional flood plain for Members to consider
deviating from National Planning Guidance. Nevertheless, the developer will still need to demonstrate
that the building is safe by submitting a revised Flood Risk Assessment to deal with site specific issues.

If Members resolve to accept that the development does not impinge on the functional floodplain
designation, the Environment Agency (EA) have indicated that they will not maintain their objection in
relation to this issue, subject to a robust Flood Risk Assessment relating to detailed matters of on-site
mitigation.

The application has commissioned further FRA work which will be available for further consideration
and consultation with the Environment Agency prior to the meeting. It is anticipated that Members will
be updated on the Late Pages or at the meeting.

RECOMMENDATION: To Follow in the light of the receipt of further flood risk information
and responses from the Environment Agency

Background Papers:

Adopted Ryedale Local Plan 2002

Local Plan Strategy 2013

National Planning Policy Framework

Responses from consultees and interested parties

PLANNING COMMITTEE
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Item Number: 6

Application No: 15/01109/MFUL

Parish: Kirkbymoorside Town Council

Appn. Type: Full Application Major

Applicant: Rack Systems (Engineering) Ltd (Mr Richard Field)

Proposal: Erection of factory building with associated offices and staff facilities
together with car parking and section of access road.

Location: Land West Of Kirby Mills Road Kirkby Mills Kirkbymoorside

Registration Date:
8/13 Wk Expiry Date: 25 December 2015
Overall Expiry Date: 10 December 2015

Case Officer: Rachel Smith Ext: 323
CONSULTATIONS:

Sustainable Places Team (Yorkshire Area) Object

Environmental Health Officer No objection subject to condition
Public Rights Of Way No views received to date

Land Use Planning Conditions to be added

Flood Risk (Stuart Edwards) Comments made

Highways North Yorkshire Amended documents awaited
Highways North Yorkshire Conditions recommended

Flood Risk (Stuart Edwards) No further comments to make
Sustainable Places Team (Yorkshire Area) Object

Highways North Yorkshire Need to consult with internal colleagues
Parish Council Supports application

Tree & Landscape Officer Recommend conditions
Neighbour responses: Mr And Mrs Simon Wilson,
SITE:

The site comprises a parcel of land measuring approximately 90m by 42m and is situated to the south
of Kirby Mills industrial estate. It was last in use as a scrap yard. It is bounded to the north by the
existing Rack Systems factory, to the south by agricultural land, and to the east by the southern extent
of Kirby Mills Lane. The land to the immediate west is the subject of a separate application for two
industrial buildings. The nearest neighbour is Dove Farm which lies approximately 135m. The
southern boundary of the site is formed by a hedge.

PROPOSAL:

Permission is sought for the erection of an industrial building together with associated officing, a new
access off Dove Way, and parking. The building will have a footprint of approximately 34m by 64m,
and a ridge height of 11.2m. It will be clad in Moorland Green, to match other buildings on the
industrial estate. The entrance area will be constructed from brickwork. 27 parking spaces will be
provided. The ridge height is approximately the same as the existing building, albeit with higher
eaves.

POLICY:

Ryedale Plan - Local Plan Strategy

PLANNING COMMITTEE
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Policy SP1 - General Location of Development and Settlement Hierarchy
Policy SP6 - Delivery and Distributing of Employment Land and Premises
Policy SP10 - Physical Infrastructure

Policy SP13 - Landscapes

Policy SP16 - Design

Policy SP17 - Managing Air Quality, Land and Water Resources

Policy SP19 - Presumption in Favour of Sustainable Development

Policy SP20 - Generic Development Management Issues.

National Policy Guidance

National Planning Policy Framework
National Planning Policy Guidance

APPRAISAL:

In terms of the location of the site, part of the site lies within Flood Zone 2 , and part in Flood Zone 3.
It was allocated in the Ryedale Local Plan as an extension to the existing industrial estate. It was
acknowledged at the time that the environmental improvements to the area would justify allocation
of the site despite being included in the approximate extent of the area liable to flood. The site has not

however been submitted through the production of the Local Plans Sites Document.

Material Considerations

Appropriateness of location of site
Flood Risk

Design considerations

neighbour impact

highways

Landscaping

Appropriateness of Location

The NPPF includes a presumption in favour of sustainable development. The three strands to
sustainable development are economic, social and environmental. In terms of the economic role, the
proposed building is to provide expansion space for Rack Systems who currently employ 50 people.
The expansion is necessary for the business, and is likely to result in further jobs. The site was
allocated in the Ryedale Local Plan 2002, as an extension to the existing industrial estate. It was
acknowledged at the time that the environmental improvements to the area would justify allocation
of the site, despite being included in the approximate extent of the area liable to flood.

The site has not however been submitted through the production of the Local Plans Sites Document.
Part of the site lies within Flood Zone 2, and part in Flood Zone 3. The Environment Agency has
objected to the application on the basis that the NPPG makes it clear that this type of development is
not compatible with Flood Zone 3. Given the importance of the site for economic purposes,
discussions are ongoing with the applicant and the Environment Agency. It is considered that there is
potential to move the building to the west, which would ensure that it lies entirely within Flood Zone
2. The access will however remain in Flood Zone 3. If the Environment Agency remove their
objection, mitigation will still be required. Members will be updated on the outcome of the ongoing
discussions at their meeting.

Design and Landscape Considerations

The building is relatively large, and there is little room for any meaningful landscaping. Nevertheless,
the design and proposed materials are broadly in line with existing buildings on the industrial estate,
and in particular with the applicant's existing building to the immediate north. As such, it is
considered that the design approach for the building itself is acceptable. In terms of landscaping, the
building and parking spaces cover much of the application site. The applicants are unable to reduce

PLANNING COMMITTEE
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the footprint, due to the operational needs of the company. Indeed once the machinery is in place,
there will be no 'spare’ floorspace. It is considered that on the basis of the economic benefits of the
expansion of the company, together with the relationship with existing the buildings, the lack of more
extensive areas of landscaping is not sufficient to warrant refusing the application.

Nevertheless, the Council's Tree and Landscape Officer has visited the site, and has advised that:

The available planting area along the southern boundary varies in width being approximately 3m
wide along the western half of this boundary and 2m wide along the eastern side. This boundary is
currently formed by a overgrown native hedge containing numerous gaps. The individual shrubs that
make up the hedge have recently been reduced in height to about 2m. It is therefore recommended
that the gaps in the hedge are planted up with a double staggered row hawthorn at the rate of 6
plants/metre protected in individual plastic spirals and supported on a stout cane.

The available planting width along the eastern boundary is consistently 2m wide and therefore could
only support a hawthorn hedge planting in accordance with the description above. However, if the
building is to be constructed on a pad type foundation it may be possible to include a number of trees
within the hedge trained as pleached specimen to provide a higher screen.

The applicant has confirmed his agreement to providing any landscaping required.

Neighbour Impact

The application has not resulted in any objections from any occupiers of surrounding industrial
buildings. A letter of concern has however been received from the nearest residential property to the
south. The dwelling is between 125m and 135m from the site depending on how the distance is
measured. The occupiers have expressed concern regarding the view of the building, the removal of
hedges and trees, security and noise. Right to a view is not a material consideration. It is
acknowledged that the building will extend the industrial estate closer to their property. It is however
separated by a further agricultural field. Whilst it is regrettable that more landscaping cannot be
provided, the proposed additional planting in the southern boundary hedge will improve their
outlook, and help to address the security issues raised.

In relation to noise, the Council's Environmental Health Officer visited the site with the case officer. It
is accepted that there will always be some noise from industrial processes, and the existing building
does not impose many restrictive conditions. However officers endeavoured to assess which parts of
the industrial process created the noise currently heard on occasion by the neighbouring occupiers.
The buzzing noise referred to is likely to be from the extraction to the powder coating plant. This will
remain in the existing building, and the applicant has advised that they do not object to the imposition
of a condition restricting the relocation of the unit to the new building. It is also considered that the
new building could provide a buffer to restrict some of the noise from existing extraction plant.
Another particular noise source is a machine that punches out holes in metal. Whilst this will be
located in the proposed building, it is considered that better insulation associated with the construction
of the new building will provide some mitigation. In addition, it is considered that any approval be
conditioned to require a noise survey once the building and equipment is in place, with further
mitigation where required.

Highways
It is considered that the proposed access to the building is acceptable in terms of its location and

appearance. North Yorkshire Highways advised that the building size was below the threshold which
would ordinarily trigger a requirement for a transport assessment. However, in this case they
considered that a statement should be provided. The applicant provided further information in relation
to buses operating in the area, and details of a cycle-to-work scheme. The formal comments of the
Highway Authority are awaited, and Members will be updated at their meeting. However verbal
discussions have indicated that there is no Highway objection to the proposed development.

Planning Balance

PLANNING COMMITTEE
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It is considered that the location of the site adjacent to the existing Kirby Mills industrial estate
accords with the locational requirements of the Ryedale Plan - Local Plan Strategy in principle. It is
also considered that neighbour concerns can be mitigated. Nevertheless, the location of the building
on land that is partly within Flood Zone 3 has currently resulted in an objection from The
Environment Agency. As stated earlier in the report, negotiations are on-going, to ascertain whether a
revision to the location will enable the Environment Agency to remove their objection.

The recommendation is therefore one of approval subject to the resolution of flood risk
considerations.

RECOMMENDATION: Approval subject to resolution of flood risk considerations
Background Papers:

Adopted Ryedale Local Plan 2002

Local Plan Strategy 2013

National Planning Policy Framework

Responses from consultees and interested parties

PLANNING COMMITTEE
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Agenda Item 7

Item Number: 7

Application No: 15/01180/ MFUL

Parish: Pickering Town Council

Appn. Type: Full Application Major

Applicant: Moorland Trout Farms

Proposal: Infilling of fishing lake together with change of use of land to form a 158no.

space car park with siting of 7no. glamping units and erection of reception
building to accommodate cafe, shop, exhibition and meeting space, service
kitchen, public toilets and shower rooms, storage and a 3 bedroom managers
apartment to include demolition of existing service building that includes
owners private accommodation, and formation of on site road, pathways and

landscaping

Location: Pickering Trout Lake Undercliffe Pickering North Yorkshire YO18 8JH

Registration Date: 16 October 2015 8/13 Week Expiry Date:15 January 2016

Case Officer: Rachel Smith Ext: 323

CONSULT ATIONS:

Parish Council Concems raised

Highways North Yorkshire Recommend conditions

Building Conservation Officer No objection i principle - minor design comment

Countryside Officer No objection

North Yorkshire Moors Railway Support

Office Of Rail Regulation No views received to date

Historic England Recommend application be determined in accordance

with local and national policy guidance

Public Rights Of Way Recommend informative

Tree & Landscape Officer No objection (verbal)

Land Use Planning Recommend conditions

Sustainable Places T eam (Yorkshire Area) Objection lifted subject to conditions

Housing Services Objection lifted -informative to be added

Lead Local Flood Authority Comments made and conditions recommended

Sustainable Places T eam (Yorkshire Area) Objection lifted subject to conditions as per previous

correspondence

Parish Council Comments received

Neighbour responses: Mrs Tina Bennett,Mr John Colley,Mr Mike Potter,Mrs M
Scriven,Mrs  Josephine  Gascoyne,Norman & Enid
Bridges,Mr Richard Kimmings,A T Gascoyne,Mr Martin
Jones,Mr Eden Blyth,Brian & Sally Tozer,Mr R
Bowman,Mrs M Jackson-Gould,Mr G J Leadbetter,Mr Steve
Grantham,Miss Amanda Chambers,Mr Jeff Taylor,Mrs
Alison Ripley Mr William Morris,Mr Christopher Heath,Mr
And Mrs T Atkinson,Mrs Atkinson,Mr Eden Blyth,Mrs S
Smith,W Swan,Ms Sara Bryon,Mrs J Smith,Mr Tom
Barr,Mrs Yvonne Morris,

Overall Expiry Date: 8 February 2016

PLANNING COMMITTEE
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SITE:

The site is located within Pickering Conservation Areaon the northern side of Pickering, immediately
to the north of Pickering Railway Station. Access is via a bridge from Undercliffe. The bridge is a
grade II listed building. On raised ground to the east is Pickering Castle which is a Scheduled
monument. To the north and west ofthe site areopen fields which are bisected by apublic footpath. The
railway formsthe eastern boundary, with Mill Race beyond. Pickering Beck runs alongthe westem side
ofthe site. The site is within an Area of High Landscape Value, and adjacent to a Visually Important
Undeveloped Area.

The site is comprises a fishing laketogether with a service building which includes a cafe/shop together
with owners accommodation. There is an area of hard standing to the front of the building that
accommodates approximately 25 cars.

PROPOSAL:

Permission is sought for:

demolition of existing service building
draining ofthe lake and infilling with granular and earth fill to level the site.

e creation of new internal access roads and provision of 158 parking spaces including 15 wide access
suitable for wheel chair use. These will be served by accessibility compliant paved access leadingto
the proposed new reception building. Part of the access will therefore be permeable tarmac to
prevent petrol and surface water run off from the parking areas entering the water course. Other
access will be permeable with a natural compressed limestone stone finish. The car park will be pay
and display.

e Part two Storey Part single store building to accommodate a cafe, shop to sell railway related
merchandise, exhibition/meeting room, public toilets and showers together with Managers
accommodation. The building will have a footprint of 11.5m by 33m and a ridge height of 6.7m.

e It has been designed to reflect the character of traditional railway buildings. It will be constructed
from brick under a slate roof, with conservation rooflights. The single storey element will be
fronted in horizontal timber.

e Siting of 7 glamping units in the form of former rolling stock fronting the railway line. The two
units nearest the reception unit will be provided with a shared ramp to make them wheelchair
accessible.

o The glamping units are located on the highest part of the site, with dry access/egress.

e Retention of existingtree planting supplemented by new planting, in particular onthe north westem
edge of the site.

e To the north east will be a meadow which incorporates a flood water swale.

Pedestrian access to the station will be identified by a route marked out along the byway, past the
scout hut and through the NYMR car park.

HISTORY:

The site has a detailed planning history. The following applications are particularly relevant.

Dec 1975 Permission refused for the construction of a car park and construction of small lake and the
use of the land for recreational purposes. Allowed on Appeal

April 1982 Permission granted for the erection of a general purpose building

May 1982 Consent for three signs including shop sign above main door.
February 2015 Appln. withdrawn for infilling of lake and erection of building and glamping units.
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POLICY:

Ryedale Plan - Local Plan Strategy

Vision, Aims and Objectives. This states that Pickering will continue to be an important visitor
destination in its own right as well as a gateway to the North York Moors National Park and to tourist
attractions and recreation opportunities in northem Ryedale.

Strategy Summary

The summary includes the following:

Pickering - Support the towns regional tourism role and support for existing attractions including Beck
Isle Museum, Pickering Castle and the North Yorkshire Moors Railway and events such as the Steam
Rally and Wartime Weekend.

One of the priorities inthe plan for Pickering isto securethe provision of additional visitor car parking
and/or park and ride facility to support the town and in response to the increasing attractiveness of the
steam railway and annual events.

Policy SP7Town Centre and Retailing

Policy SP8 T ourism

Policy SP 10 Physical Infrastructure

Policy SP12 Heritage

Policy SP13 Landscapes

Policy SP 14 Biodiversity

Policy SP16 Design

Policy SP17 Managing Air Quality, Land and Water resources
Policy SP 18 Renewable and Low Carbon Energy

NPPF
NPPG

APPRAISAL:

It is considered that the main considerations are:

Appropriateness of the uses
Heritage assessment
Highway considerations
Pedestrian access

Ecology

Landscaping

Neighbour impact

Car Park

The application asawhole has been designedto compliment the facilities at the North Yorkshire Moors
Railway, (NYMR). The applicant has stated that the proposal will enable more visitors to be
accommodated within thetown. It is acknowledged that the existing car park atthe NYMR is often full
which results in cars drivingtothe site, and thenturning around and leaving. The carpark is well related
tothe railway, but also provides access to the town centre and Pickering Castle.
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The proposal accords with one of the priorities in the Ryedale Plan - Local Plan Strategy, in relation to
the provision of additional visitor parking.

Tourism

The Ryedale Plan - Local Plan Strategy andthe NPPF supports the principle oftourist accommodation
subject to other material considerations being acceptable. It is considered that the relationship ofthe site
with the NYMR will be mutually beneficial and provide a different experience to accommodation
already provided.

Concems have been raised that the application will lead to further holiday uses on the site. This would
be subject to a further planning application, and considered on its merits. It is of note howeverthat some
temporary uses of land are deemed to be 'pemitted development' Whilst regulations set out in The
General Permitted Development Order 2015 currently do not pemmit such uses withinthe curtilage of a
building, it is considered appropriate to apply a restrictive condition. The exception would be the war
weekend where access to the carpark would be closed. The applicant wishes to use the site forthis week
only for the parking of vans of those involved in the event.

Reception Building

The reception building has also been designed to relate to the association of the site with the railway.
Policy in the NPPF statesthat Local Planning Authorities should apply a sequential test to main town
centre uses that are not in an existing centre. In this case the shop element isto replace that already on
site. The existing floor area will be restricted to railway related products. It is understood that the
original train model shop in Pickering has shut, and the applicant wishes to sell similar items to fit.
Nevertheless it is recommended that a condition be imposed restricting sale of goods to 80% railway
related with a maximum floor area. This will result in a maximum of 14.2m2 of general retail space, and
56.8m railway themed space. T he cafe will have a maximum of 35 covers.

Flood Risk and Drainage

The majority of the site lies within Flood Zone 3, with a strip of land nearest the railway line in Flood
Zone 2. In view of this it was necessary to carry out both a sequential test and exception test. This took
account of the water compatible use of the car park and the more vulnerable use forthe glamping units.
The sequential test demonstrated that the location of the site was required due to the relation of the
proposed use with the railway, and indeed the railway experience for the glamping units. The
development will benefit the local economy by increasing the benefits of the NYMR. Furthermore the
glamping units would be on average 1.2m above finished floor level by virtue of their design as former
rolling stock. A formal evacuation procedure would be entered into.

Surface water will be released via controlled collection and release into Pickering Beck. A landscaped
swale is being provided at the north end of the site to temporarily accommodate additional water in the
event of a flood event. It is also relevant that the Environment Agency project 'Slow the Flow will help
alleviate potential flooding. The development has been designed so that surface water run-off from the
impermeable areas will drain into Pickering Beck at the same rate as green field run off. This is
substantially less thanthe existing discharge rate which is required for the existing pond.

The site is within a source protection zone for public water abstraction. In view of this a soakaway or
infiltration system directly into the ground is not permitted. The surface water from the car park and
access will be tanked and pass through an interceptor to prevent contamination.

The applicant seeksto deal with foul drainage by the use of a package treatment plant, and then into a
foul water reed bed. Non mains drainage in an area served by public sewers is not normally acceptable.
The Environment Agency initially objectedtothe application on that basis.
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However the applicant provided additional information to demonstrate that it is not feasible to connect
into the foul sewer to the south of the site. This is because it would be required to pass under the
railway, andthen it would haveto be threaded through the bridge. Given the small size and nature of
the bridge, this is not considered feasible. The connection would also require a pumped rising main
system which is not considered to be cost effective. In view of this the Environment Agency has not
objectedtothe proposal.

It is noted that representations have been received that query the capacity of the treatment plan in an
event such as the war weekend. A query has also been raised about what happenstotheoutfall fromthe
plant if there are periods of heavy rain that raise the level of the beck above the outfall. The sizing for
the treatment plant has been calculated on the basis of :

6 x 2 people usingthe glamping units

150 car parking spaces each with 3 occupants

6 x 2 users using the shower block

50% increase in car park users to take account of comings and goings.

A maintenance programme for the plant will be used, and this can be conditioned. It is noted however
that the plant is a sealed unit, that has anon return valve. In view of this, in the event of high rain etc, it
will not be possible for water to back up. Furthermore, any discharge into the beck will require a
discharge licence from the Environment Agency, and the beck will be subject to testing.

The Environment Agency has recommended conditions in relation to:

Limiting run-off ratesto greenfield rates
Provision of a minimum 3,650m3 compensatory flood storage as detailed in the submitted
information.

e Finished floor levels set no lower than 33.38m above Ordnance Datum

e Development shall carried out in accordance with the flood resilience measures detailed in the
submitted information.

North Yorkshire County Council Flood Risk Management as the lead Local Flood Authority has also
recommended conditions in relation to the petrol interceptors, and future management of the surface
water drainage methods.

Yorkshire Water Services hasrecommended a condition to prevent any building or obstruction within
5m of the water main that passes over part of the site.

Highway and Access C onsiderations

Both vehicular and pedestrian access are key issues in the consideration of the application. The main
pointsrelate to :

e Impact of development on the bridge over the Mill Race
appropriateness of location in relation to pedestrian access
route over the Byeway open to all traffic, (BOAT)
relationship between pedestrian and vehicular accessto the site.

Impact of development on the bridge.

Access to the site is via a historic bridge over the mill race. This bridge will also be used for the
construction lomries required to bring in the fill for the trout lake. This is a matter of concem that has
been raised in a number of representations received i relation to the application. The submitted Design
and Access statement includes the following statement:
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It is accepted that Traffic generated by construction will cause some temporary impact. This will be
managed via the present access to the site. 30% of the fill required to infill the lake will be brought by
rail and tipped directly on to the site. The remaining loads, about 580 in number, will be brought in to
the site by 22 ton lorry loads, organised as far as possible while the railway isnot i full operation. It is
important to note that the estimated number of necessary loads amounts to only 15% of the 4000 loads
brought in along Newbridge Road to complete the flood mitigation works at Newtondale. T here will be
a banksman / crossing supervisor in attendance duringthe transporting work.

During consideration of the application, detailed negotiations have been carried out between the
Engineers appointed by the applicant, andthe Highway Authority. A survey of the bridge was carried
out usingthe MEXE method. North Yorkshire Highways with the following points:

e Initial concerns expressed regarding the MEXE calculation used to the existing condition of the
bridge and the proposed heavy vehicular load.

e Additional transport assessment required to consider how the increased traffic movements would
impact on Undercliff, and the wider roads in Pickering

e C(larification of pedestrian access through the site.
Clarification of visibility at the car park entrance

January 11th 2016

Further discussions were held in relation to the appropriateness of the survey works. The Highway
Authority have advised however, that they are confident that there is a solution, and have therefore have
recommended conditions which require the submission of a detailed structural assessment. The
application has required the submission of a detailed number of expensive studies and reports. The
further survey work is more invasive and expensive, and requires digging down below the road level. It
is considered the cost of such works is unduly prohibitive unless the applicant has surety ofa decision.
In the event that more detailed survey work demonstrates that the bridge is not capable of carrying out
the necessary load, the Highway Authority will impose a weight restriction on it, and the applicant
would haveto consider altemative methods. It is considered that such a condition is reasonable, and
sufficiently precise.

In relation to the wider highway impact of the development, the Highway Authority requested a
transport assessment to take account of the impact of additional movements on Undercliffe and the
wider area. The survey work was undertaken andthe Highway Authority responded as below:

In assessing the submitted proposals and reaching its recommendation, the Local Highway Authority
hastaken into account the Transport Assessment and Transport Notes from the applicant. It is accepted
that the proposals are likely to generate a relatively small number of new tripsto the road network in
Pickering during peak morning and evening hours. This is due to a number of existing spaces at the
NYMR and on Scouts Lane being removed by the proposals, the replacement of the trips associated
with the current fishing activities and a transfer of sometraffic fromthe current overflow car parktothe
proposed site. In addition there has also been some additional overflow parking provided around the
fishing lake which would be replaced by the permanent car park proposals.

Accordingly it is considered that the development would not have a significant adverse impact on the
highway network.

Pedestrian Considerations:

The site is located to the north of the existing car park that servesthe North Yorkshire Moors Railway.
The submitted plans show that there will be a marked out pedestrian route from the application site to
the railway. This is being provided through agreement with the Scout group andthe NYMR. Land in
front of the Scout hut is currently used on occasion for mformal parking.
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The agreement will allow this area of land to be used for the delineated parking area in exchange for
parking on the application site, when required for use by the scouts and parents. The route includes
access for wheel chair users which passes along the westem platform of the railway. Access is also
available along the BOAT to Beck Isle Museum.

The route will provide better definition and signage fortheproposed pedestrian access, and also remove
parking from the lane which currently occurs. The supporting information states that the approximate
level walking distance to the westem platform is 280m, and 480m to the eastemn platform and ticket
office. The most direct route over the NYMR bridge is 280m to the western platform and 350m to the
eastern one. These routes are also available during office hours for anyone who wishes to walk fromthe
application site to Pickering Town Centre.

A furthertraffic free route mto Pickering can be achieved viathe BOAT which begins on Scouts Lane,
crosses over the beck immediately before the entrance to the main NYMR car park and then continues
south through a wooded area before reaching Wells Walk.

A number of representations have been received in relation to the poor pedestrian access from the site
into Pickering, and that it is not accessible for those wheelchair users outside the opening hours of the
railway. Members walked the route tothe station during their site visit, and then walked back alongthe
Undercliffe and Park Street. It is accepted that the route along the road is not ideal, and would be
difficult for wheelchair users. The Highway Authority has taken this into account and advised in their
formal response.:

Pedestrian facilities from the site onto Undercliffe and the public highway are limited as there are no
formal footways over the High Mill crossing and bridge. Footpath provision along Undercliffe towards
the town centre is also limited to narrow paths and a discontinuous path on the north bound side of
Undercliffe. Therefore the applicant has proposed to direct pedestrians from the car park to the Town
Centre using part of the existing Byeway and through the NYMR site, thus providing an altemative
route to Park Street and Undercliffe for pedestrians. Improvements to the width of the site access and
visibility will assist vehicle movementsto and fromthe site.

Most people using the car park will do so duringopeninghours ofthe NYMR whenthey can access the
town through the railway. Those using the car park outside these times are likely to be restrictedtothose
occupyingtwo ofthe glamping units. These have been designed to provide the same "railway mnspired"
experience for all. It is accepted however that those in wheelchairs may out of hours needto driveto a
disabled space i the town centre. Whilst not ideal, It is considered that the benefits of providing
wheelchair friendly accommodation outweighs the access concems for evening access. It is also noted
that in a historic town such as Pickering, uneven or narrow footpaths are often a characterigtic.

Pedestrian facilities from the site onto Undercliffe and the public highway are limited as there are no
formal footways over the High Mill crossing and bridge. Footpath provision along Undercliffe towards
the town centre is also limited to narrow paths and a discontinuous path on the north bound side of
Undercliffe. Therefore the applicant has proposed to direct pedestrians from the car park to the Town
Centre using part of the existing Byeway and through the NYMR site, thus providing an altemative
route to Park Street and Undercliffe for pedestrians. Improvements to the width of the site access and
visibility will assist vehicle movementsto and fromthe site.

As discussed earlier, a number of representations have raised concerns highway and pedestrian issues.
These include:

Capacity and structural ability of the bridge
Who will pay for any necessary repairs

No swept path analysis

The car park cant reduce traffic
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e People affected by increased traffic should be compensated by parking provision
e Difficult access on Park Street and /Undercliffe for wheel chair users etc
o Chaos already caused by cars and buses entering and leaving the site.

The capacity and condition of the bridge will be assessed through the detailed survey, and will require
mitigation if required. The Highway Authority have based their recommendation on the submitted
Transport Assessment which was expanded at their request. In relation to the car park not reducing
traffic, and creating chaos, it is accepted that there are many people that drive into the siteto park at the
NYMR car park andhave to drive out again when it is full. The proposed car park will be more likely to
prevent this from happening. It will also provide more clarity and better routes for pedestrians. It is also
noted that there has been support from a number of people that there is an existing shortage of car
parking for tourists. There is currently no method for indicating when the NYMR is full, and the
proposal will make it possible to use the railway more often.

It is considered that the submitted information is sufficiently robust to address the issues raised, and the
provision of the car park accords with policy. As such it is not considered that a recommendation of
refusal could be supported on highway grounds, subject to conditions in respect of:

e Crossing of highway verge

o Development shall not be brought into use until a pedestrian route from the site to Park Street in
accordance with submitted drawing is delivered.
Visibility splays
Precaution to prevent mud on road

e Structural assessment of the bridge.

e On- site construction traffic.

HERITAGE:

The application site is located within Pickering Conservation Area, and is visible from Pickering Castle,
a Scheduled Monument. 24 and 25 Undercliffe are within approximately 100m of the site and are both
grade 11 listed. The Planning (Listed Buildings and Conservation Areas) Act 1990places a duty on local
planning authorities to have special regardto the desirability of preserving the building or its setting or
any features of special architectural or historic interest which it possesses and ensuring that a

development either preserves or enhances the character of a designated Conservation Area (Sections 66
& 72).

The Council's Building Conservation officer has advised:

"The character of the Conservation Area at this point can be characterised as the transition between the
built up town of Pickering and the surrounding countryside. T he application site is in the bottom of the
valley that runs north-south between Pickering town and the higher moors to the north. In the valley
bottom is Pickering Beck, the North York Moors Railway and Undercliffe, the minor road connecting
the moors withthetown. The site is accessed by a stone bridge overthe beck and a level crossing point
over the railway. The site surroundings to the south, has a marginal character provided by the North
York Moors Railway car park andthe scout hut. To the west of the site on the other side of Pickering
Beck lies attractive steep sided hillside pasture crossed by a Public Right of Way. Bordering the site to
the east are the railway lines, mill race and the road and beyondthat is an attractive steep sided wooded
promontory, on which sits Pickering Castle which is visible through thetrees in winter.

The development site itself can be divided into a number of character areas making up tarmac car park,
reception building, trout lake and surrounding grassed margins.
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After havingvisited the site, it is my opinion that the development will not adversely affect the setting
of 24 Undercliffe as there is some distance betweenthem andthe houses on the north side ofthe bridge
and verge side trees provide a visual buffer between the listed buildings and the development site.
North Yorkshire County Council and Historic England are the Council’s advisors on archacology and
scheduled monuments and should be consulted onthis application.

In my opinion the existing trout lake does not contribute to the character of the conservation area.
Whilgt it has a green and ‘semi-natural’ appearance, the lake is clearly an artificial creation that is
somewhat out of odds with the surrounding features. The removal of the mid-late 20th century buff
brick reception building measuring c.21m long and c.6m wide would be an enhancement as the
orientation, scale and design of the structure do not relateto any surrounding structures or to the wider
context ofthe site. The black topped tarmac car park to the south of the reception building makes no
contribution to the character of the conservation area.

In my opinion the position, scale, design and materials of the proposed new reception building is much
more appropriate to its context as it has clearly been referenced by the railway and its ancillary
structures. Whilst larger and higher than the existing low quality reception building, the size and
orientation is much more appropriateto its rail side location. One minor point of design is the chevron
timber cladding. I am of the opinion that this should be horizontal boarding to better reflect the
surrounding context.

Notwithstanding the submitted mformation, further details of the proposed glamping units should be
secured by condition".

Historic England were also consulted on the application. They have advised that Pickering Castle is
significant due to its well documented history and because its standing remains are particularly well
preserved owingto its beingoneof only a few castles unaffected by the Wars of the Roses and the Civil
War. The setting of the castle also adds to its significance as it is in a natural position to oversee the
surrounding landscape.

The application includes a Heritage Statement which considers the impact on the setting of Pickering
Castle, and also on views between the Castle and Beacon Hill. The proposed development may have
some minor impact on the setting of the castle, as the new car park will be visible from certain view
points within the castle. Historic England confirm that this can be mitigated through appropriate
planting and careful use of natural surfaces.

Historic England conclude that the any impact ofthe proposed development is less than substantial. In
view of this para 34 of the NPF requires the harm to be weighed against the public benefits of the
development. Officers are of the opinion that the development will provide direct support for the
NRMR and increase tourism inthe area. Business in town will benefit and staff employed in relation to
the development will also benefit the economy.

Accordingly it is considered that the development accords with policy SP 12 ofthe Ryedale Plan - Local
Plan Strategy and section 12 of the NPPF.

DESIGN:

Policy SP16 ofthe Ryedale Plan - Local Plan Strategy statesthat:
Development proposals will be expected to create high quality durable placesthat are accessible, well
integrated with their surroundings and which:

e Reinforce local distinctiveness

e Provide a well-connected public realm which is accessible and usable by all, safe and easily
navigated
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e Protect amenity and promote well-being to reinforce local distinctiveness, the location, siting, form,
layout, scale and detailed design of new development should respect the context provided by its
surroundings including;

Topography and landform that shapethe form and structure of settlements in the landscape

e The structure of towns and villages formed by street patterns, routes, public spaces, rivers and
becks. The medieval street pattems and historic cores of Malton, Pickering, Kirkbymoorside and
Helmsley are of particular significance and medievaltwo row villages with back lanes are typical in
Ryedale

o The grain of the settlements, nfluenced by street blocks, plot sizes, the orientation of buildings,
boundaries, spaces between buildings and the density, size and scale of buildings

e The character and appearance of open space and green spaces including existing Visually Important
Undeveloped Areas (VIUAs) or further VIUAs which may be designated in the Local Plan Sites
Document or in a Neighbourhood Plan. Development proposals on land designated as a VIUA will
only be permitted where the benefits of the development proposed significantly outweigh the loss
or damage to the character ofthe settlement

e Views, vistas and skylines that are provided and framed by the above and/or influenced by the
position of key historic or landmark buildings and structures

o Thetype, texture and colour of materials, quality andtype of building techniques and elements of
architectural detail.

The heritage impact of the design has been covered above.

The site is currently occupied by a lake, and a utilitarian style reception building, with parking to the
front. The lake is not readily visible from the road, but can be viewed from public footpaths. The
development includes additional planting which will soften the impact of the development. This
includes a native species hedge. This is considered further in the landscaping section of the report.

The proposed reception building has been designed to have reference to the heritage of railway
buildings. It will be constructed from brick, under a slate roof, with a large arched opening at one end.
The side lean to will be timber clad. The detailing will include features such asthe base plinch and arch
in contrasting brick. The use of timber on the lean to makes reference to the design of other railway
buildings such as signal boxes and station canopies. The building is longer than the existing building at
approximately 34m , however it has a relatively low ridge height of just under 7m. The narrow span is
also typical of traditional railway architecture.

The building will be sited along the eastem boundary of the site, and will therefore be clearly visible
from passing trains. It is considered that the detailing and design of the building is a significant
improvement than that which is currently on site, and as such will enhancethe character ofthe area. It is
also consideredthat its referenceto railway architecture tethers the building to its setting adjacent tothe
railway.

The 'glamping' units will comprise former rolling stock such as brake vans. They are located adjacent to

the railway line, and will therefore maintain the character of the site as an extension ofthe operations at
the NYMR.

Accordingly, it is considered that the development accords with policy SP16 of the Ryedale Plan -
Local Plan Strategy.

Ecology

The application is accompanied by an extended Phase 1 Habitat survey. This targeted the following
species;

e Bats

e (Great Crested Newts

e Badger
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Birds

Reptiles

Hedgehogs

Water Vole

Otter

White clawed crayfish

The report concludes that the proposed development is unlikely to impact upon any protected species or
associated habitats. However it recommends a number of measures which should be adoptedto ensure
potential adverse impacts to wildlife are avoided. This includes;

The Councils Countryside Management officer has been consulted, and has no objection in principle,
but advises:

Following my phone conversation with Margaret Mackinder in which she stated that the trout lake is
presently full of water and being used for trout rearing therefore making the lake unsuitable crayfish
habitat, my only concern isoneof timing should this application be granted planning permission. There
is a danger of an offence being committed under the Habitats regulations should the trout be removed
but the water retained in the lake for any period whilst the lake is connected to the Pickering beck
which isa known crayfish habitat. Without predatory fish in the lake it would be a good crayfish habitat
and they would be at risk from infilling etc.

A solution would be to come up with and condition a method statement to prevent crayfish accesstothe
lake then remove the trout and then drain the lake in swift succession or alternatively should thisnot be
possible to carry out a full crayfish survey prior to the lake being infilled to ensure no crayfish are
harmed during the works.

It isof particular notethat the northern end ofthe site will be laid out with landscaping and a wildflower
area which will provide biodiversity enhancement.

Accordingly, it is recommended that an appropriate condition be attached to any approval on the site.

Landscaping

The site currently is currently reasonably well screened by existing mature planting in the summer
months. During negotiations however, officers expressed concem that cars parked on the site would be
clearly visible from the public footpath that runsto the inmediate west of Pickering Beck, and also from
the public footpath that provides a raised view from the north west. The submitted landscaping plan
includes a native species hedge adjacent to the north western boundary where the site abuts the beck,
and a high density screen with under storey plantingto improve the view from the more distant north
west. This is in addition to the use of the northem endof the site as a wild flower meadow.

Threetrees will be removed from the entrance of the site. They comprise one silver birch andtwo lime
trees. T heir removal will facilitate the entrance tothe car park. Three newtrees of a more appropriated
species will be provided.

The existing 1.8m high chain link fencetothe east ofthe site will be replaced alongitslengh by a more
traditional railway post and rail fence.

Lighting is a key consideration on applications of this nature, and indeed can result in a significantly
urbanising character if not appropriately detailed.

It is considered that the additional landscaping will soften the impact of the development from outside
the site, and as such it will not have a significant adverse impact on the character of the Area of High
Landscape Value, or the adjacent Visually Important Undeveloped Area.
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Neighbour impact

The nearest neighbours to the site are located adjacent to the access over the bridge, with other
dwellings on either side of Undercliffe, and on raised land to the north west of the site. It is not

considered that the development will give rise to any overlooking orover shadowing. Neighbour impact

is therefore related to the additional comings and goings associated with the proposed use, and in
particular duringthe infilling of the lake.

The use of the site as a car park will generate more vehicle movements than the current use of the site a
s atrout farm. Nevertheless, it is considered that the context of the site adjacent to the NYMR (and on a
site that previously generated some comings and goings) is such that the development will not have a
significant adverse impact on neighbouring amenity. T his is also because it is acknowledged that many
cars currently access the area , and on occasion drivers find they can't partk so leave the site. The
Glamping units are sufficiently low key to ensure that users are unlikely to generate any noise or other
disturbance. It is acknowledged that those properties that are situated on raised land to the west of the
site will be able to see the car parking. However right to a view is not a planning consideration, and the
level of additional landscaping should soften the impact of parked cars.

Crossing of railway

Access tothe site is via a crossing over an un- gated crossing over the railway. This is the current access
to the NYMR car park together with a number of dwellings and the scout hut. The office of rail
regulators has been consulted on the application but has not responded. Representations have been
receivedraising concerns regarding the safety ofthe access overthe crossing, and also the capacity of it.
Officers are pursuing a response, and it is hopedto update Members at their meeting.

Programme of works

The applicant has submitted a programme of works for the phasingofthe development:

Phase 1 15 months from commencement

e Discharge Conditions, demolition of western end of existing building

e Empty fishing lake and block off inlet

e Create temporary access road

Bring in infill material via road and railway; level and landscape

Carry out all landscaping of tree screening around perimeter and at northem end of site
Install standings for Glamping units

Remove perimeter fencing

Complete surface and barrier material to all surfaced areas

Connect northern parkingto access with temporary surface road.

Phase 2
e Construct Visitor Centre
e Bring in glamping units as sourced

Phase 3

e Demolishrest of existing building

e Complete all car parking and signage

e Complete remamingplanting over rest of site

Phase 4
o Complete installation and conversion of glamping units
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It is considered that the programme is acceptable in principle however officers are working on a
condition to ensure the totality of all the finished car park, landscaping and visitor centre within a
certain time scale. Members will be updated on this aspect.

Representations

Members will note that the applicationhas resulted in a number of letters of support and objection. The
main points of objection are listed as an appendix to this report, and broadly include:

e Concem over structural ability of the historic bridge. Who will be responsible for its repair. -See
Highway and Access C onsiderations

e Lost parking on approach to NYMR should be provided for residents who will be affected by
increased traffic.

It is understood that there is no right to park on this are, and the applicant can not be
expected to provide compensatory parking

e Development should connect to Main sewer
See Hood Risk and Drainage in relation to drainage

e Concem that crushed limestone will cause a mess on the road especially in wet weather.

The type of material used has been demonstrated to work elsewhere, without any
transference tonearby roads

e (Glamping sets a precedent for more holiday use on the site
The application can only be determined on the basis of what is applied for. However a
condition is recommended to prevent caravans/camper vans and tent except during war
weekend.

e Chaos and congestion caused already. development will not improve congestion.

The Highways Authority are satisfied with the application. The NYMR has advised thatin
their opinion the proposed car park will assistin clearing the approaches to the NYMR, and
stop the circulation of vehicles throughout Pickering. It will release on street parking for
residents.

e Development will not benefit economy.

Officers consider that development thatimproves the facilities and enjoyment of the NYMR
will benefit the economy, and further increase use of other businesses in the area.

e No acceptable pedestrian access either via Wells Walk or along Park Street/Undercliffe.
Pedestrian access through the NYMR is acceptable for all. Most times that the car park is in
use is when the railway is open. The limited number of people using the Glamping units can
access town in the evenings via Undercliffe and Park Street. It is accepted that disabled
people may hawve to drive to Market Place, but this is offset by the benefits of inclusive
enjoyment of the railway.

e Suds not complete.

See Hood Risk and Drainage.

e Not brownfield land and outside development limits
The site is outside the development limits, but policy does not preclude development of this
nature.

e Evacuation route not acceptable.

The applicants have signed up to a flood evacuation plan.

e Concem regarding safety of the rail crossing

North Yorkshire Moors Railway are responsible for rail safety, in accordance with the Office of Road
and Rail Regulation. They are satisfiedthat subject to an agreement in relation to lorry deliveries. It is
not designated as an ungated crossing, but defined as an automatic level crossing. T he train triggers the
lights on the crossing, and trains in any event only proceed at 1I0MPH. The NYMR support the
application, and advised that they are also carrying out an up to date safety review of the crossing.

PLANNING COMMITTEE
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Members will note that there are also a number of letters of support to the application . Thepoints raised
include:

e [t is important to keep developing the area with suitable enterprises that will benefit the people of
Ryedale

Changing the use will be great forthe area, and existing parking problems

Landscaping and development will be in keeping with Pickering

e (Glamping units will be a nice feature, and great experience

e Car park will reduce parking around town

e Increased parking will reduce the bottleneck that can occur on the site.
e Glamping units will benefit the economy.

Attractive railway themed cafe will complement the NYMR
The town needs a good car park and it is better than parking onthe streets.
o Trading atthe site will encourage tourism.

Summary

The application hasraised a number of issues that have been addressed through the report. Nevertheless
it is considered that the benefits outweigh the harm. It is essential however that the precise conditions
are imposedto ensure that the development is carried out in an appropriate manner.

Recommendation is one of approval subject to no objection from the relevant rail safety body, andthe
conditions to follow

RECO MMENDA TIO N: Approve subject to no objections from the relevant rail safety
body, and conditions (to follow)

Background Papers:

Adopted Ryedale Local Plan 2002

Local Plan Strategy 2013

National Planning Policy Framework

Responses from consultees and interested parties

PLANNING COMMITTEE
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Pickering Trout Farm

Main issues included in Letters of Representation

Objections:

Main issues raised

Josephine Gascoigne
29B Undercliffe Pickering

Highway issues

e No additional report other than the MEXE report that was
rejected by the Highways Authority.

e Not clear whether the full extent of the bridge and the
approach road is fully adopted, and who will carry out any
repairs required after heavy use.

e Noswept path analysis for large vehicles during construction

e FRAis substandard and falls short of compliant. Assumption
and figures given are inconsistent.

e SUDSneeds to consider future operationand maintenance.
Neither lake nor outfall from it has been maintained. SUDS
has not been addressed but removed.

Drainage issues

e refusedto connect to main sewerand no detail of package
treatment plant. Especially due to proximity to the beck.

e No full details on SUDS

e greenhouse gases will not be reduced. new building larger
that previous, glamping units will be inefficient in thermal
transmission
Flood mitigation

e Levels and calculations are misleading and inconclusive
Air quality

e aroadorcar park cannot reduce traffic
Economic benefits

e Statement states increased employment, butapplication
states reduction.

Community Benefits
The traffic assessment is inaccurate and misleading, in terms
of numbers.

e Residents have paid to park on approach to NYNR for 40
years without paying. Any application would have to
acknowledge thisand replace it without charge.

e require measures such as gated crossing, traffic calming
footpaths to access roads.

e Local advice that the NYMR car park application included
parking for residents on Underdliffe.

e How the annexe route for pedestrians will work is yet to be
seen. Not a good risk assessment.

e Construction traffic can be dangerous.

e Actualfill for the lake has not been identified. It will
necessitate great numbers of lorry movements. Agreat deal
of mud will be created by the lorries and congestion.

o difficult to believe there will be a reduction in traffic if more
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parkingis created.

increased traffic over the bridge, with the same egress onto
Undercliffe cannot reduce accidents.

people directly affected by the increased trafficshould
benefit from re-instated parkinglost from the station car
park approach.

will footpath be propery marked

should considera parkand ride.

Mrs Scriven
28 Underdiff

lorries smaller than previous, but this will mean more
required. Will bridge be able to accommodate a
continuous stream

live opposite so first hand experience of chaos
trafficsurvey has not been carried out.

no disabled access to the railway.

no planning regulations to stop more glamping once this
isapproved.

dangerofan un gated open level crossing not addressed
traffic coming from the bridge onto Underdiffe with
restricted viewing to the left has not changed.

Who will be responsible foranystructural damage.

Mike Potter
34 Underdiffe

The application site is directlyadjacent to a visually
important undeweloped area.

Is the site within the development limits.

Appreciate that the proposed development utilises an
existing fadility to increase parking, concerned thatit
would seta precedentforfurther developmentin this
area of Pickering

Stated aim of increasing parking, however has anyeffort
been made to identify more suitable sites within a
similardistance of the NYMR? eg the Recreation dub.
Difficult access along Park Street, Underdiffe and Wells
Walk

Close proximity to woodland areas of Newtondale in
terms of ecology, amenityand the location within the
flood zone.

What conditions were on the original application for the
troutfarm? Ifapproved as agricultural development,
then can not be dassed as brownfield.

Is a retail unitappropriate in this location?

proliferation of camping and caravanning faclities in the
area. Does the 7 glamping pods differentiate from static
caravans, opr would it give permission fora caravan site.
Asa campsiteitwould be contrary to policy due to
location in flood zone and conservation area.

Any conditions of approval need to adhere to
recommendations in the FRA.

when lake built, the spoil was probably piled onto the
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banks and theisland formeda raisedarea. Therefore
infill of lake should first be taken from the surrounding
heightenedland.

e doubtover the boundary cdaimed by the applicanton
the green road forming the westem boundary

e suitability of access over the bridge needs to be taken
into account. A traffic managementsystem for the
railwaymay be necessaryduring construction.

e Need appropriate materials due to location near listed
buildings and the castle etc.

e |s there appropriate mains sewage connection for the
glamping?

e surely ant re-designate access as a dedicated footpath
ifitisa Byeway Open to All Traffic. (BOAT).

Eden Blyth
4 Foundry Cottages
Wrelton

e Incorporating glampingsets a precedentforovernight
camping induding tents, motor homes and caravans

e consenation area,andlarge car parkand potential
caravan site isatodds with that.

e how an site be accessed by those with mobility
problems. On planitshows it via Wells Walk, Old Beck
Road and the access road to the NYMR car park,
followed by the footbridge over the beck which is less
than a Imin width. The condition of these arent good.
as such how would a disabled person access town at
night when the station gates are shut.

e fillingin the lake with imported material is pointless if
the banks are made of material excavated when the lake
was created.

e Concernoweruse of crushed limestone. In wet weather
it makes a mess of the road. Also can spaces be marked
out?

e Concern ovwersome of the daims:

e the lake has been re-stocked with fish to prevent the
ingress of crayfish which will notshare the water with
trout.

e hawe doubt that the development will increase the use
of the train for access to the moors reducing the need to
drive. This is unlikely due to the cost of a ticket.

e Would like to see the application refused, butif granted
recommend that ovemight camping be exduded, anda
suitable 24 hour access route be made fullyaccessible
fordisabled users. Also the land restored to its pre-
fishing lake level, together with anappropriate form of
pavedsustainable drainage system forall hard surfaces.

Mr Heath Wakefield

The owners hawve used the lake as a car park for the last 2/3
years. Yorkshire does needa fishing lake. Once filledin, itis
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gone for good. Need owners thatare willing tospend time and
moneyas well as running events.

Mrs Gascoyne
29B Underdiffe
Pickering

Itappears thata 32 maxload on the bridge has been agreed by
NYCC. The bridge isan old Victorian bridge built to take horses
and carts,and not heavilyloaded vehides. it will have a serious
impact on the future usage of the bridge. The works will involve
hundreds of lorries crossing the bridge.

Who will payfor the repair?

Mrs Gas coyne

Applicaation should be rejected under delegated powers
Information better thanlast application butstill
insuffident to make a considered decision

Application purposely misleading

Sara Bryon
Sarborough

The access overa narrow hump backed bridge
constructed fora horse and cart.

Have seen atfirst hand in the tourist season the chaos
caused by cars and coaches backing onto the bridge to
turn. With residents and other pedestrians trying to walk
across with no pavementis dangerous.

Health and safetyin relation to an un-gated crossing just
over the bridge.

The car park will do nothing to relieve the congestion in
town. It will be no more use fordisabled because they
will have to walk across the railway track and bridge
withall the cars to get to the station.

There has been no trafficsurvey. No mention to traffic,
access orassessment.

Many Councils are promoting Park and Ride schemes,
Ryedale should be doing the same and notencouraging
more congestion.

With pooraccess and no safe pedestrianaccessitis the
worstlocation.

Beliewve thatit will be used asa caravansite.

Not safe for families with young children

M Scriven

Removing parking from in front of Scout hutleaves local
people with no where else to park

where will local people park when carparks are shut
Will walking route be a white line ora pavement? When
walking childrenitis very narrow.

Mrs Gas coyne

still no additional reportre bridge

still no information on who will be responsible for
repairing the bridge

No sweptanalysis

asign forTrout Lake already Blocks visibility
Failed to connect to Main Sewer
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substantial increaseinsewage in beck should not be
acceptable

SUDS application incomplete

Green house gases will not be reduced

glamping units will be highlyinefficent

lands capingis indicative and will be eroded

statement statesincreased employment but reduction in
staff

increased trafficover bridge

those affected by trafficshould have re-instated parking
lostfrom Station car Parkapproach.

Eden Blyth

Applicant states propersewage connectionis too
expensive so proposing package treatment plantina
flood plain

latest photographs show why Wells Walk (muddy) and
Park Street/Underdiffe notacceptable. notsuitable for
wheelchair users.

Glampinga planning precedent

a new grass sewn road way to second crossing. Are
NYMR aware

local evacuation route dips down. How canit be safe?
Recommend refusal/

Mrs Jackson Gould
23 Park Street Pickering

Registerobjections

A J Gascoyne

In flood risk area

risk of contamination of riverand water course

how big will treatment plant have to be to
accommodate camping, large house and 1264
pedestrians a day.

health and safety to pedestrians, push chairs etc.

is road large enough to accommodate two full car parks
emptying atsame time? No

If you manage to getto Underdiffein a wheelchairitis
notsafe

will the bridge rail track and roads cope with lorries
needed to fill the lake

Can the road on Underdiffe and Parkstreet cope
suggest Park and ride.

Mr Kimmings
14 Garden

Access via level crossing. Usage would exceed
recommended numbers on an open crossing

Induding the camping, the numberover summer must
be exceeded

location of crossing dose to junction,and fact that
development will increase footfall over crossing are risks
that need to be takenintoaccount.

Mrs Atkinson

previous plans objections still stand
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Park Street Pickering

Having experienced another summer of volume of
traffic, feelings hawe intensified

Park Streetis a fastand bendingroad and before long
with orwithout extra parking, there is going to be a
serious accident.

Mr Bridges

it will considerably change the beautiful outlook from
our property, which contributes toits value.

Additional noise will be generated by the development
espedallyifentertainment for the glampers is to be
provided orif theylicence the cafe

anti sodial behaviour from glamping units or \isitor
centre.

It will dramatically change views from Rookers Field and
increase noise lewels for residents of Pickering as well as
ourselves

will seek re-evaluation of Coundil tax paymentifit goes
ahead.

SUPPORT

Mr Leadbetter
Clock Cottages
Gloucestershire

obvious a number ofstatutory consultees have not
visited the site

the lake cannot be seen from the castle,and thereis an
existing security fence obscuring the view

EAare the same, for the applicant to connect to mains
they would need to go under mill race before being
pumped up to the mains

revised plans are verydetailed

extensive planting will screen the site
trafficassessmentis very good and Pickering desperately
needsa arpark

itis previouslydewveloped land

Miss A Chambers

Full support:

Self employed business person from the Ryedale area, it
isimportant to keep developing ourarea with suitable
enterprises that will be benefidal to the people of
Ryedale,and the tourists manyof us make ourlivings
from.

Changing the use will be greatfor the area and problem
of parking in Pickering.

Lands caping and dewelopment of the buildings will be in
kee ping with Pickering

the glamping units would be a nice feature and in

kee ping with the railway

on basis of health and safety the car park will reduce
trafficaround the town.

Mr Barr

Redewvelopment will be beneficial for the tourists of
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Orchard Lodge
Middleton

Pickering and the peoplein thelocl area.

the currentfacilities regarding parkingand railway
access are insuffident

lack of suitable parking for tourists which cause high
levels of traffic congestion

there is no method of showing that the current car park
is full. This causes traffic to bottleneck round the level
crossing. Thisis inherently dangerous and has caused
trains toemergencystop on multiple occasions. It would
be reckless to allow this to continue with a viable
solution present.

The increased capacity on the redeveloped trout site
would completelyeradicate these problems, easing
congestion and preventing the possibility of stationary
trafficon the railwayline.

A car park doserto the railwaywould make access for
tourists easier, and negate the requirementto walk
down the pavement on New Bridge whichis frequently
used by Quarrylorries.

the redevelopmentis in keeping with the railway theme.
the camping units would increase touristlewels in
Pickering to the benefit of the local economy.

Mr and Mrs Atkins
Cliffe
Cottage,Terrington,

Increased Parking

The proposed parking would alleviate the terrible
congestion and parking crisis which makes the town
centre congested and causes havoc forlocals and
tourists. Public transportis limited,and the majority of
users of the rmilwayneed to arrive by carand currently
hawe difficulty parking. The proposed increase would
make it possible to use the steam railway more regulardy
and to promote the new fadility to others.

Attractive Railway Themed cafe with Model Railway
The railway themed cafe will complement the NYMR,
and become an attraction inits own right

the new attraction would enhance the userattraction
and points of interest.

The development will compliment the Reussner Leaming
Centre and othershops and cafes at the station
support the proposal toimprove safer routes to the
railway

in supportofextending theirexperience bystayingin
one of the proposed goods vans which "would be an
amazingexperience forour familywho are tain mad"

Mr Colley

As a local business ownerand someone who lives in
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21 Kingfisher Drive
Pickering

Pickering, the town isin need of a really good car park.
Safer than people parking on Pickerings' narrow streets.
Will help the North Yorkshire Moors Railway.

Shop and cafe for those coming off the train will be great
Pickering will not get many chances like this to use land
inits centre fora really goodsized car park

A great opportunity

Mrs J Smith
The Brow
Leavening

The railwayis veryshort of parking. The existing one is
often full by 9am

The congestion used to be bad until the lake opened up
its banks this year

Notaware of problems this yearon the crossing or the
main road, becauseitis managed by the fishing lake
staff.

Ifl go on the train | want to park nearthe railway. If
anotherparking areais available, | will still check the
railwaydidn't have spaces first

makes sense to have a much needed 'overflow' car park
in thislocation

design of car parklooks veryattractive

the new building will be an improvement on the
concrete 80's build. The new building fitsintoits
surroundings much better withits orientation and
engine shed styling

This application will be of financial benefit for the
tourism industryin this area.

People staying and looking around Pickering rather than
not being able to park and thenleaving.

Mr M Jones
Cefn Y Gader, Fron
Gader

As a regularvisitor to Ryedale and Pickering, | cansee
this being a benefitto the townandenhancing existing
fadlities.

caemarfon

Mrs Bennett Provision for much needed parking for the town
IBN Cottage parking provides easyand safe access to the tourist
Amotherby attraction of the NYMR

The extra parking reduces congestion and trafficin the
main town centre making the centre a saferplace

It will be a well presented building in keeping with the
surrounding area and railway buildings

Provision of much needed public toilets at this end of
town

trading at the site will encourage furthertourism with
much needed financial economics boosting otherlocal
trades and industry.

bring the site into the modern era with excellent
fadlities and lands caping
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W Swan
Arndiffe Cottage
Scackleton

This car park will be essential to Pickering and the
railway. Tourismis alarge employer of this town.
The lands caped car park will look very attractive

the glamping units are a unique addition.

Mrs S Smith

Issues raisedin relation to trafficare difficult to
understand as the trafficis already coming

if the applicants didn'taccommodate the parkersit
would resultin more movements back and forth

If the site doses there will be thousands of new traffic
movements up and down Underdiffe and through the
Vivis Lane junction with people looking forspaces.
The bridge has a weight limitimposed by NYCC which
takes into account repeated use. The bridge can be
temporarily strengthened whilst work goes on.
Nearyall visitors parking there are railway customers.
Improved signage will stop people crossing the bridge
and road.

The railway crossing is protected

The project will remove people from the town centre.

Mrs Ripley
Dunswell Hull

Thisis a much needed fadility for the Pickeringarea,
bringing revenue for the local economy

parking will reduce the need for on street parking for
tourists

the existing lakes are in dedine and the lands caped
fadlity will provide an aesthetically pleasing facility
the glamping will provide a new and exciting venture
Pickering has limited space for meetings

incusion of roads and pathways will reduce issues
around main access

Mrs Y Morris
25 Underdiffe Pickering

supportapplication asitbuilds on thearea's existing
tourism provision,and supports expenditure

The area will be screened from neighbouring properties
byexisting trees

planned buildings in keeping with locality and will
enhance visitor experience.

Mr William Morris
25 Underdiffe
Pickering

Better use of the area, providing much needed parking
close to centre of Pickering

possible employment forlocal residents and tourism
industry

Area is well screened for the majority of local residents
and increase in traffic will be minimal.
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Mr S Grantham

the proposal will enhance the fadlities available at the

Dyon site, and make it more attractive to \isitors.
Bubwith more revenue to area

relieve pressure on existing parking
Jeff Taylor Visit Pickering regulady mainlyforshort stays which
Goddard Avenue involwves use of facilities in Pickering.
Hull

Glamping units and parkingspaces would add to the
fadilities

Itwill add to facilities in Pickering

Have struggled to park

Pickering is widely recognised as a tourist destination
and needs to have fadilities for the 21st Century.

North Yorkshire Moors
Railway

Supports the operation of the railway by providing
much needed peak season parkingandassociated
fadilities

The development will provide safe conveyance of
pedestrians overa continuous level route to the station
the car park will assistin dearing the approaches to the
crossing

the re-design of the private road will separate vehicular
and pedestrian traffic

the development will provide an opportunity for both
parties to jointlyaddress improved signage

Vale of Pickering Scout
Group

Support application. Works will benefitimmediate area
and economic vitality of Pickering

Provision oflong stay car parking will eliminate current
merry go round situation during peak seasons

have good and mutually supportive working relationship
with Moorand Trout Farms.

There are no agreements in place with private
individuals for parking on the lane, theyare foruse by
those onscout business

a contractisin place with applicant to allowsafe
passage ofa demarcated footpath with no parking
allowed.

This will enhance overall visitor reception andimprove
public footpath.
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Rachel Smith

From: Margaret Mackinder [margaret@sbamail.co.uk]

Sent: 07 December 2015 10:35

To: Rachel Smith

Ce: Alex O'Donnell

Subject: Ref 15/01180/MFUL. Pickering Trout Lake { Resent information first sent on 12/11/2015)
Attachments: 4258 GA20_01_Draft. Flood evacuation plan.pdf

Dear Mrs Smith

I write in response to the consultation response from the Council’s Environment Health Officer, Serena
Williams and can answer the points she raises as follows:

You will appreciate that the brake vans as ex-railway rolling stock will be sourced according to availability
and may differ very slightly in design, but will be broadly as per the illustrations already submitted with the
application. They are constructed of timber on metal framework supported on a metal framed platform and
wheeled chassis, the platform floor being raised 1200 mm above ground level as stated in the Design and
Access statement.

It is the applicant’s intention to insulate the external walls floors and ceilings of the vans with high
performance insulation such as Kingspan Kooltherm. There will be a glazed viewing panel using existing
vent openings in the sides of the brake vans facing eastwards on to the railway line.

Each brake van is intended to give basic good value camping shelter and will be fitted out with twin or
double bunks for sleeping with basic furniture such as a table. Electric lighting will be provided and 13 amp
sockets will be provided. The spaces are relatively small and would be unsuitable for wood burmning stoves,
so small electric panel heaters seem to be the most practical and safest form of heating envisaged at this
stage.

Access into each of the units will be via a small set of steps with 2 fixed handrail. The wheelchair aceessible
units sited nearest to the amenity building will be served by a ramp shared between the two units as shown
on the submitted site plan.

Toilets and showers will be available in the nearby new Amenity building. The proposed facilities also
include a wheelchair accessible shower room with toilet. Users of the glamping units will be given a key on
arrival to enable them to use the separately designated facilities at all times of the day and night. External
lighting will be provided during hours of darkness by low level bollard light fittings illuminating the
pathway to the amenity building. Hot and cold running water will be available in the building.

Parking will be designated for the users of the units nearby in the nearest row of sparking spaces to the
units.

Evacuation in the case of flooding will be organised as follows: there will be designated recipients of
Environment Agency Flood warning information available at all times. All users of the glamping units will
be given written instructions on arrival informing them of evacuation procedures if warnings are given,
relevant muster points and means of vacating the site safely. The applicant has discussed the means of
evacuation in some detail with the Environment Agency’s Flood Resistance Officer and a final flood
evacuation will be completed when the identity of the responsible individuals is known. We are forwarding
a site plan with this email indicating muster points and directions for leaving the site. Please appreciate that
this is still in draft until firm information about contacts ete. can be added.
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It 1s proposed that the glamping units should be made available for letting all year round. It is anticipated
that the units will attract railways enthusiasts, and there is lily to be seasonal variation in occupation, with
interest linked to events on the North York Moors Railway which operates at different levels of intensity
throughout the year. The railway is at its busiest during the main spring to autumn operating period, but
with special events at other times.

[ hope that this email provides the information that is required, but please contact me if you have any
queries.

Yours sincerely

Margaret
Margaret Mackinder rie-

For and on behalf of
Stone and Associates
RIBA Chartered Architects & Designers

01653 686 100
www. Stone associates

The small print. Unless otherwise slated within 2 contractual document. e-mail messages must not be considered as an nstruction aganst & building
contract. This e-mail and any files transmitted with it is confidential and intended sokely for the use of the indwidual lo whom it is addressed. Any view or
ommons presented are solely those of the author and do not necessarnly represent thase of the company. If you have recaived Ihis e-mail in error. please
retum to sender.
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FLOOD ALERT FLOOD WARNING

SEVERE FLOOD
WARNING

Warning! Area of HIGH Flood Risk

The New Engine Shed, Parking and Brake Van glamping
site

e Beaware you are in a high risk flood zone and a Flood Management Plan
and Flood Monitoring Plan (FMP) is in place at this site.

¢ This businessis registered with the Environment Agency’s Flood Warning
and Flood Alert System.

¢ Please familiarize yourselves with the meanings of the various
Environment Agency levels of alertness and what to do in the event of a

likely flood.

¢ Flood evacuation routes and actions are identified on the main building
notice board and on signs around the site.

e Visitors to the New Engine Shed follow the instructions posted inside the
building foyer and the instructions of staff.

¢ QOccupants of the railway brake van glamping units follow the instructions
posted in those units and included in your welcome pack and the
instructions of site staff.

¢ Live River Levels and predicted rainfall and daily weather are displayed
on a dedicated monitor inside the main building foyer and on the main

notice board on the side of the main building.

¢ [fin doubt, ASK!

Environment Agency Floodline 0845 988 1188

rﬁ&ﬁb Environment
\w@; Agency

The New Engine Shed, Newbridge Road, Pickering, North Yorkshire Y018 8]]
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Key:

ﬁ Direction of escape

Pedestrian escape route

G

Gem  Gwm v Swen

Parling for glamping units

Notes: - Designated flood warden to be available on site at all times to receive Environment Agency Flood warnings.

- Notice boards on site to give details of emergency procedures.

- All occupants of glamping units te be given writien details of flood evacuation procedures on arrival on site.
- Notices detailing flood evacuation procedures to be displayed in each glamping unit with any other safety information.
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PICKERING TROUT LAKE, UNDERCLIFFE, PICKERING, YO18 81J

Infilling of fishing lake with change of use of land to form a 158 no. space car park with
siting of 7 no glamping units etc. and erection of service building etc. ........and associated
works . Ref no 15/01180/MFUL

PROPOSED PROGRAMME FOR PROJECT SITE DEVELOPMENT

Phase 1
Discharge all relevant conditions in planning consent and agree in writing
These may be required to be confirmed by written agreement before work commences.

‘Commencement ‘ to be taking down western end of existing shop building to enable two
way temporary access road and footpath to be constructed. Rest of building to be retained
as temporary domestic residence for applicant with temporary enclosure for secure amenity
space.

Empty fishing lake and block off and seal inlet permanently.

Create temporary access road.

Bring in infill material via railway and road; level and landscape to required levels over
whole site, including flood resilience swale at northern end of site. Lay protective

membranes to engineer’s specification.

Putin all underground services and drainage including treatment plant and fuel interception
pipework and chambers to engineer’s specification. Install ground source heat pump.

Carry out all landscaping and planting of tree screening around perimeter and at northern
end of site ( above line A-A) in the first available planting season. Complete all landscaping
up to designated line for Phase 1 as shown on Construction Phasing drawing.

Provisionally install standings for glamping units to allow for siting of units when procured.
( Not for occupation at this stage. )

Remove perimeter security fence adjoining railway and replace with new timber post and
rail fencing and erect birdsmouth fencing to block off grassed swale area from traffic.

Complete surface and barrier material to all trafficked areas including parking to northern
section of site in full, so that car parking in northern section of the site can be opened for

use for economic reasons. Southern section of car park to be competed as later phase.

Connect northern parking area to access with temporary surface roadway for visitor
parking, connected to fuel interception system.
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Install temporary site management / car park management hut in paosition shown on
drawing .

Estimated completion of Phase 1 at 15 months from site commencement.

Phase 2
(On completion of Phase 1, unless otherwise agreed in writing. )
Construct Visitor Centre.

Bring in glamping unit vehicles as sourced and procured. These to be off-loaded from
railway by crane and positioned as available for conversion in a later phase.

Estimated time to complete Phase 2 is 18 months {i.e. 33 months from site

commencement[

Phase 3.
( on completion of Phase 3 unless otherwise agreed in writing ).

Demolish rest of existing building

Complete all car park construction and surfacing and put all agreed final signage in place.
Complete any remaining planting over rest of site, ( This is dependent on season.)

Open visitor Centre.

Phase 4.

Complete installation and conversion of glamping units

Estimated time to complete Phases 3 and 4 is 9 months (i.e. 42 months from site

commencement.)

Timascale

Dependant on site start time it is hoped to get the car park operational in part from 2016
with a target completion date in later 2018.

Proposed opening hours for car park etc. 8 a.m. to 8 p.m. other than for users of glamping
units when these are installed and finally completed.

4258 1.05 MM. 22™ January 2016 ( 2 page document) Rev. C.
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PHASE 4 PHASE 2
C units for Contractors compound.

2 ensuparts

ADDITIONAL PLAN]

T NN =" =
b e e e e

PHASE 1
Al works to this part of the |
site, including all drainage,
landscaping and planting
works.

Extent of phase 1
landscaping works

Al drainage works
included in Phase 1 work.

Indi e plan for construction phasing and temporary site works only:
See detailed plan no 4258_AR20_03_AO0 for full details of work to be carried out.

N.B. to be read in j ion with written pi dated 22/12/2015.

KEY:

~ Finalline of proposed road/ parking spaces.
——— Temporary pedesirian route.

== == Security fence.

LTWW}T\’T\TWWwww\ ]
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SiteHutand car  Temporary road 1o be at
park management.  least 5m wide to

© Stone + Associates Ltd - Do Not Scale From This Drawing

PHASE 1- Temporary dweling. Temporary PHASE 1
amenityarea.  Contractors compound and
contractor parking area.

PHASE 3- Demolion of existing
building & completion of all car park.

Py

B i,

Security fence.

* Section of existing building to be
demolished and new gable wall
constructed in matching masonry or
rendered and finished in a paint-
colourto be agreed.
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EXISTING CAR PARK ACCESS SITUATION
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| g Existing Railway Level
| 9 ‘Crossing road markings
Existing marked car
parking space
|
|
No,
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|
el e |

Existing visibility to left at set back =
of 2.0m is currently 5.64m to
centreline of carriageway / / \\\\
Existing Double
Yellow Lines

PROPOSED CAR PARK ACCESS /

Existing fence line to be removed and
<[ replaced by edge of carriageway marking

Notes. | © i | A3

1

Disclaimers:-

I Thisdrawing iscopyright and must not be copied in
part o in whole unless agreed in writing by Local
Transpor: Projects

ADDITIONAL PLAN

centreline of carriageway

Notes on existing layout:

. i access only appr
bay.

*  Noroad markings delineate access.

*  Existing visibility splay of 2.0m x 5.6m from established car park access to carriageway
centreline.

« 'X'distance of 2.0m used given advice provided in 'Manual for Streets' (DfT, 2007) with
regards to low speed / flow environments.

4.1m in width due to location of adjacent parking

Proposed visibility to left at set back
of 2.0m will be 25.58m to centreline
of westbound carriageway

Notes on proposed layout:

*  Widening of the established access to 6.3m through the removal of the existing parking
bay.

e Provision of 'GIVE WAY' road markings to improve access delineation.

* 'GIVE WAY' road markings moved forward to tie in with Railway Level Crossing edge of
carriageway markings.

*  Removal of existing tree on the approach to the access within the application site.

*  Removal of existing western fence line and provision of edge of carriageway road
marking.

e Eastern fence line to be relocated as agreed with NYMR.

e Leftwards visibility splay improved to 2.0m x 18.5m, when measured to the centre line
(this provides apprapriate SSD (stopping sight distance) for a vehicle travelling at 15mph,
which is considered to be appropriate in this situation.

*  Ifleftwards visibility is measured to the centre line of the westbound approach lane,
visibility increases further to 2.0m x 25.6m.

Proposed new
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Proposed edge of road
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bay to be removed
|
No,
| PAR 30-31
| ARKCROR
|
|
WG
TARMAC
Proposed junction \
road markings o
Existing fence line / ’ \\\§ S
tobe o g
o e ramove / L
e I
Existing Railway Level
Crossing road markings ——
Yellow Lines
Proposed visibility to left at set
back of 2.0m will be 18.54m to

craving
regiter to ensure the latest drawing s belng
referred to.

i All dimensions are to be checked by the contractor
tof work. Any discrepancy.
shall b reportad immegiacely to Local Transport
Projacts Ltc

. Allworkshall be carried out I ccorcance whh focal
authority, statutary aLtharity ane heskh & safety
requirements & regulations

Topographical Survey suppliee by LSTC Surveys 2015

°

Rev.|Date| By | chk| Description

Client
Moorland Trout Farms

Project

Pickering Trout Lake,
Pickering, North Yorkshire

Title
Existing and Proposed
Car Park
Access Arrangements

local transport projects®

e engncerio o tarsport piinte

y, P
iy «
g

ooz st rost ok
@ Wi oot ek

Trawn ED

w 081215
EQ e

1:250 | RP
B0
] wemaionrr [m
Z O cowemuenon
O« |mEd

Draving rumber

LTP/2044[T1/ 01 01 0

Page 59



\; 5 “A,J_ : ‘qu‘:': :_:'
‘ e £
s % ;

Elevation AA as proposed

s
=4

A 2 It A8y O3 ¥y U] [
‘Ground floor plan as proposed

Scale 1100 @AT

Elevation BB as proposed

o

Elovation CC as proposed

First floor plan as proposed ~
Scale 11100 @A1

Elevation DD as proposed

\ i
1

o0

senggrsin

nacatvs ot shoun 36

@ Ao © Buidng son rame 050 ® soninghaen
5 MR e o, G © Tinoorfro doore maken

© Sie oot S Timbar claing Wi b peh ancing roer

Eps—— [rp—

& v iyt sl

skt scn @ Bkt Section 1 as proposed

@ Roototlean o xiended 0
@ Framsess sivetval gazng rvicecanopy ver s

|
@ Radier

@ Resentol it s

Page 60

Fanr

o

\m STONE & BEAN ASSOCIATES

C T
Lo

nen,

" Proposed Reception Buiding & Carpark

4 ks Tou Loke, Newtridgs Rosd
Pldrag vots 8

" Mooriand Trolk Farms

bl Proposed New Reception Building

1 e T T

R o s

azss__|ARED A



STONE +
ASSOCIATES

RIBA Chartered Aschitects and Designers

Proposed artist’s impression
New Car Park & Railway Themed
Reception Building

Pickering, North Yorkshire

December 2014

—~
=
A o

Page 61



STONE+ASSOCIATES
ARCHITECTS AND DESIGNERS

PICKERING TROUT LAKE, UNDERCLIFFE, PICKERING, NORTH YORKSHIRE YO18 8JJ
For Moorland Trout Farms.

Infilling of fishing lake tegether with change of use of land to form a 158 no.space car park with
siting of 7 no. glamping units and erection of reception building to accommedate café, shop exhi-
bition and meeting space, service kitchen, public toilets and shower rooms, storage and a three
bedroom managers apartment, to include demolition of existing service building that includes
owners private accommodation and formation of on site road, pathways and landscaping.

DESIGN AND ACCESS STATEMENT.

Contents
1.0. Site Description
2.0. Site history and current environmental matters
3.0. The Proposal
4.0. Key Design considerations
50. Trees and Landscaping
6.0. Risk from flooding
7.0. Traffic and Access matters
8.0. Other accessibility matters
9.0. Biodiversity
10.0. Heritage Matters.
11.0. Pre-application consultation
12.0. Justification for the Proposal
13.0. Policy Considerations
14.0. Appendixes

Stone & Bean Associates Ltd Tel. 01653 696100

The Studio, 7b Saville Street, Malton, YO17 7LL
enquiries@stone.associates Website: stone.associates
Company no. 7618795 VAT Registration no. 108 4775 85
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1.0.Site description

1.1.The site is located on the north side of Pickering immediately to the north of Pickering Railway
Station, a Grade Il listed building which serves the North York Moors Railway

(NYMR). It is sited in the valley to the west of Pickering Castle. The site is located within the
Pickering Town Conservation Area

1.2. To the north of the site is open pasture land and immediately to the east of the site lies the
NYMR railway line and further eastwards the public road leading from central Pickering to New-
bridge to the north and beyond to the North York Moors. The railway forms the eastern boundary
to the site . Beyond that to the east runs the Mill Race, originally servicing a previous mill building
further southwards. This runs along the edge of the road known as Undercliffe, and further north
as Newbridge Road, with the land rising dramatically to the east up to the Castle promontery, and
to Lowther Wood to the north east. Undercliffe connects to the south to Park Street where the
Railway Station is located and runs northwards to the level crossing at Newbridge. It is served by
a variable width, but generally, narrow public footpath.

1.3. Pickering Beck skirts the west side of the site, running southwards into Pickering town centre
where it is substantially bridged. To the west of the site is a small certified seascnal camping and
caravan site, located on an adjacent farm property.

1.4. The application site is approximately 1.15 hectares in area. It is elongated with the long axis
orientated north/ south in line with the railway and Pickering Beck.

1.5. The application site currently comprises a fishing lake, a service building housing a café with
fishing tackle shop and the owner's private accommodation. There is hard surfaced car parking
for about 25 cars among existing trees. The service building is of mainly modern construction,
criginally a single storey stone building, which has been extended at first floor level with a flat roof
extension. It is undistinguished architecturally and is sited prominently on the site blocking the
view of the lake from the south. Its thermal performance is poor and energy consumption high
owing to its age and construction.

1.6. The fishing lake which has grass covered banks and a central island is fed by the Pickering
Beck watercourse and the water levels of the lake are controlled by the site owner via an up-
stream sluice gate. There is an outlet in the south west corner of the lake where it discharges into
the Pickering Beck via a 500 mm diameter pipe. The levels are maintained by overspill over
beards. This outlet while normally closed, does enable the owners to drain the lake for cleaning.
The lake itself does not form part of Pickering Beck. The existing grass banks to the lake are
broadly level or slightly below the level of the railway tracks to the east of them. Their current lev-
els were established when the trout pond was originally excavated. Further information about this
may be found in the Flood Risk Assessment submitted with this application.

1.7. The established vehicular access is currently from Undercliffe at the southern end of the site.

This means of access to the site has been via the route shown on all the available historical maps
back into the 15™ Century. The access is via the existing bridge over the Mill Race and the adja-

cent level crossing. This will remain unchanged.

2.0 Site planning history and current environmental matters affecting current use.

2.1. The site operated from 1977 when it was developed from an enclosed grass paddock. Pick-
ering Trout Lake was created principally as a public recreational facility using surplus trout farmed
at the adjacent Moorland Trout Farm. The lake also acted as a settlement pond from the Trout
Farm discharge. The fishing lake business was created at a time when there was high demand
for this type of leisure activity.

Page 2 of 12
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2.2. The recreational fishing trade of this type has been steadily reducing since the late 1990s
and the site has adapted and changed in line with the changing and growing events calendar in
Pickering and requirement of visitors to the town and most notably, to the North York moors Rail-
way (NYMR). Moorland Trout Farm is now closed, and trout to stock the lake have to be
sourced from elsewhere in the country.

2.3. The lake also suffers from environmental pressures from otter, heron and cormorant, which
visit regularly. They are protected species under Part 1 of the Countryside and Wildlife Act 1981
and their increased presence is an indication of the improving biodiversity of the area. Their pre-
dation habits on stocked rainbow trout are now unsustainable.

2..4. The trout lake has been heavily stocked with fish, which creates water quality problems over
time, not helped by additional silt, which enters and settles in the lake via the watercourse. The
situation is such that the lake needs emptying and properly dredging regularly in order to remove
fish faeces and accumulated river wash, otherwise it will silt up completely. The concrete block
lining to the culverted water supply feeding the lake is now over 30 years old and is in a decaying
state, also requiring repair. In view of the problems of predation described above and reducing
trade, expenditure on this will not be sustainable. An alternative business activity is now being
sought for this site.

2.5. High chain link fencing currently encloses much of the lake for security.

2.6. In addition to servicing its own customers the existing small car park provides much needed
long-stay vehicular parking for visitors to both the NMYR and to Pickering Castle. Visitors are
permitted use the car park when visiting the NYMR and the shops in Pickering Town Centre, us-
ing the public footpath on Newbridge. Demand for parking by users of the NYMR far outstrips
availability. In summer and over the Christmas periods the dedicated NYMR car park is usually
full by 9.30.a.m. When the applicants own parking area is released for use by NYMR customers
this again is full by 10.30. a.m. A temporary overspill NYMR car parking further to the north is
available but also fills quickly, and such is its location that it is necessary for users to walk along a
narrow footpath at the edge of Newbridge Road which is narrow and heavily trafficked. The more
distant parking elsewhere in the town is not suitable for elderly or disabled visitors for whom there
is also minimal provision in the nearer car parks. What other longer stay parking there is is locat-
ed at the southern and Eastern sides of the town centre at the other side of busy roads. ( See
also Sequential and Exception test contained in accompanying Environmental / Flood Risk As-
sessment. ) Elderly or infirm visitors being dropped off by cars at the station entrance creates a
further hazard on Undercliffe and Park Street which are narrow, with harrow pavements.

2.7. The visible presence of NYMR rolling stock on the adjacent railway line, along with lack of
obvious availability and general confusion over parking, also necessitates a certain amount of
manceuvering, scmetimes involving large vehicles reversing out on to Undercliffe, further endan-
gering pedestrians and other vehicles.

2.8. Proximity to Pickering Station and the NYMR which is of nationally historic importance ( See
Appendix 1 and accompanying Historic Asset Statement ) is an obvious attraction for the site,
which in recent years has been used by event traders and campers temporarily during the Picker-
ing War Weekend. The site has also used by event managers as a base site for other events
such as the National Mountain Bike Championships.

2.9. An application for planning consent was made for this proposal in December 2014, applica-
tion ref. 14/01869/FUL. This was withdrawn on 26" February 2015 to enable further information
to be provided particularly in relation to flood risk, traffic, heritage matters and additional land-
scaping.
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2.10. At the time of this earlier application, the Development Management at District Council car-
ried out a screening opinion for Environmental Assessment ( EIA) and concluded that an Envi-
ronmental Statement was not required to accompany the application.

2.11. Public concern was expressed in the public consultation phase of the earlier application on
grounds of safety of pedestrians on Park Street, landscaping, flood risk and traffic congestion.
These matters have now all been addressed, but additional arrangements which have been put in
place are either described in this report or described in more detail in the Flood Risk Report and
Traffic Assessments submitted with this application.

2.12. The proposal is a farm diversification project to replace an income lost though the closure of
the trout farm and recreational fishing business.

3.0. The Proposal

This involves the following:

3.1. Demolition of the existing single storey amenity building.

3.2. Draining of the trout lake and infilling with granular and earth fill and levelling the site.

3.3. Creation of new internal access roads and designated areas for increased parking, with a
pay-and-display system of payment and control. The proposed parking will include 15 no. wide
access parking spaces suitable for wheelchair access at the southern end of the site, with acces-
sibility compliant paved access leading to the proposed new reception building. Elsewhere, wher-
ever possible, permeable surface finishes will be used to create a natural appearance although
vehicle trafficked surfaces will of necessity be designed to prevent petrol and surface water run
off from the parking areas entering the watercourses.

3.4. Erection of new part single storey, part two storey reception building, providing a multi func-
tional space to accommeodate a retail model shop with café, exhibition and meeting space, a ser-
vice kitchen, public teilets and shower rooms, business storage, managers’ accemmaodation at
first floor level and space for a new biomass boiler. The building is sited with long elevations par-
allel to the railway lines and designed to resemble a functional railway shed. This follows the di-
rectional grain of the railway and sidings.

3.5. Siting of 7 no. glamping units adjacent to the railway line to the north of the proposed new
reception building. These will be converted railway brake vans, restored and upgraded to provide
basic holiday accommodation. Their proposed siting along the edge of the railway line fits in with
the established railway scene of stationary rolling stock and and locomotives. The two units near-
est to the reception building will be provided with a shared ramp to make them wheelchair acces-
sible.

3.6. It is proposed to retain the existing tree cover and augment it with additional planting and
landscaping to screen and soften the impact of the car parking. The Castle cliff to the east also
provides a dense visual screen to the site, even in winter. See also to Section 5.0.Trees and
landscaping.

3.7. A safe pedestrian route to the station is being provided through a formal agreement with the
1st Vale of Pickering Scouts. A copy of their letter of confirmation of this, sent in respect of the
previous planning application also accompanies this application. Land currently used by the
scouts which is used for informal parking but administered by Moorland Trout Farms is to be an-
nexed to form a protected footpath in return for managed parking for the scouts and parents on
the proposed new car park, a formal agreement is in place to secure this. A separate letter from
the Scouts Leadership accompanies this application.

Page 4 of 12
Stone and Associates - Architects and Desigriers - 01653 695100

Page 65



3.8. The proposed car park and amenity building will be open for use in association with the op-
erating times of the North York Moors Railway and the proposed new shop part of the amenity
building is intended to operate daily from 9 a.m. to 5 30 p.m.

4.0. Key design considerations.

4.1. The shape of the site determines the road and parking layout, which follows a route similar in
footprint to the present trout lake arrangement, with a central island with screen planting. In order
to adjust levels for flood risk reasons the planting on the central island will be removed and re-
planted to adjusted reduced levels.

The roadways within the site have been adjusted to reduce the amounts of hardstanding and
trafficked areas as these have to be protected with impermeable barriers to prevent water pollu-
tion as detailed in the Flood Risk Report. This will also result in an increase on the areas of softer
planted permeable areas for the absorption of flood water.

4.2. An obvious design reference is the proximity of the NYMR track to the east and the listed
station locomotive shed and ancillary buildings to the south. The eastern boundary of the site is
shielded from view from the road by the railway track running north to south, where there are
usually parked rolling stock. The presence and impact of the railways here is strong and any new
buildings should ideally fit in with the railway ethos and general orientation of the site, which the
current service building for the trout lake fails to do. In general the orientation of most of the build-
ings in the area is with long elevations orientated north to south.

4.3. The proposed new building is sited along the eastern site boundary to help screen the car
parking from passing trains, and where it is also sheltered from longer views by the Castle and
cliff edge on which it sits. Its siting is intended to create views of the adjacent railway track and
passing trains for the enjoyment of railway enthusiast visitors.

4.4, The size and necessary shape of this building follows the general size and feel of a locomo-
tive shed or storage building of the type developed and seen in all but the very smallest village

stations, from the mid jgth Century up until the 1950s. Small market town stations like Pickering
contained ranges of ancillary buildings for a wide range of supporting activities such as storage
and handling of coal, general commetcial storage, repair workshops for rolling stock, stabling for
horses, efc. A building of this type in and near to railway sidings is in character. In Pickering, the-
se buildings were mainly located on land to the south of the present station around the area
known as Train Lane. All but the listed structures have disappeared.

4.4 Materials and detailing of the proposed building follow the largely Victorian functional style of
small railway buildings with large arched openings and smaller windows of classical influenced

vernacular propertions. This style was still being built well into the 20th Century for new and
adapted buildings in this area of Yorkshire, with designs emanating from the North East Region
Design office in York. All railway buildings in this part of the country traditionally have slate rocfs.
Locomotive sheds of this type also invariably had clerestory lights on their ridges to facilitate ven-
tilation and give added lighting to the interior.

4.5 1t is proposed to construct the new building in brick, incorporating these features and intro-
ducing other common detailing features such as base plinths and arches in contrasting brick.
Brick is proposed here to minimise the footprint, and to meet budget constraints. There is docu-
mentary evidence to indicate that there were brick buildings among the station buildings in Picker-
ing, which have now disappeared, to be replaced by other mare recent development. It should
also be noted that architectural styles on stations aloeng the route of the NYMR vary according to
prevailing local styles and materials. It is proposed to clad the single storey lean-te structure in
timber, following the tradition of signal boxes and small station canopies, for example as at the
old station at Marishes. In keeping with the local railway tradition it is proposed to clad the roof of
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the building in natural slate. This will have the obvious benefit, by its dark colour, of reducing any
visual impact from the cliff top through the already dense tree cover.

4.6. The amended scheme now being submitted also includes some alterations to the proposed
hard paved areas by further reducing them to minimize flood risk and construction cost and to
lessen the visual impact. The proposed internal access roads and parking areas meet the re-
guired current standards for parking and turning within the site and floor flood evacuation.

5.0. Trees and landscaping.

5.1, Effective screening is currently provided by mature tree cover on both sides of Undercliffe.
This is particularly dense during the summer period but still gives effective screening in winter.
The site is further screened by the steeply rising topography beyond. It is proposed to retain all
existing tree cover and to introduce further planting as shown in the proposal drawings. A sepa-
rate landscape proposal drawing accompanies this application.

5.2. To the eastern boundary of the site there is a further existing mixed tree cover on adjacent
pasture land, however additional screening here will be strengthened with some additional climb-
ing shrub planting along the existing wire fence, and the more open view from the north west will
be screened with some additional planting following previous on site discussions with the Distirct
Council's Tree and Landscape Officer.

5.3. Itis proposed to remove the three trees at the entrance to the site on the existing tarmac
paved entrance to the site. They comprise one silver birch and two lime trees. The removal of the
all these trees will facilitate access to allow the recommended width of road to be achieved for
safe exit in the case of a flood emergency. The limes, which frequently drep their branches are a
safety risk. It is proposed to replace them with other species.

5.4. With overall visual impact in mind, itis proposed to use natural paving such as engineered
limestone. Parking areas will be a crushed limestone with Geogrid finish towards the more heavily
used southern end of the site, and compacted limestone with tough grass finish toward the north-
ern part of the site. It is proposed to limit the use of tarmac to those areas to the south end of the
site where wheelchair access is required. All trafficked and parking areas will be protected with
impermeable ground barriers and petrol interception against contamination of groundwater as
detailed in the accompanying flood risk assessment.

5.5. A landscaped pathway is proposed to run along the western side of the site for the safety of
users of the car park and to act as a buffer to the pastureland to the south. The surface of this will
be a stoned or golden gravel finish.

5.6. The glamping units to the east of the site will be separated from the main parking area by a
new 1.6 m native species hedge and some additional tree planting. The surface finish to this area
will be limestone chippings or Bredon Gravel. The ramped access to the two adapted wheelchair
use units are sited so they are screened from the view from the railway by the units themselves.

5.7. Paved areas around the proposed new building and the two accessible glamping units will
need to be DDA and Building Regulations Part M compliant, and therefore will be hard paved with
stone flags or permeable block paving to be wheel chair accessible.

5.8. A graded slightly raised grass surfaced pathway created to the east of the amenity building
along the edge of the site will also provide an additional dry pathway for pedestrians to leave the
site in the event of flood warnings.

5.9. The existing 1.8.m high chain link fence to the east of the site will be replaced along its length
by a railway pattern post and rail fence of no less than 1.2 metres high to NYMR safety specifica-
tion.
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5.10. Lighting will be provided at low level on bollards for the use of the users of the glamping
units. External lighting to the amenity building and for later daytime users of the car park will be
provided through 'no spill’ downlighter fittings fixed to the building,.

6.0. Risk from flooding.

6.1. A flood risk assessment dated October 2015, prepared by GGP Consult Ltd accompanies
this application. This refers to the necessary Sequential and Exception tests and demonstrates
that the site, on previously development land, will be safe during the flood event and will provide
economic benefits to the town of Pickering. It is not envisaged that the proposed development will
cause increased risk to any nearby buildings.

8.2. The proposal site is located in Flood Zone 3. and therefore a flood risk assessment is re-
guired and is submitted with the application. The flocd risk assessment limits floor levels of the
glamping units to be set at no less than 33.38m AOD which means that the finished floor level will
be more than 300 mm above the calculated flood level ina 1 in 100 year storm event. However
since the floor levels of the glamping units will be on average about 1.2 metres high above fin-
ished ground floor level by virtue of their design, being adapted rolling stock, the floor levels will
be about S00 mm higher than the designated minimum and so will substantially exceed all high
water levels. This will ensure safety for the occupants.

6.3. For the overall safety of the users of the car park, a formal evacuation procedure is recom-
mended along with registration with the Environment Agency Flood warning system.

6.4. Surface water will be released via controlled collection and release system into the Pickering
Beck.

8.5. A new flood storage area created by the Environment Agency has just been completed ac-
cording to public announcements made in September 2015. This creates a large flood storage
area to the north of the site at Newtondale which will hold back some 120.000 cu.m. of flood wa-
ter, substantially slowing the flow of water of the Pickering Beck during a flood event, thus reduc-
ing the flood risk potential on the site. Further land management techniques are also being inves-
tigated as part of a DEFRA funded project to create extra water storage within the landscape
though planting and land management.

6.6. It should be noted that the existing man-made lake covering most of the site has no capacity
to absorb extra water. Its remaoval will improve the ability of this part of Pickering to mitigate flood
risk, through its replacement with dry granular fill which will absorb surface water run off.

8.7. A landscaped swale is being provided at the north end of the site to temporarily accommo-
date additional water in the event of a flood occurring,

7.0. Traffic Impact and Access for Construction Vehicles.

7.1. A separate Traffic assessment covering the possible impact of the car park on the area is
being submitted with the application. The principal purpose of the development is to provide much
needed parking on the site and to end confusion over the local availability of parking near to the
Railway Station. There is currently much congestion through cars and vans entering the site to
search for parking space, and turning to leave the site when they find the present parking space
provided by the NYMR is full. The new car park offering far greater capacity should also prevent
cars trying to park dangerously on Park Street and Undercliffe, which is now in any case more
efficiently managed and maonitored by the Local Authority .

7.2. The Sequential Test included in the Flood Risk Assessment concludes that there are no oth-
er more suitable or available sites under the current local plan.
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7.3 It is accepted that Traffic generated by construction will cause some temporary impact. This
will be managed via the present access to the site. 30% of the fill required to infill the lake will be
brought by rail and tipped directly on to the site. The remaining loads, about 580 in number, will
be brought in to the site by 22 ton lorry loads, organised as far as possible while the railway is not
in full operation. It is important to note that the estimated number of necessary loads amounts to
only 15% of the 4000 |oads brought in along Newbridge Road to complete the flood mitigation
works at Newtondale. There will be a banksman / crossing supervisor in attendance during the
transporting work.

7.4. A recently commissioned structural engineer’s report on the condition of the bridge over the
Mill Race at the entrance to the site concludes that the bridge is capable of taking the necessary
loading. A 20 ton weight limit notice in place some years ago, but no longer present was put there
originally by the NYMR to deter use by large vehicles entering their own site. A copy of the report
is included with the application documentation.

8.0. Other Accessibility matters :

8.1. Public Transport: The Town of Pickering has public transport services, which include bus
services from York, Leeds, Malton and the coastal towns. The NYMR itself provides train links to
all the moorland villages long the line including Goathland, and northwards to Whitby with con-
nections to Teeside. The consequence of this development will be to encourage use of the train
for access to the moors, reducing use of the private car.

8.2. The proposed reception building is designed for maximum public accessibility with level en-
trances and level access to accessible toilets. An accessible shower room and toilet is also pro-
vided and designed to be open separately at night for use by glamping unit users. These facilities
are desighed in accordance with Part M of the Building Regulaticns.

8.3. Two of the glamping units will be adapted for wheelchair dependent visitors, and ramped ac-
cesses provided. 15 designated wide parking bays for disabled / wheelchair users will be allocat-
ed near to the entrance to the site, with a gently ramped access into the reception building.

8.4. Parking; a major feature of the proposal is the increase of the availability of parking for visi-
tors to the NYMR and to allow access to the station building and give direct access to the station
avoiding narrow and hazardous footpaths on Undercliffe. ( Refer to drawing number

4258 AR10_02_C A3)

8.5 The proposal creates 148 parking spaces for visitors cars. This includes 15 controlled wider
accessible user bays, plus parking for management, employees and to service the seven glamp-
ing units. The layout allows for a 6.5 metre wide access road around the site wide enough for re-
versing in and out of spaces. It is intended to implement a pay -and-display timed payment sys-
tem for non-resident users.

8.6. Necessary sighage indicating the site location and entrance and safety signage for the rail-
way crossing and flood evacuation procedures will be agreed as a separate application for adver-
tisement consent, pending the cutcome of this planning application.

9.0. Biodiversity:

9.1. A biodiversity survey and report on the site and buildings to be demclished has been pre-
pared by Wold Ecology accompanies this application.
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9.2. The lake has been restocked with fish this year to avoid the ingress of fresh water crayfish
which will not share the lake with trout. Once the lake is drained the entry of any further water
from Pickering Beck or the Mill Race will be excluded securely.

10.0. Heritage Considerations.

10.0. The site is located within the Pickering Town conservation area close to two Scheduled An-
cient Monuments ; Pickering Castle and Beacon Hill a small earthwork to the south west. Picker-
ing Station is a Grade |l Listed building located to the south east.

10.2. The propesal site is located to the north of the station complex in the deep valley at the
base of a steep escarpment on which the Castle is located. It is approximately 25 metres lower
than the base of the castle ramparts. The site is well screened from view from the castle even in
winter, and is not in the sight line when viewed from the public road adjacent to the castle .

10.3. A separate Assessment of Impact and Heritage Asset statement accompanies this applica-
tion and covers the two scheduled ancient monuments which might be affected by the proposal .
11.0. Pre- application public consultation

10.1.Cansultations have been undertaken with the following :

North Yerkshire Moors Railway

Present were: Murray Brown, Nick Stringer and Andrew Scott CBE.

No objections - only comment was the need to coordinate the lorry movements over the level
crossing.

Pickering Town Council - Full Council meeting 17th November 2014 Presentation - only queries
regarded access to disabled toilets and car park charging policy.

NB. Drawings and Al available for public viewing at Town Clerk's Office (Andrew Husband).
Pickering and District Civic Society - Stuart Harrison

Supportive of Design.

Pickering Model Centre (now closed), Park Street, Pickering
Drawings were made available for viewing for six weeks.

10.0.Justification of the proposal and sustainability matters

10.1. The propesal extends and adapts an existing tourism business to keep pace with changing
markets. Improved visitor facilities create a better tourist experience for Pickering and NYMR visi-
tors.

10.2.The proposal enables more visitors to be accommodated in the town, and these will also
support other shops and services and historic assets such as Pickering Castle, helping the local
economy. The NYNMR is a very popular and significant visitor attraction, unique to the Town of
Pickering on which the town has come to depend for attracting tourist business. This facility im-
proves the visitor experience to the NYMR and potentially the Castle.

10.3.In the course of the earlier planning application for the same proposal, four letters of support
sent by members of the public, both regular and past users from beyond North Yorkshire, who
had spotted the application by chance on the internet, showed much enthusiasm for the idea of
improved parking and visitor facilities for the railway.
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10.4. The proposed new building replaces an obsolete and unsightly structure with a more sus-
tainable, energy efficient one.

10.5..The proposed glamping units increase the residential visitor capacity in Pickering and sup-
port the tourist industry in accordance with the adopted Local Plan Strategy. This begins to fill a
gap in the market for this low cost form of accommodation which is becoming increasingly popu-
lar because it provides superior but affordable accommodation as an alternative to tent camping.
There is particular demand from railway enthusiasts who want the full railway experience. These
tend to be either families or from a more mature age range.

10.6. The two proposed accessible glamping units increase the amount of available disabled ac-
cessible holiday units in the area. The creation of new disabled width parking facilities also sub-
stantially increases the amount of disabled parking in the immediate area where there is currently
a serious deficiency.

10.7. The proposal addresses flood risk matters, and infilling of the trout lake, removes an addi-
tional area of water in the area and seeks to improve the management of water run off and pollu-
tion of ground water, as detailed in the accompanying flood risk assessment. This is an improve-
ment on the availability of potential flood control, and also results in an increase in the area of
permeable surfacing overall on the site.

10.8. The proposal provides an attractive multi-functional building to cater in a flexible way for a
variety of functions and increasingly varied local events and projects. As such it responds to
changes in the tourist market and local interests.

10.9.The proposal increase safety for visitars to the NYMR by providing a more direct off-road
access to Pickering station. It will also significantly reduce, if not eliminate altogether, the current
bottleneck situation created by visitors seeking and failing to get access to the present limited
parking, causing congestion on Underclffe and Park Street.

10.10. The proposed new arrangement for a pedestrian route to the station will create a safe pe-
destrian link to the station and to other pedestrian routes directly into the town for all users of the
car park. The new route will lead directly into the station via the existing smaller station car park
to the south, avoiding any use of the public road.

10.11. The proposal seeks to improve and tidy up the site with additional landscaping and a new
building designed to fit well into the context of the dominant railway scene in this area of the town.
It helps to bring about the improvement of the overall setting of the North York Moors Railway
complex and this area of Pickering in general. Additional tree planting will help to screen parked
cars from longer views.

10.12. The propesal is sustainable in terms of the objectives of the currently adopted Local Plan
strategy in supporting tourist businesses in the area, and bringing additional business to the mar-
ket town and supporting the local ecanomy. It is also consistent with the objectives of farm diver-
sification in that it provides an alternative use and income for a farming and tourist business that
has ceased to be sustainable. It will not create any direct competition with existing businesses in
Pickering, but will provide an additional much needed long stay parking facility in this part of the
town from which local businesses will benefit.

11.0.Compliance with Relevant Planning Policy.
The principal pelicies which apply to this application are as follows:
National Planning Folicy Framework, 2011 and The Ryedale Plan - Local Plan Strategy - adopted

5t September 2013.
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Relevant Policies which have been considered in the development of this proposal under the Lo-
cal Plan Strategy are as follows:

Policy SP8. Tourism: The proposal seeks to improve the standard of visitor facilities close to and
in support of a major tourist attraction in Ryedale.

Policy SP3. The Land Based and Rural Economy. The proposal seeks to change and update an
existing established business in the area in accordance with Policy SP6 in that it will provide em-
ployment and generate income for the area, by attracting additional visitors.

Policy SP11. Design. The proposal has taken account of local and railway vernacular architecture
in the proposed new design within the conservation area and also replaces an obsolete building
of poor design

Policy SP12. Heritage. The proposal takes account of the fact that the site is located within the
Pickering Town Conservation area and seeks to improve the present appearance of the site, It
takes account of the proximity of other heritage assets at Pickering Station and at Undercliffe.
Policy SP13. Landscapes. The proposal seeks to improve the landscape in the area by removing
buildings that are out of character and improving the landscape through better design and by in-
creasing screen planting.

Policy SP 14. Bicdiversity. The proposal has observed the need to take account of local wildlife
and biodiversity. It is hoped that with increased planting and shelter on the site the biodiversity
will increase, following the removal of the trout lake.

Policy SP17. Management of Air guality, Land and Water Resources. The problem of flood risk
has been assessed and the necessary mitigation measures planned and incorporated into the
design proposal

Policy SP18 Renewable and Low Carbon Energy: The replacement building will be built to current
thermal performance standards with a new carbon methaod of heating.

Appendix 1.

1. The North York Moors Railway: background information.

The first railway in the North Riding was the "Whitby and Pickering’ opened in 1836. Designed by
George Stephenson, when horse power was used to haul over its 24 miles. It is one of the earli-
est railways in the country. A limited steam service was introduced when it was sold to the York

and North Midland Railway in 1845,

A full steam service was introduced by the North Eastern Railway in 1865. The 18 mile stretch
from Grosmont to Pickering was closed through the Beeching cuts in 1965, but eight years later
in 1873 it was reopened by the North York Moors Railway as an

independent preserved railway. It has been a flourishing tourist attraction ever since, with steadily
expanding services. It is one of the most popular tourist attractions in Yorkshire and in the north
of England.

2, Listing Description for Pickering Railway Station

1. PARK STREET

5340

(West Side)

Pickering Railway Station, Main Building

(Including Station House and retaining walls)

SE 7984 16/51 14.12.71. I GV

2.

Mid 1830's, probably by G T Andrews. The platforms are backed by high ashlar

walls with copings, stone buttress piers and outer faces. Originally, perhaps,

a timber roof over the line. The backing West platform has 9 large, symmetrically-spaced camber
arched windows, and docor, flush stone voussoeirs. Close-set glazing bars.

The East platform wall has segmental-arched throughway leading to road. A similar window to
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West platform wall and 2 sash windows and 2 doors inte the Station

House. This is a single-storey ashlar building set against end platform wall

with a long frontage to the road. Plain plinth. Low pitch hipped slate roof

with deep overhanging eaves, 2 corniced. chimney stacks. 7 windows, recessed

sashes, glazing bars. The throughway from platform has a large segmental-arched entrance on
the left of this front, a flight of steps inside up to platform level

with double panelled doors across. Office door in centre of front set back up

steps with 2 x 3 pane fanlight. Ashlar screen walls extend each side of front.

See also railway buildings in Train Lane.

Pickering Railway Station, main building, forms a group with Buildings to west and east of former
Goods Yard, Train Lane.

Listing NGR: SE7970184193

This text is a legacy record and has not been updated since the building was originally listed.
Details of the building may have changed and this descripfion should not be relied on for current
accuracy.

3.0.References
Bill Fawcett. A History of Eastern Railway Architecture: Bell and Beyond. Vol 3
Pub. North Eastern Railway Association .March 20015.

MM. S&A. 15" September 2015.
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. DATE
Comments received HEL oo

Subject: Meorland Trout Farms 15/01180/MFUL

From: Pickering Town Council
Sent: 03 February 2016 13:31
To: Development Management
Subject: Moorland Trout Farms 15/01180/MFUL

Good afternoon

The council’s planning committee met last night to consider the above application. The council wishes to
make the following comments:

1. Flooding should be allowed for as part of the design and a flood plan should be in place to evacuate the
site if necessary.

2. The councillors were unsure if the sewage plant was going to be underground or if there was going to
be a structure at ground level. However, any sewage system that is installed should prevent any sewage
leaking into the beck. Showers should not be used on the site until there is a system in place to ensure
that foul water does not leak into the beck.

3. The road should be surfaced to Highways Agency standards up to the North Yorkshire Moors Railway
car park.

Kind regards
Angela Dawson

Assistant to the Town Clerk
Pickering Town Council
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RJS Concerns ?ﬂﬁﬁ
15 /01180/MFUL
Redevelopment of Pickering Trout Lake and environs
1. Of the sixteen members of the public who attended the meeting, at least thirteen had come

along because of their interest in, concerns about, or opposition to, the application. Six of
them addressed the council. Mr A O’Donnell, who represented Moorland Trout Farms, was
also present.

The council assured the attendees that their concerns and views would be communicated to
the district council. These are summarised below.

a) The proposed development lies within the conservation area and in an area classified as
of high landscape value. It follows that a large car park would compromise the inherent
attractiveness of the countryside in this part of Pickering. There were other potential
sites in the town: the western part of the Recreation Ground and the brown field sites to
the west of Recreation Road were mentioned, both being close to the town centre.
There were worries that the development, in meeting the demand for additional parking
in the town, might deter some potential visitors.

b) The application should be deferred pending a review of parking provision in Pickering,
and the identification of suitable locations for additional parking which would not
compromise the attractiveness of the town and environs. Local authorities, the newly
formed Pickering in Business and other interested parties should work together on this
project.

¢) There were a number of issues arising from access to, and egress from, the site and the
road along the Undercliffe:

e could the railway crossing bear increased vehicular movement?

e could the narrow, hump back bridge bear increased vehicular movement? Note its
use as a turning point for coaches, lorries, vans and cars.

¢ There was no footpath between the site and the road along the Undercliffe:
pedestrians could be crossing the level crossing and the narrow hump back bridge at
the same time as drivers were leaving the Undercliffe road to access the site and,
perhaps, moving away from the site to the road.

d) It was thought that the footway into Pickering was unsuitable for large numbers of
people.

e) Disabled people would not use the car park as it was too far from the town centre.

f) There was concern that the increase in traffic movement in this part of Pickering would
exacerbate air pollution.

g) Were permission to be granted the embankment that had been created around the
trout lake should be removed and used as infilling to level the site and thereby reduce
the flood risk to the town.
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h) The applicant had stated that the existing business was no longer viable hence the need
for change; however, the reference in the Design Statement to “the trout lake has been
heavily stocked with fish” (2.4) appeared to suggest that the business was viable.

i) Were permission to be granted, the applicant would need to abide by the conditions
imposed by the planning authority.

2. It became clear to the council that the application is controversial and to this end members
of the planning committee are urged to visit the site and familiarise themselves about access
issues, the site itself and its relationship to the built environment and adjoining countryside.
The council further suggested that several visits should be made in different weather
conditions.

The council requests that the observations, concerns and views expressed by members of
the public are addressed by the district council. The council is particularly concerned about
increased traffic movement in the vicinity of the site entrance, the consequences for
pedestrians, and whether the bridge is strong enough to cope with additional traffic
movement. The council did not think that enough information had been provided about the
glamping units and was concerned that planning permission for the glamping units could set
a precedent that would lead to proposals for more camping units in this part of Pickering.

Andrew Husband
Clerk to Pickering Town Council
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15/01180/MFUL - infilling of fishing lake together with change of use of land to form a 158
space car park with siting of seven glamping umits and erection of reception building to
accommodate café, shop, exhibition and meeting space, service Kitchen, public toilets and
shower rooms, storage and a three bedroom manager's apartment to include demolition of
existing service building that includes owners' private accommodation, and formation of on-site
road, pathways and landscaping at Pickering Trout Lake, Undercliffe.

The council recognises the need for additional parking provision in the town; however, there remain
concerns that the site of the fishing lake is not the most appropriate location. Members were
reminded of the attractiveness of the area proposed for redevelopment: one member referred to the
attractiveness of the stretch of still water close to the town.

Concerns remain about access and egress from and to the Undercliffe and whether drivers,
particularly when crossing the bridge and meeting incoming cars would have the visibility they
required to enter the Undercliffe road safely. And concerns remain about the structural integrity of
the bridge and whether it can carry HGVs and the large numbers of vehicles particularly when the
railway is open.

Councillors wondered whether it was lawful to create a designated footpath on a public right of way.
Wells Walk and its continuum into the area bounded by the station car park, the scout hut and the
track to the beck was a byway open to all traffic.

There were concerns about the disposal of waste water and sewage; however, it was pointed out that
storage would be provided on site prior to being removed from the site. Doubts still remained about
storing waste material close to the beck and in a designated flood plain.

There were concerns about the glamping units. The worry was that were permission to be granted,
permission for additional units and perhaps other holiday accommodation would be sought. The
council was worried that the introduction of glamping units could set a precedent.

Finally, the council wants to bring again to the district council’s attention the concerns its expressed
about the earlier application for the redevelopment of the fishing lake and environs (Planning
application 14/01369/MFUL). To this end, the council’s earlier communication to the district council
accompanies these comments (Pickering Trout Lake).
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Agenda Item 8

Item Number:

Application No: 14/01259/MFUL

Parish: Pickering Town Council

Appn. Type: Full Application Major

Applicant: Persimmon Homes (Yorkshire) Ltd (Mr Robin McGinn)

Proposal: Erection of 12 no. four bedroom dwellings, 27 no. three bedroom

dwellings, and 13 no. two bedroom dwellings with associated garaging,
parking, amenity areas, public open space, landscaping and formation of
vehicular accesses and site roads

Location: Land To Rear Of Firthland Road Pickering North Yorkshire

Registration Date:
8/13 Wk Expiry Date: 19 February 2015
Overall Expiry Date: 17 February 2016

Case Officer: Rachel Smith Ext: 323
CONSULTATIONS:

Sustainable Places Team (Yorkshire Area) No objections

Environmental Health Officer Recommend condition

Housing Services Comments made

North Yorkshire Education Authority Contributions required

Countryside Officer No objection - recommend conditions
Tree & Landscape Officer No objection

Vale Of Pickering Internal Drainage Boards No objection subject to informative
Flood Risk (Stuart Edwards) No further comments

Countryside Officer No further comments

Archaeology Section Advise scheme of archeological mitigation
Highways North Yorkshire Recommend conditions

Parish Council No objections, comments made

Land Use Planning No objection

Archaeology Section Recommend conditions

North Yorkshire Police Architectural Liaison Officer In respect of 'designing out crime’', it is still
difficult to support this application.

Neighbour responses: Ms Jane Hartley, , Mr Toby Forsdyke, Mr/Mrs Keld, ,
Dawn Morrison, Mrs S Russell, Mr David Hampshire,
Mr John Quinlan, Miss Amanda Fields, Jane, Lily,
Miranda Hartley, Mr Richard Kimmings, Ms Rosemary
Holt,

1.0 SITE DESCRIPTION

1.1 The application comprises 2.3 hectares of agricultural land on the western side of Pickering. It is
situated to the south of Firthlands Road, with existing housing which fronts Firthlands Road forming
the northern boundary of the site. These existing dwellings are one and a half stories in height. Access
is at the western end of the site, on a parcel of land currently occupied by run down garaging. The
north and east of the site is bounded by residential development, with agricultural land to the
immediate south and west. Westgate Carr Industrial Estate is situated to the west.

2.0 PROPOSAL
2.1 Full planning permission is sought for the erection of:

® 52 houses comprising:
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15 no. 4 bedroom dwellings
28 no. 3 bedroom dwellings
5 no. 2 bedroom dwellings of which two are bungalows

4 no. 1 bedroom flats.

® Vehicular access and site roads
e Public open space including a local area of play. (LAP)
e Landscaping.

A new access will be provided from the western extent of the site. The access will incorporate a
landscaped buffer along its eastern boundary. The access is separated form the proposed housing by
an existing small holding which is not part of the application site. A pedestrian link will be provided
from the development through to Greenlands, which is a residential area to the east. An additional
access will also be provided from the north in the location of an existing farm access. However this
will be restricted to emergency vehicles only, together with vehicular access to existing garages that
adjoin the site and are owned by a neighbouring occupier.

3.0 ENVIRONMENTAL IMPACT ASSESSMENT

3.1 The application was screened in relation to the Environmental Impact Assessment Regulations. It
was determined that the proposed development comprised Schedule II development. However taking
into account the selection criteria contained within Schedule 3 of the Regulations it was determined
that an Environmental Impact Assessment was not required.

4.0 PLANNING POLICY CONTEXT AND DECISION TAKING PRINCIPLES

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 confirms that the determination
of the application must be made in accordance with the development plan unless material
considerations indicate otherwise.

The development plan for the area of Ryedale (not within the North York Moors National Park)
consists of:

® The Ryedale Plan — Local Plan Strategy (2013)

e ‘saved’ policies of the Ryedale Local Plan (2002) and the 2002 Proposals Map

¢ The Yorkshire and Humber Plan (Regional Spatial Strategy), York Green Belt Policies (YH9 and
Y1)

Wider legislation places specific statutory duties on planning authorities.

Section 40(1) of the Natural Environment and Rural Communities Act 2006 (the ‘NERC’ Act),
imposes a duty on public authorities in exercising their functions, to have regard to the purpose of
conserving biodiversity.

All public bodies are required to comply with the rights and freedoms of the European Convention on
Human Rights under the provisions of the Human Rights Act (1998)

4.2 Development Plan

None of the remaining saved policies of the Ryedale Local Plan or the Yorkshire and Humber Plan
are considered to be relevant to the assessment of this application. It is noted however that the
development limits for Pickering are, 'saved' through Policy SP1 of the Ryedale Plan-Development
Plan Strategy.

PLANNING COMMITTEE

16 FEbAGE 786



The Ryedale Plan — Local Plan Strategy (LPS) , adopted 5th September 2013, provides recently
adopted development plan policies which are compliant with national planning policy (the National
Planning Policy Framework — NPPF). The current Proposals Map is the 2002 adopted Proposals Map.
The LPS contains strategic policies to manage development and growth across Ryedale to 2027. It
seeks to integrate the need to address development needs whilst protecting the environment and
landscape and securing necessary improvements to services and infrastructure. The Plan directs most
new development to the Market Towns and recognises that green field extensions to the Towns will
be required to address development needs. It confirms that as part of this strategic approach, Pickering
is a local service centre and secondary focus for growth. Of the three Market Towns of Pickering,
Kirkbymoorside and Helmsley, the Local Plan Strategy states that Pickering provides the greatest
range of shops, services and employment. In view of this the plan states that it is appropriate that
Pickering accommodates a higher level of new development than both Kirkbymoorside and Helmsley.
The following policies of the Ryedale Plan — Local Plan Strategy are relevant to the assessment of the
application:

Ryedale Local Plan Strategy - adopted 5 September 2013 ( Ryedale Plan)

Policy SP1 - General Location of Development and Settlement Hierarchy

Policy SP2 - Delivery and Distribution of New Housing

Policy SP3 - Affordable Housing

Policy SP4 - Type and Mix of New Housing

Policy SP11 - Community Facilities and Services (In respect of public open space
Policy SP12 - Heritage

Policy SP13 - Landscapes

Policy SP14 - Biodiversity

Policy SP15 - Green Infrastructure Networks

Policy SP16 - Design

Policy SP17 - Managing Air Quality, Land and Water Resources

Policy SP18 - Renewable and Low Carbon Energy

Policy SP19 - Presumption in favour of sustainable development

Policy SP20 - Generic Development Management Issues

Policy SP22 - Planning Obligations, Developer Contributions and the Community Infrastructure Levy

4.3 National Policy Guidance
National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG)

The NPPF provides national planning policy and it is also accompanied by practice guidance. Both
are significant material planning considerations.

The NPPF makes it clear that it is the purpose of the planning system to contribute to the achievement
of sustainable development. The framework makes it clear that there are three dimensions to
sustainable development which give rise to the need for the planning system to perform an economic
role, a social role and an environmental role. Para 6 of The Framework states:

6. The purpose of the planning system is to contribute to the achievement of sustainable development.
The policies in paragraphs 18 to 219, taken as a whole, constitute the Government's view of what
sustainable development in England means in practice for the planning system.

The Framework establishes a set of core land-use principles to underpin the planning system within its
overarching purpose of contributing to the achievement of sustainable development which include
that planning should:

e Proactively drive and support sustainable economic development to deliver the homes, business
and industrial units, infrastructure and thriving local places that the country needs

e Always seek to secure high quality design and a good standard of amenity for all existing and
future occupants of land and buildings
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e Take account of the different roles and character of different areas, promoting the vitality of our
main urban areas, protecting Green Belts around them, recognising the intrinsic character and
beauty of the countryside and supporting thriving rural communities within it

e Support the transition to a low carbon future in a changing climate, taking full account of flood

risk and coastal change and encourage the reuse of existing resources, including conversion of

existing buildings, and encourage the use of renewable resources

Contribute to conserving and enhancing the natural environment and reducing pollution

Promote mixed use developments

Conserve heritage assets in a manner appropriate to their significance

Actively manage patterns of growth to make the fullest possible use of public transport, walking

and cycling, and focus significant development in locations which are or can be made sustainable

e Take account of and support local strategies to improve health, social and cultural wellbeing for
all, and deliver sufficient community and cultural facilities and services to meet local needs.

4.4 The Presumption in Favour of Sustainable Development

Both the Development Plan and the National Planning Policy Framework include policies which
promote a presumption in favour of sustainable development to be applied in the decision making
process alongside the legislative requirement that decisions are made in accordance with the
development plan unless material considerations indicate otherwise.

Paragraphs 11-16 of the National Planning Policy Framework details how the presumption in favour
of sustainable development is to be applied. Paragraph 12 of the NPPF makes it clear that;

“ Proposed development that accords with an up to date Development Plan should be approved and
proposed development that conflicts should be refused unless other material considerations indicate
otherwise”.

Paragraph 14 specifically confirms that a presumption in favour of sustainable development is at the
heart of the NPPF and should be seen as a golden thread running through plan-making and decision
taking. It states that for decision- taking this means (unless material considerations indicate otherwise)

®  “ approving development proposals that accord with the development plan without delay;
and
®  where the development plan is absent, silent or relevant policies are out-of-date, granting
planning permission unless:
® any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this framework taken as a whole; or
e specific policies in the framework indicate that development should be restricted.”

Policy SP19 of the Local Plan Strategy is consistent with the above national presumption but makes
specific reference to the Local Plan and Neighbourhood Plans; working proactively with applicants
and clarifies the application of the second bullet of the national presumption. It states;"When
considering development proposals the Council will take a positive approach that reflects the
presumption in favour of sustainable development contained in the National Planning Policy
Framework. It will always work proactively with applicants jointly to find solutions which mean that
proposals can be approved wherever possible and to secure development that improves the economic,
social and environmental conditions of the area.

Planning applications that accord with the policies in this Local Plan (and where relevant, with
policies in Neighbourhood Plans) will be approved without delay unless material considerations
indicate otherwise.

Where there are no policies relevant to the application or relevant policies are out of date at the time
of making the decision then the Council will grant permission unless material considerations indicate
otherwise — taking into account whether:
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® Any adverse impacts of granting permission would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the National Planning Policy Framework taken as
a whole; or

e Specific policies in that Framework indicate that development should be restricted”

5.0 APPRAISAL
5.1 The main considerations in relation to this application are:

The principle of the proposed development.
Accessibility and sustainability

Design considerations

Neighbour impact.

Highway Considerations including vehicular access, pedestrian, and general highway safety;
Ecological considerations

Drainage considerations

Landscaping

Archaeology

Affordable Housing provision;

Designing out crime;

Potential ground contamination;

Public Open Space; and

Developer contributions.

Contributors

6.0 Principle of Development

6.1 As detailed above, planning law requires that applications for planning permission must be
determined in accordance with the development plan, unless material considerations indicate
otherwise. The site is not allocated in the development plan for residential development and falls
outside the 'saved development limits. The principle of development will be established by taking
account of the relevant policies in the development plan, together with all other material
considerations.

6.3 Housing Supply

Members will be aware that a number of housing sites that lie outside the 'saved' development limits
have been approved in recent years. This was because at the time of their consideration, the Local
Planning Authority were unable to demonstrate a deliverable 5 year supply of housing.

Policy SP2 (Delivery and Distribution of new housing) of the Local Plan Strategy commits the
authority to the identification and maintenance of a supply of deliverable housing sites sufficient to
provide five years worth of housing against the planned annual requirement of 200 homes per annum.
The policy also commits to the provision of an additional 20% supply of housing land over the life of
the plan (the equivalent of 200 homes over a five year period).

The policy is framed to reflect the requirements of national policy (paragraph 47 of the NPPF) which
requires Local Planning Authorities to identify and maintain a five year supply of deliverable housing
land with an additional supply buffer to provide a realistic prospect of achieving the planned supply
and to ensure choice and competition in the market for land.

The NPPF states (paragraph 49) that housing applications should be considered in the context of the
presumption in favour of sustainable development. It makes it clear that if a local planning authority
cannot demonstrate a five year supply of deliverable housing sites, relevant policies for the supply of

PLANNING COMMITTEE
1626)0a82016



housing should not be considered up-to-date. Paragraph 14 of the NPPF confirms that for decision
making, the presumption in favour of sustainable development means:

*  “approving development proposals that accord with the development plan without delay; and

o Where the development plan is absent, silent or relevant policies are out-of-date, granting
permission unless:

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

e Specific policies in this Framework indicate development should be restricted”

Currently, Ryedale can demonstrate that it has a five year supply of deliverable housing sites. At
31/3/15 a total net supply of 1461 plots with planning permission existed which equates to 7.31 years
of housing land supply (based on the planned housing requirement of 200 units per annum). The
recent SHLAA Part 1 update (May 2015) illustrates that from this ‘raw’ supply (which equates to a
numerical 5 year supply plus an additional 46%), 1173 new homes will be delivered over the next five
years. This equates to 5.92 years worth of deliverable housing supply.

Members should be aware that this supply position does not include applications which are approved
in principle and which are currently awaiting the completion of Section 106 agreements. In addition, it
does not include the supply of housing land allocated in the Helmsley Plan. Members should note
however that the ability to demonstrate a five year deliverable supply of housing land is not in itself a
reason for the refusal of a planning application. Indeed, development can help to deliver a continuity
of supply.

This is relevant in Pickering where there are limited sites with planning permission. It is however
considered that the ability to demonstrate a five year deliverable supply has the effect of meaning the
immediate need to release a site on the basis of housing land supply is not, in itself, a significant
benefit of the application when considering the overall planning balance. In addition it means that the
presumption in favour of sustainable development referred to in Paragraph 49 of the National
Planning Policy Framework is not engaged. In view of this position, it is considered appropriate to
consider the site in relation to other policies in the Ryedale Plan - Local Plan Strategy.

6.4 Location of Development

Policies SP1- (General Location of Development and settlement Hierarchy) of the Local Plan Strategy
identifies Malton and Norton as a Primary Focus for Growth. Pickering, Kirkbymoorside and
Helmsley are identified as a secondary focus for growth together with a number of identified Service
Villages as a tertiary focus for growth. Policy SP2 (Delivery and Distribution of new housing),
identifies that at least 3000 new homes will be managed over the period 2012-20127 to this hierarchy
of settlements, with 25% directed towards Pickering.

Policies SP1 - General Location of development and Policy SP 2 - Delivery and Distribution of
Housing includes the following strategy summary in respect of Pickering:

Pickering
Place/Role

Local Service Centre - Growth to accommodate new homes and local employment opportunities.
Centre for tourism and gateway to tourism and recreation opportunities further a field

Approach/Ambitions

- Support the town’s role as the main Service Centre in northern Ryedale

- Housing and employment growth

- Provision of limited food retailing within existing Town Centre or sites with existing permission for
food retailing
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- Traffic management measures and sustainable travel initiatives to reduce congestion, impact on the
character of the town and enhance the pedestrian experience

- New and improved sport and recreation facilities for residents and visitors

- Support the towns regional tourism role and support for existing attractions including Beck Isle
Museum, Pickering Castle and the North York Moors Railway and events such as the Steam Rally and
Wartime Weekend

- Support the town’s role as a gateway to tourist attractions and recreational activities in the North
York Moors National Park, northern Ryedale, including Dalby Forest, the Vale of Pickering and the
Coast

Policy SP2 (Delivery and Distribution of new housing), identifies the sources of new housing that
will contribute to the supply of new homes across the District. The part of the policy that relates to
delivery in Pickering is as follows:

e Housing Land Allocations in and adjacent to the built up area

e Conversion and redevelopment of Previously Developed Land and buildings within Development

Limits

Replacement dwellings

Sub-division of existing dwellings

Infill development (small open sites in an otherwise continually built up frontage)

100% Rural Exception Sites outside of and on the edge of Development Limits in line with Policy

SP3

e Change of use of tourist accommodation (not including caravans, cabins or chalets) where
appropriate

The key contributor to housing supply is:

Housing land allocations in and adjacent to the built up area.

It should be noted that reference to housing land allocations in Policy SP2 is because the anticipated
supply of housing is to be made through residential allocations through the Sites Document. Whilst
the Site Allocations Document is still at an early stage, and can only be given limited weight at this
time, the key strategic locational principle equally applies to speculative proposals in advance of the
site allocations reaching an advanced stage.

The Council is preparing the Local Plan Sites Document, and a public consultation on preferred sites
has recently taken place. The application site was included as a potential site option for Pickering, and
generally performed well. It is closely related to existing housing to the south of Pickering, and from
any distant views will be seen in the context of the existing built development. It is well related to
enable access to services, schools and employment by foot or bicycle. The applicant has advised that
the nearest bus stops are on Greenlands, Firthland Road and Manor Drive, where hourly bus services
to the town centre operate. The Coastline bus also provides a regular bus service to other towns
including Malton, York, Leeds and Whitby. The supporting information further advices that:

The local area has good provision of services which include Humpty Dumpty Nursery which is within
a 5 minute walking distance, St Joseph's Primary School, Pickering Junior School and Lady Lumley
Secondary School which are within 10 minute walking distance. Pickering town centre is within 10
minute walking distance where a variety of restaurants, pubs, shops and other services can be found.
Pickering medical practice which is the local healthcare facility is also within 10 minute walking
distance from the site. The proposed scheme has been designed to encourage use of various transport
modes and it includes safe and accessible routes and footpath links to increase connectivity by foot to
the local facilities.

The table below includes information submitted by the application to demonstrate the sustainability of
the site:
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Table 5.1 — Key Trip Attractors by Foot

Schools

Pickering Community Firthland Road - Anchorite Lane — Teal Lane - 800m (10 mins)
Junior School Middleton Road

St Joseph's RC Primary Firthland Road — Anchorite Lane — Teal Lane — 800m (10 mins)
School Swainsea Lane

Lady Lumley’s School

Firthland Road — Anchorite Lane — Teal Lane —
Swainsea Lane

1km (12 mins)

Northern Ryedale Sure
Start Children’s Centre

Firthland Road — Anchorite Lane — A170
Westgate — The Ropery — Potter Hill - Train
Lane

1km (12 mins)

Pickering Community & Firthland Road — Goslipgate — A170 1.4km (18 mins)

infant Nursery School Southgate/Hungate — Kirkham Lane

Foodstores

Co-op Food Firthland Road — Goslipgate — A170 Southgate 1.1km (14 mins)
— The Ropery — Market Place — Champley
Mews

Co-op Food Firthland Road — Goslipgate — A170 1.4km (18 mins)
Southgate/Hungate - Eastgate

Main Town Centre Bus Area

s Firthland Road — Anchorite Lane — A170 Westgate — The Ropery | 800m (10 mins)

Town centre shops and employment sites — Market Place/Birdgate: (including: banks, travel agents,
cafes, butcher, baker, public houses, electrical appliance shops, post office, pharmacy, chemist,
newsagent, florist, estate agent, restaurants, greengrocers, independent shops)

—The Ropery — Market Place

e  Firthland Road - Goslipgate — A170 Southgate — The Ropery — Market Place 1.3km (16 mins)
- Birdgate
Health
Pickering Medical Firthland Road — Goslipgate — A170 Southgate 800m (10 mins)
Practice
North Yorkshire Dental Firthland Road — Anchorite Lane — A170 1km (12 mins)
Care Westgate — The Ropery — Potter Hill — Train
Lane
Pickering Pharmacy Firthland Road — Goslipgate — A170 Southgate 1.1km (14 mins)

Pickering Dental Health
Practice

Firthland Road — Goslipgate — A170
Southgate/Hungate

1.1km (14 mins)

Birdgate Dental Practice Firthland Road — Goslipgate — A170 Southgate 1.3km (16 mins)
- The Ropery — Market Place - Birdgate

Leisure Facilities

Northern Ryedale Firthland Road — Anchorite Lane — Teal Lane — 1km (12 mins)

Leisure Centre Swainsea Lane

Ryedale Pool and Firthland Road — Goslipgate — A170 1.4km (18 mins)

Pickering Recreation Southgate/Hungate — A169 Malton Road — Mill

Club Lane

* Based on an average walking speed of 1 mile per 20 minutes (3mph).

In view of the above, it is considered that the site accords with the spatial and locational criteria in the
Ryedale Plan - Local Plan Strategy, and the proposal is not of a scale that would limit other choices in
Pickering.
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Furthermore it fits with the criteria of the type of site that the Council is looking for. Accordingly, it is
considered that the principle of the development of this site is acceptable.

6.5 Type and Mix of Housing

It is considered that the proposed development will provide a mix of house types in accordance with
Policy SP4 Type and mix of new housing. Furthermore the development will result in the provision of
two bungalows.

7.0 DESIGN
7.1 Policy SP16 design, includes the following requirements;

Development proposals will be expected to create high quality durable places that are accessible, well
integrated with their surroundings and which:

e Reinforce local distinctiveness
provide a well-connected public realm which is accessible and usable by all, safe and easily
navigated

e protect amenity and promote well-being.

The NPPF also recognises the importance of good design, and states:

56 The Government attaches great importance to the design of the built environment. Good design is
a key aspect of sustainable development, is indivisible from good planning, and should contribute
positively to making places better for people.

The application is accompanied by a Design and Access statement. This makes reference to the
historic core of Pickering, but states that;

Viewing the built vernacular in the round, there is little to suggest a dominant built form or style to
the area surrounding the site to give a detailed design cue for the scheme. However, despite the
varying age and style of the properties the majority are two storey in height with front and rear
gardens with more modern properties benefitting from off street parking. The materials palette is
equally as mixed with red/brown engineering and buff bricks being the main facing material of choice
whilst the older properties have slate roofs, concrete roofs are also prevalent.

Officers acknowledge that the housing immediately around the site lacks any definitive architectural
character. Nevertheless it was considered that the plans as originally submitted failed to pick up on the
character of dwellings fronting the street with important spacing between them, and in some areas
attractive areas of grassland to the frontages. Furthermore, the application includes a new access road
which could in the future lead to further housing land. If the development of the submitted site failed
to provide an attractive entrance to this site, and potentially further land, this would set a low design
parameter from the start. In view of this officers have spent a significant amount of time working with
the applicants to seek to improve the relationship of the proposed houses with those in the
surrounding area, the layout of the access roads, and the provision of sufficient room for 'meaningful
landscaping.

The revised plans include a more traditional road layout with houses better related to it. The house
types themselves are standard ones used by Persimmon Homes. However the revised plan includes
better spacing between them, and also more traditional detailing. The main access road will have
landscaped areas to the western approach together with a row of statement trees. These will continue
into the entrance to the housing site itself. Further meaningful landscaping will be provided between
plots 49 and 43 Firthlands Road, which includes a footpath from the site. Officers consider that
further improvements could be made to spacing between the dwellings. Rows of houses with parking
to the front can result in a car dominated environment. Providing more driveways to the side of
dwellings would also provide more room for landscaping.
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It is also considered that some aspects of the design of the dwellings could be improved. Nevertheless
the applicant is not prepared to reduce the density further for viability reasons. In relation to the
design, as stated earlier they are the applicants standard house types. However some improvements
have been made to the detailing. Given the improvements that have been made to the development as
a whole, in particular in relation to the road layout the landscaping overall, it is considered that the
proposal is acceptable in terms of its design approach and that a refusal on these grounds could not be
sustained.

8.0 NEIGHBOUR IMPACT

8.1 The nearest neighbours to the site are the row of dwellings that form the northern boundary of the
site. Houses to the eastern boundary are predominantly separated by an existing area of public open
space. A detached dwelling, Long Acres is also situated between the proposed housing and the access
road.

8.2 Officers had significant concerns regarding the initial plans submitted. This was because the
layout included an almost continuous row of housing which would have few breaks in it. Officers
considered that this layout would have resulted in an over bearing presence for existing occupiers.
This is in particular because the existing houses on Firthland Road are one and a half storey. The
revised plan has broken up the row of houses to provide some gaps in the block length. Concerns
were also raised in relation to the location of the open space which was situated to the rear of plots 49
to 57 Firthland Road. This could have resulted in disturbance by virtue of general noise activity and
the possibility of ball games against the common boundary. The public open space has been deleted
from this area, and a larger landscaped boundary provided near to the footpath. Two detached
dwellings have now been located to the rear of plots 49 to 55 Firthland Road. The separation distance
between the existing and proposed houses in this area ranges between 22m and 24m. Plots 20 and 21
are 21m to the rear of 57 to 61 Firthland Road. The proposed dwellings are however, single storey.
The separation distance to the rear of 65 to 67, and 77 to 79 Firthland Road is 25m. These are two
storey dwellings. Plots 11 to 16 are a minimum of 25 from the rear of 69 to 75 Firthland Road. These
dwellings are two and a half storey high, with a ridge height of 9.7m. Four parking spaces will be
provided to the rear albeit separated from the common boundary by 4m. Whilst space standards
between dwellings no longer apply it is commonly accepted that a separation of 18m to 20m between
directly facing bedroom windows is acceptable.  All the distances shown are in excess of this
guidance. Officers have taken account of the small scale of the existing dwellings, and also the
significant height of plots 11 to 16. They have also considered the orientation of the site in relation to
existing dwellings. However, it is considered that the distances are within accepted tolerances.
Equally, plots 7 and 8 are in excess of 35m from the existing dwelling to the west of the site, Long
Acres. The separation between 41 and 43 Firthland are also considered acceptable. The existing
houses on Greenlands have a separation from the proposed houses by an area of existing open space.
Due to the shape of the open space, 6 and 10 Greenlands are the closest to the proposed dwellings.
However it is again considered that the distances are in excess of accepted distances.

8.3 It is considered that there will be some impact on dwellings elsewhere due to the increase in traffic
associated with the development. This will in particular be in relation to those houses directly
opposite the proposed access. However the site is located within a primarily residential area, and
there will be some visual improvements as a result of the removal of the unkempt garages and
proposed landscaping.

8.4 There is no doubt that the development will have some impact on the exiting amenities of
neighbouring occupiers, however it is not considered that the impact is sufficient to warrant refusal of
the application on that basis.

9.0 AFFORDABLE HOUSING PROVISION
9.1 Policy SP3 - Affordable Housing- states that where local need exists, the Local Planning

Authority will seek the provision of new affordable homes. The requirement on this site is 35 per cent.
the scheme will provide 18 affordable homes comprising:

PLANNING COMMITTEE

16 FEbAGE Bode



4 no. 1 bedroom flats
8 no. 2 bedroom semi detached and;
6 no. 3 bedroom terrace houses.

The remaining 0.2 of a dwelling would be made in the form of a contribution.

9.2 The affordable housing provision will comprise 10% intermediate, and 90% rented. The Councils'
Affordable Housing Officer expressed concerns regarding the floor area of the proposed one
bedroom flats, which are approximately 35m2. This is below the 50m2 space standards
recommended by most registered providers, the 3 bedroom dwelling is also below recommended
sizes. The applicant has however advised that they have built the same size properties in Easingwold
where they have been taken on by Broadacres.

On going discussions are being carried out with the Council's Affordable Housing Officer and the
applicant regarding this matter. It is hoped to update members at the meeting.

10.0 HIGHWAY CONSIDERATIONS

10.1 The layout includes the provision of a new access at the western extent of the site, running along
the southern extent of the proposed housing. The entrance is separated from the proposed housing by
a detached house set back from the road. A large landscaped area will be provided adjacent to the
access road. An emergency vehicle access will be provided at the eastern end of the site, which will
also incorporate a footpath in a landscaped setting. A pedestrian link will also connect the south
eastern corner of the application site with Greenlands Road.

10.2 North Yorkshire Highways have been consulted on the application. In relation to the original
plans they advised:

1. The section of Firthland Road onto which the proposed estate road access is to be formed has a
long standing issue with on-street parking, due to the adjacent properties having no on-site provision.
With the loss of the adjacent garaging this is unlikely to improve. Given that the carriageway only has
an effective width of 3.5 metres due to the parked vehicles, I would expect that the developer improve
this section of highway to ensure two-way traffic can be accommodated for all vehicles, and as the
new estate road is proposed at 6 metres wide, this width would be expected here.

2. I have concern over the parking provision shown, with many of the two and three bedroom
properties having a single on-site parking space, the likelihood is that this will lead to on-street
parking. The applicant is no doubt aware that Governmental advice contained in Planning Practice
Guidance urges local planning authorities seek to ensure parking provision appropriate to the needs
of the development that would not lead to congested streets. Given the widths proposed I am of the
opinion this may well give rise to such a problem and the parking allocation should therefore be
looked at more favourably. 3. The proposed layout does not provide any measures to ensure traffic
speeds are kept to the recognised 20mph within the site, especially on the approach road.

4. Section 4.18 of the Planning Statement mentions a submitted Travel Plan, but it does not appear to
be included with the documents available on-line. Similarly, it mentions public transport
enhancements, but no further information or commitment on the part of the applicant has been
mentioned, and these should be brought forward for consideration.

10.3 Negotiations were carried out with the applicant in response to these comments. This in
particular included better parking provision. In view of this North Yorkshire Highways responded as
below:

Re. Revised plans (Drawing Nos. 687/001 Rev. C; R/1751/1; 687/003 and various house plans) as
notified by letter from Ryedale DC dated 3 August 2015.

Some of the parking allocation for the 4 bedroom properties would appear to be too tight.
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Provision should be made for 3 spaces each, all clear of the proposed adoptable estate road and/or
private shared driveway, and still enable pedestrian access via the property doors. Plots 22, 23, 24,
28, 39, 41 and 48.

The link off the estate road back to Firthland Road needs to be modified to keep pedestrian/cyclists
clear of the existing vehicular access to the garages. Appropriate restraints will be required to
prevent through use by vehicular traffic, and similarly between the two proposed culs-de-sac and
footway link into Greenlands Road.

The landscaping plan does not identify the whereabouts of the species. For the main spine road, it is
recommended that the verge width be increased to six metres to permit a more varied, hardwood tree
species that would mature well. This could be achieved on both sides up to where the housing is
located, and continued along the south side if desired. This principle of this arrangement could also
be brought in along future sections of the spine road at the time of any scheme coming forward. The
remaining three metre-wide verges can be planted with trees, but the species allowed would be
limited.

The developer is advised to refer to Appendix H of the NYCC Residential Highway Design Guide.
Some traffic calming features would need to be designed for the spine road along the ‘open’ section.
These may not necessarily be vertical restraints.

The off-site changes to accommodate parking arrangements on Firthland Road opposite the site are
noted. During the construction period, it is expected that a traffic management plan be prepared and
implemented that covers routes and timings of site / delivery traffic. This is likely to involve a one-way
arrival and departure system, and may need to include introducing temporary waiting restrictions
along certain short lengths of the immediate highway network, in order to ensure traffic is able to
pass along the highway safely and satisfactorily.

Subject to receiving amended plans that satisfactorily clarify the on-site parking, safeguarding the
footway links and verge landscaping arrangements, no highway authority objections are raised in
principle to the proposed development, and conditions are recommended.

10.4 Letters of objection from neighbouring occupiers have raised concerns regarding the capacity of
the surrounding roads. This is also referred to in the response from Pickering town Council. The
highway aspect of their response states:

The Council asks that consideration is given to improving traffic flow along Manor Rive and
Firthland Road. The new development, during construction and upon completion, will generate
additional traffic movement. Manor Drive is now a single lane thoroughfare (because of parking on
the west side of the road) and drivers along Firthland Road have to negotiate higgledy-piggledy
parking on the north side of the road. Anchorite Lane where it meets the A170 is a junction where
drivers have to take the greatest care. Negotiating these roads becomes even more demanding when
traffic is backed up along Westgate from the traffic lights as some drivers, travelling eastwards, who
do not want to be unduly delayed, will leave the A170 at Manor Drive, travel along Firthland Road
and return to the end of Vivis Lane, thereby creating additional traffic movement along roads already
difficult to negotiate.

North Yorkshire Highways have taken account of the capacity of the road system, and have not
objected to the development on that basis. Clarification of their views in response to the comments of
the Town Council have been sought, and Members will be updated at their meeting. In relation to
comments of neighbouring occupiers regarding pedestrian crossing of Firthlands Road. North
Yorkshire County Council - Highways have made the following response:

I’ve looked on site regarding. the objection letter on the matter of the crossing of Firthland Road, and
do not consider that the amount of traffic v. pedestrians crossing there at school times will be raised
to such a level as to be detrimental to highway safety.
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For example, a check done on the afternoon of 13 January 2016 saw only 3 pedestrians cross
Firthland Road to the west of Anchorite Lane over a 45-minute period (15.40 to 16.25), during which
time 55 vehicles passed this point in both directions (i.e. an average of I vehicle every 41 seconds).

However, it would not be unreasonable to request that the applicant install 2 no. SLOW road
markings on red anti-skid patches on the approaches to the bend/junction with Anchorite Lane as a
low cost outlay to give additional awareness to drivers at that point. The SLOW marking should be
positioned in the middle of the carriageway, so to still be visible if a parked vehicle was over the side
of the patch.

10.5 In relation to the proposed parking, the revised plans have now resulted in most dwellings having
a minimum of two parking spaces off road. A number of dwellings also have a garage. The exception
are Plots 17 and 18 which are two bedroomed and have one space each. Plots 34 to 37 are one
bedroom flats, and again have one parking space each.

It is of note however that the site provision on the site accords with the North Yorkshire County
Council Interim Guidance on parking standards and travel plans 2015.

11.0 LANDSCAPING

11.1 The Ryedale Plan - Local Plan Strategy in policy SP12 Heritage requires that distinctive
elements of Ryedale's historic environment will be conserved and where appropriate enhanced. This
includes:

o The network of historic field systems across the District and in particular, the historic field
patterns around Pickering and other settlements on the northern side of the Vale of Pickering.

The site lies at the southern edge of Pickering where there is evidence of historic field patterns.
Nevertheless, the fields covered by the application site are not intact, and have lost some of their
original hedges. In addition the western edge of the site is trucated and has lost its historic character.
The site is also surrounding to the west and east by existing development and has a more urban feel to
it. Accordingly, it is not considered that the loss of the application site would result in the loss of
important historic fields.

11.2 In relation to the landscaping of the site itself, concern was raised by officers that the application
as submitted left little opportunity for any meaningful landscaping either within the site, or along the
boundaries. This was in part due to the lack of spacing between dwellings and also the proliferation of
parking to the front of dwellings. The revised plans have resulted in a significant improvement to the
plans. Whilst the layout still includes areas where parking will dominate the streetscene, further
planting has been provided elsewhere. Of particular note is the provision of mature trees along the
main access to the site, and the landscaped areas around the emergency access/pedestrian access.
Hedges have also been provided where possible to front gardens. It is considered that subject to
appropriate condition, the landscaping proposed is acceptable.

11.3 The Town Council has queried future maintenance of landscaped areas, and verges. The
applicant has advised that a management company will take charge of the Public open space and
landscaping on site. In relation to verges, the applicant has advised that they are working with the
Highway Authority in order to get the grass verges along the roads adopted. Taking on board the
comments of the Town Council this aspect will be discussed further with the applicant, to ascertain if
the landscaping along the new road can be 'classed’ as public open space and subject to maintenance
by the management company.

12.0 PUBLIC OPEN SPACE
12.1 The application triggers a requirement for Public Open Space provision on site. This is in the

form of a Local Area of Play. Contributions will also be required equivalent to 0.2 hectares for
outdoor sports. This will be subject to a Section 106 agreement.
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The Town Council has advised that a play area adjoins the site which has limited equipment on. They
stated that with a new estate, additional equipment will be required. It is considered that the LAP is
necessary to serve the application site itself.

13.0 ECOLOGY

13.1 The application is accompanied by an ecological appraisal. This states that the site will have no
adverse effects on any statutorily designated sites or indeed non statutory designated sites. None of
the hedgerows are classified as important, and the grassland within the site is species poor, and of a
type that are of widespread and common occurrence. One tree contains a single feature suitable for
use by roosting bats, and therefore the retention of the tree is recommended. Further bat roost surveys
will be required if the tree is to be removed. Reference is made to owls nesting in one of the buildings,
whilst the building is not located on this part of the site, it could be affected by the development.

The Councils' Countryside Management Officer has been consulted on the application, and has
recommended that the following conditions be imposed:

13.2 Biodiversity method statement - Condition

No development shall take place until a method statement for the creation of new wildlife features had
been submitted to and approved by the local planning authority. The content of the method statement
shall include the following:-

a) Purpose and objectives for proposed works

b) Detailed designs/working methods necessary to achieve stated objectives
¢) Extent and location of proposed works

d) Timetable for implementation

e) Persons responsible for implementation

f) Initial aftercare and long term maintenance.

The works shall be carried out strictly in accordance with the approved details and shall be retained in
that manner.

Protection of breeding birds during construction - Condition

No removal of hedgerows, trees or shrubs shall take place between 1% of March and 31* of August
inclusive, unless a competent ecologists has undertaken a careful, detailed check of vegetation for
active birds nests immediately before the vegetation is cleared and provided written confirmation that
no birds will be harmed and that there are appropriate measures in place to protect nesting bird
interest on site. Any such written confirmation should be submitted to the local planning authority.

Condition - Immediate pre-development Barn Owl re-survey

No building and construction work shall be commenced unless evidence has been provided to the
Local Planning Authority that no birds are nesting (at the development site to which this consent
applies) immediately prior to work commencing.

Reason: to ensure that nesting Barn Owls are not disturbed by development works and to enable the
Local Authority to fulfil its obligation under Section 25 (1) of the Wildlife & Countryside Act (1981).

Condition - Permanent provision within buildings

A permanent accessible nesting space for Barn Owls shall be provided within one or more of the
developed buildings to which this consent applies, and thereafter maintained, in accordance with
details that shall have first been submitted to, and approved in writing by, the Local Planning
Authority, and in line with natural England guidance.
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Reason: to secure the long-term protection of the species
14.0 ARCHAEOLOGY

14.1 During consultation on the application, the County Archaeologist advised that the development
lies within an area of high potential for the presence of archaeological remains relating to settlement
and burial activity dating from the prehistoric and Roman periods. The area lies at the interface
between the Tabular Hills and the wetlands of the Vale of Pickering. In view of this a geophysical
survey together with trial trenching was required.

14.2 The recommended work was carried out by the applicants, which included 11 trenches. Four of
the eleven trenches contained archaeological features which pre-dated the medieval ridge and furrow.
These features provided evidence for the survival of significant archaeological remains relating to an
Iron Age/Romano British system of ditches, enclosures and settlement. Therefore there is high
potential for the ground disturbing works associated with the development to encounter further
significant archaeological remains. It is therefore recommended that a scheme of archaeological
mitigation recording is undertaken. In order to secure such a scheme, it is recommended that an
appropriate condition be imposed.

15.0 DRAINAGE

15.1 The site lies within Flood Zone 1, and as such is not at risk of flooding. In relation to drainage,
foul drainage will connect to the existing system on Firthland Road, and surface water will discharge
to soakaways. The applicant has advised that the ground conditions are suitable. Yorkshire Water has
not objected to the proposal. The Environment Agency has not objected subject to the development
being carried out in accordance with the submitted Flood Risk Assessment. The Internal Drainage
Board have been consulted and advised that they do not object. However if there is a change from the
use of soakaways it may be necessary to make a commuted sum payment to upgrade the local ditch
network.

16.0 NOISE

16.1 The site is situated to the east of the industrial estate on Westgate Carr Road. In view of
potential noise associated with it, the applicants carried out a noise survey. The Councils'
Environmental Health Officer expressed concerns regarding the original details, and requested that
further survey work be carried out. Furthermore no mitigation was proposed. She has advised that
complaints have been received by existing residents in the area in relation to noise from the industrial
estate. It is important that new residential developments close to industrial sites do not result in
complaints that would ultimately harm the existing business or result in an unacceptable residential
environment. Detailed negotiations have been carried out with the applicant, and the latest plans
include a landscape buffer on land to the extreme west of the proposed housing. This has been
modelled, to take account of the various noises sources and the Councils' Environmental Health has
confirmed that the mitigation proposed is acceptable

17.0 LAND CONTAMINATION

17.1 A preliminary geo-environmental investigation of the site was carried out, which included a
wider area of land. The report found that there were some potential sources of contamination on the
site. This could have been as a result of a small back filled quarry. It is therefore recommended that if
permission be granted, it be subject to a condition requiring a phase 2 investigation.

18.0 REPRESENTATIONS
18.1 13 letters have been received in relation to the application. The letters are available for Members

to view on the Councils' public access system. The following is however a list of the main points
made:
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objection

Access and Access too near Anchorite Lane. Parking on Firthlands Road makes
Parking access difficult
Parking provision not acceptable
Additional traffic will cause problems, and the site is too far from
amenities
Transport assessment not adequate
Response
The Highway Authority has been consulted on all aspects of the
application process. They have requested changes which have been
incorporated. The parking provision complies with North Yorkshire
County Council standards . See section 10.0
Emergency Numbers 41 and 43 Firthland Road have access to their rear garages. What will
access/pedestrian | stop motor bikes or cars using it ?
link
response The access is for emergency vehicles only, and can be signed and bollarded

as required near the entrance to the housing. The access to the garages is
maintained

Social Housing

The social housing is all together and not spread through the site.

Response

12 houses are located together, but directly opposite market housing, and
with market housing to either side. A further 6 houses are situated further
along the access road. It is considered that the spread and mix of houses
together is acceptable.

Neighbour
amenity

Including overlooking, increased risk of access to neighbours property, noise and
light pollution,, impact on house prices. Particular concern regarding height of
2.5 storey houses to rear of those on Firthland.

Response

Development inevitably increases activity. However the site is in a
predominately  existing residential area, and the distances between
dwellings complies with accepted standards. House prices are not a planning
consideration. Neighbour impact is addressed in section 8.0 of this response.
Officers agree that the 2.5 storey dwellings are high and sought to re-locate
them. The applicants contend that this is the only location they will work as
a layout. Given the distance from the dwellings on Firthlands Road it is not
considered that the development can be refused on neighbour impact
grounds.

Insufficient
services

E.g. lack of dentists/ doctors, schools, child care

Response

In relation to schools, County Education have requested contributions
towards Pickering junior school. During work on the Ryedale Plan - Local
Plan Strategy, there was no evidence of a shortfall in provision, however
retention of GP's goes beyond what can be considered through this
application.

Landscape and
impact on wildlife

High density houses will have a devastating impact on wildlife and attractive
open countryside.

Response

The application is accompanied by an ecological survey. This has been
addressed in section 13 of the report.

Public open space

Development will deliver insufficient open space

Response

The POS accords with policy, and will also provide significant landscaping
on the entrance to the site. Contributions will also be required.

Is there a need?

Not aware of increase in jobs
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No new

employment

Response Principle of development and housing supply considered earlier in this
report. Given the location of the site within a market town, it is not
considered that lack of new jobs is a reason for refusing housing that
accords with the spatial strategy of the development plan.

Drainage Site becomes waterlogged. how will drainage cope
The site is Flood Zone 1 recommend SUDS to address flood risk issues

Loss of The site is Greenfield land, however this in itself is not sufficient reason to

agricultural Land | refuse the application. It is Grade 3 land which is good to moderate. The
site is on land which is identified as having an agricultural land value of
GIII with no differentiation between 3a and 3b, it cannot be assumed that
the sites' development would not lead to a loss of some Best and Most
Versatile Land . However, the land surrounding Pickering is GIII with an
area of GII to the south. On balance, the loss of Best and Most Versatile
Land on this site would not lead to an unacceptable loss of Best and Most
Versatile Land, within the Pickering area.

Loss of View Loss of View is not a material planning consideration

¢ insufficient public open space.
Social housing all together making it possible for a bad image area.

® Neighbour at 43 Firthland states he has access to the rear of his property. What prevents the path
being used by cars and motor cycles

19.0 CONTRIBUTIONS

19.1 As detailed above, contributions will be required in respect of Public open space and affordable
housing.

19.2 In addition, the County Education Authority has advised that contributions to take account of a
shortfall of 11 spaces at Pickering Community Junior school are required.

20.0 SUMMARY

20.1 The Council can demonstrate a 5 year supply of land. As such when considering the planning
balance, housing supply is not an overriding reason why the site should be brought forward at this
stage. Nevertheless, the site performs generally well and its limited development accords with the
strategic locational polices in the Ryedale Plan - Local Plan Strategy. It is of note that the approval of
such sites for housing in sustainable localities help to maintain the overall supply of sites.

The application was validated on November 20th 2014. Officers had significant concerns regarding
the layout of the application as submitted. It has been a long process, but it is now considered that
significant improvements from the original scheme have been made. This is in particular in relation
to the provision of driveways to the side of some dwellings, which provides a less car dominated
approach together with the submission of a meaningful landscaping scheme. There are however
unresolved issues in relation to the size of the proposed affordable housing, and comments from the
Police Designing Out Crime Officer. As such the recommendation is pending. It is hoped to update
members with further information in the Late papers or at their meeting.

RECOMMENDATION: Recommendation Pending
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Background Papers:

Adopted Ryedale Local Plan 2002

Local Plan Strategy 2013

National Planning Policy Framework

Responses from consultees and interested parties
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Planning Application Summary

| INTRODUCTION

This Design and Access Statement has been written to accompany the
outline planning application for residential development on land south of
Firthland Road, Pickering. The proposal includes the development of 52

residential dwellings of which 35% (1

Purpose of this Document

It should be read in conjunction with the
accompanying documents, particularly
the planning statement.

The purpose of this Statement is to
examine the character and structure of
the development in accordance with the
requirements for Design and Access
Statements defined within DCLG
Circular 01/2006 ‘Guidance on Changes
to the Development Control System’
and those identified in the Town and
Country Planning (Development
Management Procedure) Order 2010.

The Statement assesses the
environment immediately surrounding
the site along with the constraints and
oppoertunities proposed by the site itself
within the context of local and national
planning policy.

It sets out the rationale for the design,
breaking down into its component parts
to explain how each element has been
developed and its relationship to the
surrounding area including matters in
respect of:

Use

Amount
Layout
Scale
Landscaping
Appearance
Access

It seeks to demonstrate that the design
rationale for this development has been
carefully thought out within its context
and will make a positive contribution to
the character and fabric of the local area
and the town of Pickering as a whole.

In order to consider and explain the
principles and concepts that have been
applied to particular aspects, this
statement is divided into the following
sections:

SECTION 1: INTRODUCTION

Outlines the background and purpose of
the document and the relevant planning

8 no ) will be affordable.

policies relating to design which have
been considered.

SECTION 2: THE SITE

Provides an understanding of the sites
geographical local within a national,
regional and local context.

SECTION 3:
EVALUATION

ASSESSMENT  +

An assessment of the strategic and
local context of the proposals and a
description of the context of the site
itself. This includes the identification of
the opportunities the site presents and
also the constraints that need to be
addressed.

Home Yorkshire) Ltd

1 INTRODUCTION |

SECTION 4: DESIGN + MASTERPLAN

Demonstration of design evolution
based upon intital site assessments.
Presentation of the design proposals,
including uses proposed, amount,
layout and scale of development,
landscaping and appearance, access
and sustainability.

SECTION §: INVOLVEMENT

A description of community involvement
as part of public consultation.

SECTION 6: CONCLUSION

Provides and overview of the merits of
the development
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Bl THE sITE

Site Location

Pickering is an ancient market town and civil parish in the Ryedale district of
North Yorkshire, on the border of the North York Moors National Park.
Historically part of the North Riding of Yorkshire, it sits at the foot of the
moors overlooking the Vale of Pickering to the south. It is situated at the
junction of the A170, which links Scarborough with Thirsk, and the A169
linking Maiton and Whitby and occupies a broad strip of land between the
Ings and Low Carrs to the south of the main road and a ridge of higher,
sloping ground which is surmounted by the castle to the north.

National Regional Local

Pickering Town
B The site

__"L_rj

Firthland Road Pickering | Persimmon Homes (Yorkshire) Ltd

z»
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Planning Context

The proposed residential development has been formulated in light of the
relevant design policies within the adopted Local Plan as well as advice in
SPDs, the NPPF and Circulars. Those considered to be of particular
pertinence relating to design are set out below:

National Policy Context

The National Planning Palicy
Framework (NPPF) was adopted on the
27 March 2012 and sets out the
Government's national and overarching
policy on planning matters.

Paragraph 50 of the NPPF requires
local planning authorities to “deliver a
wide choice of high quality homes,
widen choice for home ownership and
create sustainable, inclusive and mixed
communities” .

This Design and Access Statement
demonstrates that the proposal ensures
that a range of high quality homes is
delivered.

Chapter 7 of the NPPF sets out the
government's requirements to good
design of the built environment.
Paragraph 57 states it is * Important to
plan positively for the achievement of
high quality and inclusive design for all
development, including individual
buildings, public and private spaces and
wider development schemes” .

Paragraph 58 of the NPPF states
planning policies and decisions should
aim to ensure that developments:

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

= establish a strong sense of place,
using streetscapes and buildings to
create attractive and comfortable places
to live, work and visit,

= respond to local character and history,
and reflect the identity of local
surroundings

and materials, while not preventing or
discouraging appropriate innovation;
and

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

Paragraph 60 places an importance on
promoting local distinctiveness whilst
Paragraph 63 states that great weight
should be applied to outstanding or
innovative designs.

Paragraph 64 requires that permission
be refused for developments that fail to
take the opportunities for improving the
character and quality of an area.

thland Road | Pickering | Persimmon Homes (Yorkshire) Ltd

B ASSESSMENT + EVALUATION

3 ASSESSMENT + EVALUATION

Other Government Guidance includes:

+ Safer Places - The Planning System
and Crime Prevention (ODPM 2004)

+ Building for Life 12

= Design & Access Statements (CABE)

The sign
of a good
place to live

12

B "N

Local Policy Context
The Ryedale Local Plan Strategy (2013)

The Local Plan Strategy provides for the
management of change in development
and conservation throughout the District
over the next 15 years. It sets out the
framework to achieve the difficult
balance of facilitating the delivery of
much needed homes for local people,
new jobs, Iimproved sports and
recreation  facilties and  better
opportunities for all, whilst minimising
the impact on the high quality
environment and distinctive character of
the District, and avoiding harmful and
inappropriate development.

The key policies of relevance to the
design of this scheme are:
Policy SP4: Type and Mix of New
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ASSESSMENT + EVALUATION

The type and size of new housing is
expected to address identified stock
imbalances or, alternatively, in those
locations where the stock is currently
more balanced, to ensure a range of
dwelling types and sizes provided in
order to retain a balanced housing stock
and provide choice in the housing
market

To ensure housing is well designed and

supports safe and inclusive
communities,
. Adequate private, individual

amenity space will be required to be
provided as part of the development of
new houses or retained and existing
homes are extended.

. Communal amenity space will be
TS ——

Pickering Tow

required as part of flatted development,
where this is feasible and practicable

. An appropriate level of safe play
space will be provided for children and
young people within larger development
sites providing family housing in line
with Policy SP11

Outdoor environments will be
designed to be safe and inclusive and to
take account of the requirements of
people of all ages and abilities

vy SP1 Landscape

Development 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

Development proposals will be
expected to create high quality durable
places that are accessible, 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

. Protect
well-being

amenity and promote
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To reinforce local distinctiveness, the
location, siting, form, layout, scale and
detailed design of new development
should respect the context provided by
its surroundings including:

. Topography and landform that
shape the form and structure of
settlements in the landscape.

. The structure of towns and
villages formed by street patterns,
routes, public spaces, rivers and becks.
The medieval street patterns and
historic cores of Malton, Pickering,
Kirkbymoorside and Helmsley are of
particular significance and medieval two
row villages with back lanes are typical
in Ryedale

. The grain of the settlements,
influenced by street blocks, plot sizes,
the orientation of buildings, boundaries,
spaces between buildings and the
density, size and scale of buildings.

The character and appearance
of open space and green spaces
including existing Visually Important
Undeveloped Areas (VIUAs) or further
VIUAs which may be designated in the
Local Plan Sites Document or in a
Neighbourhood Plan. Development
proposals on land designated as a VIUA
will only be permitted where the benefits
of the development proposed
significantly outweigh the loss or

damage to the character of the
settiement
. Views, vistas and skylines that

are provided and framed by the above
and/or influenced by the position of key

historic or landmark buildings and
structures
. The type, texture and colour of

materials, quality and type of building
techniques and elements of
architectural detail.

The design of new development will
also be expected to:

Incorporate appropriate hard and
soft landscaping features to enhance
the setting of the development and/or
space.

. Contribute to a safe and well

connected public realm by respecting
and incorporating routes, buildings and
views which create local identity and
assist orientation and wayfinding;
creating public spaces which are safe
and easy to use and move through by all
members of the community; facilitating
access by sustainable modes of travel
including public transport, cycling and
walking.

. Reduce crime and fear of crime
through careful design of buildings and
spaces.

. Provide, where appropriate,
active and interesting public frontages,
clearly defined public spaces and
secure private spaces

. Make efficient use of land and to
build at a density which is appropriate to
its surrounding context. In general new
housing should not be built below an
indicative density of 30 dwellings to the
hectare unless this can be justified in
terms of the surrounding context.

. Proposals for major

3 ASSESSMENT + EVALUATIO

development will be expected to include
a statement identifying the waste
implications of the development and
measures taken to minimise and
manage waste generated.

SP20: Generic Development
Management Issues

Policy SP20 sets the general
development management criteria
against which all developments will be
assessed. These criteria cover the
following matters:

. Character

. Design

. Amenity and Safety

. Access, parking and Servicing
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Strategic Context

Pickering is a historic market town in the county of North Yorkshire with a
population of approximately 6800. It is situated at the junction of the A170,

which links Scarborough with Thirsk,

and the A169 linking Malton and

Whitby and also benefits from good vehicular access to other nearby towns
and the city of York further afield via the A169 and A64.

The town benefits from bus services
providing direct connections to York (via
Malton), Whitby, Thirsk and
Scarborough. There is a town bus which
travels a circular route around the town.
The nearest mainline railway station is
at Maiton 8 miles away. The North
Yorkshire Moors heritage railway runs
seasonal services to Grosmont and
Whitby. There are also several Primary
Schools and a Secondary school which
have a large geographical catchment of
students.

Pickering Town

Site Context within Pickering

The application site is located on land to
the south of Firthland Road, east of
Greenlands Road to the south west of
the town, bounded by residential
development to the north and east and
industrial/commercial premises to the
west. The land to the south remains in
agricultural use. The site s
edge-of-settlement but well related to
the existing adjacent residential

\LUATION

developments on Firthlands Road and
Greenlands Road and would provide a
natural extension to the settlement
limits of Pickering.

This location was identified as one of
the 8 areas of search within the
Council's 2007  “Accommodating
Growth and Managing Change report
used to inform the Core Strategy and
Ryedale’s Local Plan Strategy now
subsequently identifies the need for
Greenfield extensions within the town.

“ 1200 M / 15 minutes Walk

Primary Road

Secondary Road

Firthland Road | Pickering | Persimmon Homes {Yorkshire) Ltd

Tertiary Road
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Pickering Vernacular

Pickering, is renowned for its unique architecture and distinct local
vernacular. The aim of this assessment is to identify the vernacular of
Pickering both generally and within the immediate context of the site to help

inform the proposed development.

The town is noted for its historic core
with the 12th century Grade | listed
parish church at the eastern end of the
Market Place dominating views of
Pickering from all directions. North of
the church at the top of the hill is
Pickering Castle, which was built in the
late 11th century whilst the sloping
Market Place between the church and
the beck is lined with two and three
storey buildings dating from a variety of
periods. Most are listed for their
historical or architectural interest and
this area is the centre of the town's main
Conservation Area

Built Vernacular

Although the acknowledged distinct
character of the town is a key
consideration in the assessment of the
scheme, the immediate environment in
which it sits requires equal
consideration as it is against this

ng Town Centre

backdrop that any future development
will be seen

The built character of the surrounding
are is defined by the properties on
Firthlands Road (and the surrounding
streets) and the later developments
around Greenlands Road. Each of these
are distinct from one another in their
age, massing, design and general
vernacular, Firthlands Road comprises
almost universally of 1950's
semi-detached or terraced properties
constructed in the traditional style of the
time with red or brown brick and slate
roofs. There are properties at the
eastern end of the road that have been
developed later and include bungalows.

Properties on Greenlands Road
comprise of primarily semidetached and
detached properties dating from the
1970's. They are similarly proportioned
to the older properties but with fewer

architectural features of note and less
vertical emphasis in the fenestration.
They are constructed primarily of buff
brick with facing concrete tiles in red or
buff on the front elevations. Most are set
back from the highway with front
gardens and frontage and side off street
parking.

Viewing the built vernacular in the
round, there is little to suggest a
dominant built form or style to the area
surrounding the site to give a detailed
design cue for the scheme. However,
despite the varying age and style of the
properties the majority are two storey in
height with front and rear gardens with
the more modern properties benefitting
from off street parking. The materials
palette is equally as mixed with
red/brown engineering and buff bricks
being the main facing material of choice
whilst the older properties have slate
roofs, concrete roofs are also prevalent.

Landscape Character

The built up areas adjacent to the site
sit on three sides to the north, east and
west whilst the land to the south
remains undeveloped and very much
part of the open countryside around
Pickering. Tree belts and hedgerows
are also a feature of the landscape
surrounding the site, limiting long
distance views and providing a sense of
enclosure, along with the 'built frame'
provided by the existing development
The fields that comprise and are
adjacent to the site are predominantly in
pastoral use, and there are a number of
urban fringe businesses in the vicinity of
the site.

The site itself comprises several fields,
all of which are grassland and bounded
by mature hedgerows. The hedgerows
running north-south separating the
fields are substantial and freely growing
with varying heights. There are no
known landscape designations affecting
the site.
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Constraints + Opportunities

In order to ensure the development compliments and enhances its
surroundings it is important to assess the sites's constraints and
opportunities. This understanding helps inform the design process to create

a successful development.

Constraints

. Opportunities  for  vehicular
access are limited and can only be
achieved through the north west of the
site

. Existing residential properties
directly overiook the site, requiring
careful treatment and design to prevent
any loss of amenity.

. A minimum stand off from the
adjacent Waste Water Treatment Works
is required, preventing development in
part of the site.

. Historic, mature field boundaries
divide the site in two places running
north-south.

Site Constraints + Opportunities

. Existing rights of access into the
site will need to be accommodated

Opportunities

. Stand off from the Waste Water
Treatment Works allows for the creation of
a larger open space and the creation of a
‘soft entrance’ to the scheme,

. Accommaodating existing rights of
access allows for the creation of an
emergency and pedestrian/cycle access to
the north east of the site, improving
permeability.

. Likewise, the opportunity to the
east of the site improves permeability and
connectivity, helping to integrate the

3 ASSESSMENT + EVALUATION

scheme into the surrounding area.
. Will provide the settlement of
Pickering with a range of new housing to
accommodate identified existing need.
The development will support a
range of housing tenures to meet the
needs and aspirations of future occupiers
from within the local area.
. Where possible, retention of
existing features within the site, such as
the hedgerow. provide a connection to the
open space to

W :::;":::' Existing Park > ‘8::::” B Outlook i Access

1 Potential o Sensitive Access o + Potential
. Green Space ' W - E ; Boundaries EE be retained 2 | Pedestrian Link
thiand Road Pickering | Persimmon Homes (Yorkshire) Ltd
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DESIGN + MASTERPLAN

Vision

The vision for the Proposed Development is to create a new sustainable
urban extension for Pickering that is integrated with both the existing town
and the adjoining rural character, in particular with the existing community
on Firthlands Road and Greenlands Road.

Design Objectives

The assessment of the site and evaluation
of the constraints and opportunities,
alongside drawing upon design inspiration
from the local area, the following design
objectives have been identified

DESIGN OBJECTIVE 1

Integration with the surroundings by
reinforcing existing connections and
creating new ones.

DESIGN OBJECTIVE 2

Provide a mix of house types and tenures
that suit local requirements

DESIGN OBJECTIVE 3
Create a place with a locally inspired and
distinctive character.

DESIGN OBJECTIVE 4
Take advantage of existing topography,
views and landscape features.

DESIGN OBJECTIVE 5

Design a building layout with landscaping
to define and enhance streets and
spaces.

DESIGN OBJECTIVE 6

Design a street layout which is easy to find
your way around and encourages low
vehicle speeds.

Developing a Design Concept

The assessment of the surrounding area
of Pickering provided a useful starting
point for the development of a design
concept for the scheme. It was clear from
the outset that the development requires a
sensitive transition from rural to urban as
opposed to a hard edge and that leaving
sufficient areas for open space and
landscaping was a key priority.

Medium and long distance views of the
development would be ones of a mix of
roofscapes, against the backdrop of the
existing developments to the west, east
and north.

An initial concept sketch was produced
which takes vehicular access from
Firthland Road in the north west comer,

with the potential for emergency access to
the north east. The topography of the site
and orientation of the surrounding
properties however precludes additional
or alternative accesses elsewhere

From the outset there were some key
principles which were considered logical:

¢ the retention of open space to the
south offsetting views from this direction;
and

. the setting back of development
along the northern boundary where there
was a direct interface with existing
properties.

. The creation of two large open
spaces on the fringes of the site, which
would be landscaped and ‘bleed’ through
the site, opening up to other spaces.

It was considered that more
informal, and intimate green spaces
integrated into the development would
achieve a sensitive transition from the
countryside and that this was the
appropriate approach to green
infrastructure, rather than providing solely
open and quite formal green spaces not
synonymous with this urban/rural fringe
location.

. A central route through the site to
break up the massing of the blocks and
provide an open visual corridor between
the two formal open spaces

. Key properties at focal locations
within the development.

Framework Plan

As the design proposals progressed a
layer of built form was added which helped
to identify and frame the key circulation
routes through the site. The built form
suggested that along the primary spine
route dwellings could be arranged in small
groups or rows in a similar fashion to
some of the streets surrounding the site. It
is acknowledged the urban grain of the
surrounding area is not wholly laid out in
this way, but it is also considered that the
specific site constraints and mixed
character of the surrounding area
generally do not preclude such an
approach either. Larger, detached
properties are located around the open
spaces and more prominent positions on
the site. The aspiration is to provide
greater legibility to these areas, frame the
spaces and provide visual end stops.

n Station
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In addition, the built form served to highlight how the various green spaces could be
integrated into the development so that they were provided with active frontages for
natural surveillance with rear elevational aspects avoided. This framework plan has
also created two semi-formal greens located to the north and south of the development.
The principle was to break up the mass of built form in the centre of the site and to
provide a sense of the less formal, peripheral open spaces connecting through the
development. Furthermore, the retention of the hedgerows has provided a ‘green
buffer’ within the site to break up massing and provide a landscaped link between the
open spaces through the site.

Concept Development

4 DESIGN + MASTERPLAN

l_
FIELD DRIVE

‘ Potential "
. Graen Space ' Existing Hedge ﬂ Secondary Road

Road Pickering ersimmon Homes (Yorkshire) Ltd

—Patan jj M{:‘.?ﬁﬁ?m

Access to
be retained

Pedestrian Link/

Emergency Access

Page 134




n DESIGN + MASTERPLAN

Design Masterplan
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Open Space + Recreation

The development has created three distinct areas of open space each
providing varying benefits whilst connections have been made to the
existing open space to the east to improve the overall open space offer for

future residents.

To the west of the site the access road is
framed by a large area of open space.
This area is to be grassed and made
available for informal recreation. It is
intended to provide a ‘soft entrance’ to
the development and provide a subtle
transition reflecting the rural-fringe
setting of the site.

Likewise, the open space along the
southern edge is also intended to
provide some transitional relief between
the agricultural land to the south and the
built form of the development.

Open Space Framework

Properties have been arranged in short
blocks and runs to positively front this
space providing natural surveillance
and a looser built form.

Accommodating an additional open
space to the north east has allowed
some of the impact on existing residents
to be offset and maintain existing points
and rights of access. A pedestrian/cycle
and emergency link is also provided
through this part of the site.

4 DESIGN + MASTERPLAN
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Scale + Massing

DESIGN + MASTERPLAN

The houses are to be two storey in the main with a small number of 2.5
storey properties, the maximum dimensions of which are set out below.

The scale and massing of the properties
has been designed to reflect that of the
existing properties surrounding the site
whilst also taking account of the fact
that this is a rural fringe location. As a
result, properties are more tightly
arranged within the site and closer to
the existing properties whereas those
on the southern fringe tend to be in
shorter runs with regular visual breaks
to provide relief in the visual impact
when viewed from the south.

Scale + Massing Plan

Scale + Massing Schedule

4 DESIGN + MASTERPLAN

Building Type | Max Eaves Height Max Ridge Height
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Access + Movement

The location for the site entrance is fixed by the site constraints. Upon
entering the built envelope of the scheme it tracks along the southern
boundary and turns north, splitting the development into two broad blocks.
Secondary roads and private drives are served from this with the size of
each diminishing the further into the site it progresses.

The focus for the movement network is
for pedestrian and cycle permeability
with three additional links provided over
and above the single vehicular access,
located along the natural desire lines
towards Pickering town centre. The
rationale behind this is naturally to
reduce the need and convenience of
private motor vehicles and encourage
the use of more sustainable forms of
transport.

This is further compounded by the
internal highway arrangement which

Access + Movement

has been laid out in very short runs with
clear and sharp turns at regular
intervals to keep vehicle speeds down
and maintain road safety.

‘i Secondary Road

rthland Road | Pickering | Persimmon Home

l,‘? _Primary Road

4 DESIGN + MASTERPLAN
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Land Use + Layout + Appearance

.~ DESIGN + MASTERPLAN

In terms of the appearance of the built form the images on this page provide
a flavour for the type of properties that are proposed for the site with the
buildings having a traditional appearance. As the adjacent visuals show, the
properties are to be elevated in a relatively simple fashion but taking
account of key proportions and features characteristic of the better
designed properties in the surrounding area.

All are intended to reflect the vertical
emphasis of the features on the older
properties and are marked out through
the appropriate use of door surrounds
and window styles to reflect this. The
style of glazing and other elevational
features (such as the style of window
heads and cills, brick and roof tile types)
seek to further support this approach.

As previously identified there will be a
variation of 2 and 2.5 storey properties
with a variety of roof pitches. The 2.5
storey properties are considered to be a
suitable approach away from the edges

of the site or where they can be
reasonably well screened whilst the 2
storey properties line the main route
through the site, key end stops and
frame the green corridors where a
legible edge to these spaces are
required. It is maintained that this style
and type of housing are a modern
reflection of some of the better
properties in the immediate
environment surrounding the site.

The masterplan also identifies that to
create the scale and massing of
buildings reflective of the local

vernacular analysed in this document
terraced properties are arranged in
rows of no more than 4, either
connected or with very limited gaps
between buildings.

The approach that should be taken to
the tertiary streets/private drives that
are proposed within the masterplan in
particular where the objectives is to
create an active edge to open spaces
with dwellings fronting the space. These
streets can be laid out with
shared-surfaces to elevate the role of
pedestrians at the street level.
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INVOLVEMENT

Public Consultation

In response to the national and local guidance on the need to carry out
community engagement, consultation on the proposed development took
place in the form of an exhibition at Pickering Memorial Hall on 17th August
2014 between the hours of 2pm and 7pm.

Al the public exhibition a number of
information boards were set up to show
the proposed development and the
various facets of the design, access and
other key issues, such as sustainability
and landscape and visual matters
Invitations were also sent out to local
Councillors in advance of the event.

At the exhibition, comment sheets were
available to all of those who attended to
allow people to provide comments on
the proposed development and either
return them on the day or take them

Public House

home and fill them in and post them to
Persimmon at a later date. There were
members of the developer team present
to allow members of the public to ask
questions on various aspects of the
design and other technical matters

Following an excellent turnout of 42
residents, 15 individual submissions
was received in relation to the proposed
development providing feedback which
we set out and respond to in the
Statement of Consultation.
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Conclusion

5| CONCLUSION

It is maintained that this Design & Access Statement sets out the relevant
principles and design parameters in order to deliver a attractive place to live
and sets out how the site can be developed in a sustainable way to deliver
new housing in Pickering of a high quality.

It is maintained that the design proposals
accord with the objectives set out for
development with the scheme integrating
into the surrounding area and the wider
area providing direct links to public
transport and also wil deliver an
appropriate mix of housing

The development is locally inspired by the
surrounding residential area, achieving a
'green character’ through the open spaces
and green corridors which embrace
existing landscape features and
opportunities for views.

The layout indicates buildings have been
placed to frame views, enclose streets
and turn corners. Importantly the green
routes through the site and green spaces
have taken precedence, with buildings
use to provide active edges with the
highways layout configured to suit. The
main vehicular routes are well defined,
with buildings of a greater scale making
the route legible and key open spaces
running parallel.

It is maintained the proposals will deliver
safe streets and spaces as they are

oy T T ERTHLAND ROAD _ e~

llustrative Masterplan

I
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6 CONCLUSION

overlooked by the active edges of
properties. The layout also avoids long
straight lines in order to reduce vehicle
speeds and where appropriate shared
surfaces are proposed on lower grade
residential streets where no through
access for vehicles is possible (only to
pedestrians and cyclists).

On this basis it is maintained that this
Design and Access Statement accords
with the requirements identified within
NPPG and those identified in the Town
and Country Planning (Development

lllustrative Street Scene -

rthland Road | Pickering

| Persimmon Homé
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ce DATE
Concerns ORI
Subject: 14/01259/MFUL — housing development on land to the rear of Firthland Road — new

information in relation to access and house types.

From: Pickering Town Council

Sent: 06 January 2016 08:33

To: Development Management

Subject: 14/01259/MFUL — housing development on land to the rear of Firthland Road — new information in relation
to access and house types.

The council’s planning committee advises that further discussion should take place between the
developer, the highway authority and the district council over the verges. The highway authority will only
pay for verges to be cut at junctions — this is one of the cut backs in county council expenditure.

Therefore, in terms of the look of the proposed estate, it would be sensible to establish who will be cutting
the verges beyond the junction with Firthland Road.

Re Public Open space/Provision: the district council is reminded that the town council is looking for
developer contributions towards the enhancement and provision of recreational facilities for the
community park off Whitby Road — a round table discussion of interested parties would be helpful in this
respect.

Andrew Husband
Clerk to Pickering Town Council
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Ellis Mortimer IS Cmords

From: Pickering Town Council ftownclerki@pickering.gov.uk] {5 l 12 A
Sent: 18 December 2014 09:46

To: Development Management - . -
Cc: robin.meginn@gpersimmonhomes.com R\./ r._ N \ T
Subject: 14/01259/MFUL '

18 e ™4
The proposed Persimmon development on land to the rear of Firthland Road N
Parking

The council questions whether sufficient parking spaces have been provided. It is understood that the developer will
be working to a prescribed formula but on the evidence of two new estates in Pickering which have been developed in
the town, insufficient off street parking has been provided. The council is concemed because a new estate,
particularly on evenings and weekends, can look like a car park (though one without designated spaces), and
negotiating a road with on street, higgledy-piggledy parking, becomes more demanding on drivers particularly when
children are playing outside in close proximity to the road.

Traffic movement, vicinity of the proposed development site

The council asks that consideration is given to improving traffic flow along Manor Drive and Firthland Road. The
new development, during construction and upon completion, will generate additional traffic movement. Manor Drive
is now a single lane thoroughfare (because of parking on the west side of the road) and drivers along Firthland Road
(whether travelling east or westwards) have to negotiate higgledy-piggledy parking on the north side of the road.
Anchorite Lane where it meets the A170 is a junction where drivers have to take the greatest of care. Negotiating
these three roads becomes even more demanding when traffic is backed up along Westgate from the traffic lights as
some drivers, travelling eastwards, who do not want to be unduly delayed, will leave the A170 at Manor Drive,
travel along Firthland Road and return to the A170 at the end of Vivis Lane, thereby creating additional traffic
movement along roads already difficult to negotiate.

Open spaces and verges

The council wants to know who will be responsible for maintaining these areas. It is a particularly important issue
given the cut backs that local authorities and councils have had to make, and will continue to make during the next
electoral cycle. Extensive areas of green space are proposed but the maintenance costs will be high if regular cuts are
required throughout the growing season.

This question is particularly important at this time. From 1 April 2015, the highway authority will only provide a
visibility related cut at each road junction up to five times each season. This means that the county council will no
longer cut, or pay a third party to cut, verges for amenity or aesthetic reasons.

In Pickering, the town council currently cuts 44004 sq ms of town verge twelve times a year under licence from the
highway authority and receives just under £8000.00 to do the work. 95% of the verge that is cut is for amenity or
aesthetic reasons. Therefore, from 1 April 2013, if the town council decides to continue to cut the town’s verge, 95%
of the cost of cutting the verges will have to be borne by Pickering’s council tax payers. Therefore, it i5 very
important to know the developer’s intentions with regard to the maintenance of the verge on the new estate given that
most of it will be classified as amenity or aesthetic.

Footpath links

The developer proposes to create a link with the Greenlands play area and another link, through the play area, with
Greenlands Road.

The town council pointed out to the developer that a play area (for which it is responsible) adjoined the proposed
housing estate and accepts that a link should be created. Currently there is only one piece of equipment in the play
area — a goal post — but with & new housing estate, additionallequipment will be needed.
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The town council has not been informed of the footpath link along the southemn boundary of the play area, between
the estate and Greenlands Road. This needs to be discussed as soon as possible.

Local schools and Pickering Medical Practice and dental surgeries

New estates of differing sizes are being, and have been, completed in the town. Cumulatively the residents who live
in them will have an impact on traffic movement and parking but also on school and medical services. The council
urges the developer to be in regular contact with the county council, school governing bodies and doctors and dentists
to ensure they are fully briefed about the proposed development as it is thought that the services which they provide
are already under pressure.

Andrew Husband
Clerk to Pickering Town Council
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Loraine Merrett
From: Pickering Town Council [townclerk @pickering.gov.uk]
Sent: 21 July 2015 12:26
To: Development Management
Cc: robin.mecginn@persimmonhomes.com
Subject: 14/01259/MFUL - proposed housing development off Firthland Road, Pickering

The council has no objections either to the amended layout or the house types.

The council assumes that the developer will be working with the district council and other relevant parties to come up
with a solution to the maintenance of the public space and verge.

The council has yet 1o hear from the developer about the proposed access to Greenlands through the Greenlands play
area.

The council notes that a location has been identified for a LAP and wonders why consideration is not given to
installing appropriate LAP equipment in the Greenlands play area instead. Again, the council would welcome contact
with the developer and the district council on this point.

Andrew Husband
Clerk to Pickering Town Council
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Agenda Iltem 9

Item Number:

Application No: 15/01290/MFUL

Parish: Thornton-le-Dale Parish Council

Appn. Type: Full Application Major

Applicant: Express Coach Repairs Ltd (Mr Simon Sheader)

Proposal: Change of use of agricultural land to a holiday campsite to include siting

of 6no. timber shepherd huts for self contained holiday accommodation,
ancillary timber reception building and timber utility laundry building,
formation of wildlife pond, alteration to existing vehicular site access and
onsite access tracks

Location: Land At Ordmerstones Lane Thornton-Le-Dale Pickering North Yorkshire

Registration Date:
8/13 Wk Expiry Date: 29 February 2016
Overall Expiry Date: 1 February 2016

Case Officer: Alan Hunter Ext: Ext 276
CONSULTATIONS:

Parish Council Object

Highways North Yorkshire Recommend refusal

Tree & Landscape Officer Object

Countryside Officer Object

Archaeology Section No known archaeological constraint.

Vale Of Pickering Internal Drainage Boards Observations made
Sustainable Places Team (Yorkshire Area) Comments made

Land Use Planning Comments made

Caravan (Housing) No objection but informative to be added
Neighbour responses: Mr Stuart Maw,

SITE:

The application site comprises agricultural land currently used for grazing. The site is located to the
south of Thornton le Dale and within the Vale of Pickering Historic Landscape Character Area. There
is a classified road (Thornton Road C67) located to the eastern side of the site. The site approximately
measures 260m in length by 70m in width and has a total area of approximately 1.76 hectares. There
is an existing field shelter located to the north east of the site, with established field hedges on the
site’s perimeters. Recent planting has been undertaken on the west and east within the site, however
this is mainly low level planting that does not afford any screening of the site.

The application site is located within Flood Zone 1, the lowest flood risk classification. The site is
also not within an area of known archaeological significance. A public footpath is located beyond the
north and west boundaries of the site.

PROPOSAL:

Planning permission is sought for the change of use of agricultural land to a holiday campsite to
include the siting of 6no. timber shepherd huts for self contained holiday accommodation, ancillary
timber reception building and timber utility laundry building, formation of wildlife pond, alteration to
existing vehicular site access and on-site access tracks.

The 6 no. proposed shepherd huts will each measure 5.5 m by 2.2m and be 2.5m to their highest
point. The utility building will have a footprint of 4m by 2.8m and be 2.5m in height.

PLANNING COMMITTEE
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The access to the site is a central position along the eastern boundary, which involves the removal of
the majority of the Hawthorn hedge on the eastern boundary and its re-planting approximately 2m
further into the site, fronting a splayed access . The access into the site leads north to a track that runs
parallel to the northern boundary. An amenity building is proposed to the north eastern corner of the
site, with three Shepherd huts in a central spur from the access track, and a further three Shepherd
huts proposed on the western side of the site adjacent to a proposed pond. The pond is proposed to
measure 40m in length by 20m in width and have an average depth of 0.8m and an approximate area
of 540m2. The agent has calculated that this will result in 432m2 of excavated soil that will be spread
evenly across the site.

The buildings are to be constructed of sawn redwood feather edge cladding in natural, unpainted
timber finish under curved corrugated galvanised steel roofs. Double glazed timber windows and

painted timber french doors are proposed.

A Klargester package treatment plant is proposed under the site, with its outfall to a soakaway also on
the site.

Sporadic planting throughout the site is proposed. This will comprise hawthorn, silver birch, beech,
golden willow and wild roses and comprise 25 plants in total.

HISTORY:
There is no planning history on this site.
POLICY:

National Policy

National Planning Policy Framework (NPPF) 2012
National Planning Policy Guidance (NPPG) 2014

Local Plan Strategy

Policy SP7 -Tourism

Policy SP13 — Landscapes

Policy SP14 — Biodiversity

Policy SP16 — Design

Policy SP17 — Managing Air Quality, Land and Water Resources
Policy SP19 — Presumption in favour of sustainable development
Policy SP20 — Generic Development Management Issues

Policy SP21 — Occupancy Restrictions

APPRAISAL:

The main considerations in relation to this application are:

The principle of the proposed development;

The impact of the proposals upon the surrounding historic landscape; the Vale of Pickering;
The siting, scale and design of the proposed units;

Highway safety;

The impact of the proposals upon the amenity of neighbours;

Ecology and Biodiversity; and

Drainage.

This application is a 'Major' application and is to be determined by Planning Committee.

PLANNING COMMITTEE
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The principle of the proposed development

Policy SP8 — Tourism of the Local Plan Strategy states:

‘Tourism in Ryedale will contribute to a sustainable and diverse economy. The Council will seek to
encourage sustainable tourism which minimises its environmental impact on the District.

This will be achieved by supporting:

e The provision of a range and choice of quality tourist accommodation
The business plans and operational requirements of existing tourist and visitor attractions,
and event arenas where appropriate*

®  FEncouraging all year round tourism subject to the occupancy conditions set out in Policy
SP21

e Tourism in areas where potential is significantly underdeveloped, in particular, Malton and
Norton and the Wolds
Cultural and creative businesses in Ryedale inspired by Ryedale’s unique environment

® The role of Pickering, Helmsley and Thornton-le-Dale as key visitor destinations as well as
gateways to tourism and recreational opportunities in northern Ryedale including the North
York Moors National Park. The impact of tourism on these communities will be managed
particularly in relation to car parking, traffic management, local facilities and services

Furthermore Policy SP18 also states:

'‘New tourist attractions will be supported where they do not undermine the character of the area or
prejudice the quality of the natural or built environment. Attractions that will attract large numbers of
visitors should be accessible by a choice of means of transport.

The following types of tourist accommodation will be supported in the following locations:

The wider open countryside
Appropriate expansion of an existing hotel, guest house, public house, farm house, holiday cottage or
similar establishment

®  Re-use of traditional rural buildings

® New touring caravan and camping sites and static caravan and chalet self-catering
accommodation and extensions to existing facilities that can be accommodated without an
unacceptable visual intrusion and impact on the character of the locality’

The proposal is for high-end scheme of 6 no. Shepherd Huts. Policy SP8 contains strong support in
principle for new tourism development in this area of the Vale of Pickering and Thornton le Dale in
particular. The North York Moors National Park and other tourist attractions are also accessible by car
from the site. However this support in principle has to be considered alongside its landscape impact
and other Development Management Issues.

Landscape impact

The site is located within the Vale of Pickering Historic Landscape, Policy SP13 — Landscapes states:

‘Development 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 including:

o The distribution and form of settlements and buildings in their landscape setting
®  The character of individual settlements, including building styles and materials

PLANNING COMMITTEE
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e The pattern and presence of distinctive landscape features and natural elements (including
field boundaries, woodland, habitat types,

® landforms, topography and watercourses)
Visually sensitive skylines, hill and valley sides

o The ambience of the area, including nocturnal character, level and type of activity and
tranquillity, sense of enclosure/exposure

The Council will work with landowners and statutory agencies to encourage land management
practises that will protect and reinforce landscape character across the District and proposals which
seek to restore areas of degraded landscape or individual landscape elements will be supported.

Outside of those landscapes protected by national landscapes designations, the Council will carefully
consider the impact of development proposals on the following broad areas of landscape which are
valued locally:

o The Wolds Area of High Landscape Value
® The Fringe of the Moors Area of High Landscape Value
e The Vale of Pickering

It also states:

"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 Tree and Landscape Officer has assessed this application and stated:

‘Object for the following reason: The site is within a linear field system off Thornton Lane which has
traditional roadside hedges along its length. The requirement for the removal of most of the roadside
hedge for highway reasons and its replacement behind the visibility splay will form an interruption in
the prevailing landscape pattern and also provide short-term views into the site.’

Furthermore, Policy SP20 of the Local Plan Strategy states:

‘New development will respect the character and context of the immediate locality and the wider
landscape/townscape character in terms of physical features and the type and variety of existing uses

Proposed uses and activity will be compatible with the existing ambience of the immediate locality
and the surrounding area and with neighbouring land uses and would not prejudice the continued
operation of existing neighbouring land uses.

The immediate area is generally characterised as flat agricultural land, with relatively small
rectangular shaped fields. These fields generally have field hedges interspersed with trees and the land
is mainly used for grazing or arable production. The immediate area is generally undeveloped with the
exception of agricultural development.

The introduction of the proposed development is considered to be at odds with the historic character
of this landscape. This concern relates to the removal of the existing field hedge providing clear views
of the site from Thornton Road. The splayed access and re-planted hedge will also introduce an
element which is not characteristic on this rural lane or other accesses onto Thornton Road. The new
access and trackway stretching across the length of the site will also be visible, at least in the short
term and appear as a unnatural feature within the landscape. The existing perimeter hedges are patchy
and will allow views into the site from public vantage points. Should the application be considered
favourably the strengthening of these boundaries will be required. It is recognised that the Shepherd
Huts are to be constructed of timber, a natural material. However the arrangement of the 6 units in the
middle of the field is considered to appear as an alien feature.

PLANNING COMMITTEE
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It is not unusual to have occasional field shelters but these are usually on their own and in the corners
of fields or adjacent to field buildings. The planting already undertaken and the proposed planting is
not considered to add to the historic character of this site or the wider area. As a result of the above
assessment the proposed development is considered to be contrary to the requirements of Policy SP13
of the Local Plan Strategy.

Furthermore, the introduction of the proposed use, (given the openness of the site) is considered to be
contrary to the requirements of Policy SP20. This relates to the operation of the units, particularly the
associated access, parking areas, and nocturnal activity associated with the proposed development,
such as external lighting. These factors without a reasonable level of landscape screening are
considered to make the proposal in this case contrary to the requirements of Policy SP20 of the Local
Plan Strategy.

The siting, design and scale of the units

The design and scale of the individual units and amenity building is not considered to be in conflict
with Policy SP16. There is considered to be no objection to the formation of the proposed pond.

Impact upon the amenity of the nearby properties

A letter of objection has been received from a resident who farms the adjoining field for arable and
pasture purposes, advising of his operations and how they can affect the amenity of the proposed
development. The objector also seeks confirmation that the boundaries will be maintained to prevent
dogs damaging livestock. The objector also makes the point that there are other tourism facilities
nearby. The agent has responded to state that the compatibility of the two uses is acceptable in their
opinion and is part of the rural experience intended for the proposed development. The maintenance
of fences is a private issue between land owners. The availability of other tourism sites is not
considered to be a material consideration in this case.

The nearest residential property, Chester Villa is 200m to the south of the application site. It is also
considered that there will be a satisfactory level of amenity available for the tourism use.

Highway Safety

The Parish Council has objected to the application as they are concerned at the speed of vehicles
passing the site and the safety of pedestrians travelling from the site to Thornton le Dale.
Policy SP20 states:

‘Access, Parking and Servicing

Access to and movement within the site by vehicles, cycles and pedestrians would not have a
detrimental impact on road safety, traffic movement or the safety of pedestrians and cyclists.
Information will be required in terms of the positioning and treatment of accesses and circulation
routes, including how these relate to surrounding footpaths and roads

Access into and within buildings will be expected to be of a standard that allows all to access the
building unimpeded

Development will be expected to comply with the relevant standards in place at the time a planning
application is made to the Local Planning Authority. A Travel Plan may be required to set out how
the use of the building can be made more sustainable by reducing the need to travel by private car
Where applicable, proposals will need to demonstrate the inclusion of safe and effective vehicular
servicing arrangements’

The Highway Authority has objected to the application because the access to the site cannot achieve a
visibility of 215m measured 2.4m from the carriageway in both directions.
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The maximum visibility is 154m in a southerly direction. The Highway Authority considers that this
situation is unacceptable in terms of highway safety as such a junction would not be likely to operate
within safe visibility limits . They also state:

‘The existing access is onto a de-restricted, unlit section of public highway with no separate footway
provision and along which travelling vehicle speeds are observed to be high. The Highway Authority
would therefore raise a concern that the proposed development on the site is remote from any public
transport services, some considerable distance from the community of Thornton le Dale with its
amenities and attractions etc., and it is anticipated that little or no trips will be undertaken to and
from the site other than by means of private motor car and would thus go against the thrust of Section
4 of the National Planning Policy Framework.’

In view of this, it is also considered that the proposal is in a location that is inaccessible by modes of
transport other than a car. The proposal is therefore not considered sustainable in terms of Policy

SP19 of the Local Plan Strategy and contrary to the requirements of Policy SP20.

The agent has responded to the Highway Authority’s recommendation and this has been forwarded to
the Highway Authority. It is understood verbally, that this has not changed their position.

Ecology and Biodiversity

The Countryside Management Officer has stated:

‘There is likelihood that a legally protected species such as bats, breeding birds and great crested
newts may be adversely affected by this proposed development. There is no information on the
existing wildlife value of the site, whether any protected species or habitats would be impacted by the
development or if biodiversity enhancement options are proposed in line with NPPF and local plan
policy SP14. The site is presently grassland with hedged boundaries, there is an existing field corner
pond approximately 160m to the SW of the proposed development and some of the fields in the area
are known to provide loafing habitant for Golden Plover which are a qualifying species for the
nearby North Yorkshire Moors SPA. I therefore object to this application on the grounds of lack of
biodiversity information.’

The agent has responded to establish if it is possible to condition such wildlife surveys. The
Countryside Management Officer has confirmed that this is not possible in accordance with NPPF and
Biodiversity and Geological Conservation Circular 06/2005. These surveys have to be undertaken
before an application is assessed (if the application is to be considered favourably). It is also pointed
out that Ryedale District Council is a Public Body under the NERC Act 2006 and has a duty to ensure
to ensure its actions do not lead to harm to protected species.

In view of the above there is considered to be insufficient information submitted to assess the impact

of the proposal upon biodiversity and ecology, the proposal is therefore contrary to the requirements
of Policy SP14 of the Local Plan Strategy.

Drainage

The proposal is for foul water to be treated by a on-site package treatment plant which will be drained
to an on-site soakaway. There is considered to be no objection to this in principle.

Yorkshire Water has no objection to the proposal, and the Internal Drainage Board does not raise any
objection. They do however state that should the applicants wish to drain to a watercourse under their

control, their consent is required.

Other comments

If this application were to be considered favourably, the occupancy conditions detailed in Policy SP21
would need to be imposed.
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In view of the above objections in terms of landscape impact, highway safety, the accessibility of the
site, and ecology this application cannot be supported by Officers and refusal is recommended..

RECOMMENDATION: Refusal

1

The proposed development by virtue of the removal of the hedge and its re-planting together
with the introduction of the proposed timber shepherd huts and amenity building and the
formation of the new track along with its associated usage during both day time and night
time is considered to adversely affect the character and appearance of the historic landscape
of the Vale of Pickering. The proposed development is therefore contrary to the
requirements of Policy SP13 and Policy SP20 of the Local Plan Strategy.

The proposed development is not served by pedestrian or public transport links and it is
therefore considered to be inaccessible by modes of transport other than a motor vehicle.
The proposed development is therefore considered to be unsustainable development in this
location and contrary to Policy SP19 and Policy SP20 of the Local Plan Strategy.

The access, by which vehicles associated with this proposal would leave and rejoin the
County highway, is unsatisfactory since the required visibility of 2.4 metres by 215 metres
cannot be achieved at the junction with the County highway in a southerly direction. In the
opinion of the Local Planning Authority the intensification of use which would result from
t