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Summary

This application seeks outline planning permission for the construction and change of use of a new
replacement school, including senior, preparatory, pre-preparatory and nursery facilities with
ancillary parking, new access, supporting infrastructure, landscaping and playing fields for the
existing Yarm School. Appearance, Scale and Landscaping being reserved for a future
submission.

The application proposal is, therefore to establish the principle of the development. In view of the
scale of the proposal and the location of the development, an Environmental Statement (ES) has
been submitted with the application. Also supporting the application is a Planning Statement
including Statement of Community Involvement, Design and Access Statement, Transport
Assessment, Travel Plan Framework and a Site Sequential Study.

It is proposed that this development is facilitated by the disposal of the existing school sites for
residential development and a separate application will be submitted for residential development
on the existing school sites.

The applicant states that Yarm School has operated from its current site for 20 years but has
identified a requirement to relocate its operations to a purpose built education campus, responding
to inefficiencies of operating 4 no. disparate sites with limited scope for expansion.

To facilitate the relocation of Yarm School a capital receipt is required for the redevelopment of the
existing Friarage and Grammar School Lane sites which would subsequently become surplus to
requirements and available for development.

The application has generated a significant number of comments highlighting concerns over traffic
as well impact on the open countryside. It has also secured a degree of local support following a
public exhibition.

It should be noted that the development is an unallocated site located outside the established
urban limits and such development would normally be resisted unless material considerations
indicated otherwise. However it is considered that there are important material benefits arising from
the proposed development and the economic and education benefits to Yarm and the wider area.
As such it is considered they outweigh the policy objections, which would otherwise apply to the
scheme.



On balance it is considered that, the development can be supported and the application is
therefore recommended for approval subject to going through departure procedure.

RECOMMENDATION

It is recommended that Members be minded to approve planning application 07/2190/0OUT
subject the signing of a Section 106 Agreement, to the conditions below and the
application be referred to the Government Office for the North East as a departure from the
approved development plan:

01. The development hereby approved shall be in accordance with the following
approved plan(s); unless otherwise agreed in writing with the Local Planning

Authority.

Plan Reference Number Date on Plan
2848AL(90)010 170707
0X43235K008 July 2007

Reason: To define the consent.

02. Application for the approval of reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission.

Reason: By virtue of the provisions of Section 92 of the Town and Country Planning
Act 1990.

03. Approval of details of the appearance, scale and landscaping, shall be in accordance
with the details of the scheme to be submitted to and approved by the Local Planning
Authority before the development commences.

Reason: To reserve the rights of the Local Planning Authority with regard to these
matters.

04. The development hereby permitted shall be begun either before the expiration of
three years from the date of this permission, or before the expiration of two years from the
date of approval of the last of the reserved matters to be approved, whichever is the latest.

Reason: By virtue of the provisions of Section 92 of the Town and Country Planning
Act.

05. Notwithstandingthe provisions of Article 3 and Schedule 2, Part 32, Class A of the
Town and Country Planning (General Permitted Development) Order 1995 (or any order
amending or re-enacting that order with or without modification) no extensions or additions
to the school, or the provision of any additional building, shall be constructed without the
prior written permission of the local planning authority.

Reason: To adequately control the level of development on the site to a degree by
which the principle of the permission is based.

06. Prior to the commencement of development, details of the existing and proposed
levels of the site including the floor levels of the buildings to be erected shall be submitted
to and approved in writing by the local planning authority. Development shall be carried out
in accordance with the approved details.



Reason: To ensure that earth-moving operations and the final landforms resulting
are such as to compliment and not detract from the visual amenity or integrity of existing
natural features and habitats.

07. Prior to the commencement of the development, details of all external finishing
materials including roads and footpaths shall be submitted to and approved in writing by
the Local Planning Authority. Developoment shall be carried out in accordance with the
approved details.

Reason: To ensure a satisfactory external appearance and to reserve the rights of
the Local Planning Authority with regard to these matters.

08. No development approved by this permission shall be commenced until a scheme
for the provision and implementation of a surface water run-off limitation has been
submitted to and approved in writing by the Local Planning Authority. The scheme shall be
implemented in accordance with the approved programme and details

Reason: To prevent the increased risk of flooding.

09. The proposed development is situated within 250 metres of two areas of filled
ground of unknown materials which could generate landfill gas or contaminants. No
development approved by this permission shall be commenced until the site is investigated
to determine the nature and extent of landfill gas and other contaminants and a method of
remediation has been agreed in writing with the Local Planning Authority. A site
investigation and risk assessment report shall be carried out in accordance with Guidance
on Evaluation of Development proposals on sites where methane and carbon dioxide are
present [NHBC March 2007] and CIRIA document C659.

Any necessary remediation to be carried out in accordance with an approved method
statement to be agreed in writing with the Local Planning Authority

Reason: To ensure the proper restoration of the site.

10. A detailed scheme for landscaping and tree and/or shrub planting shall be submitted
to and approved in writing by the Local Planning Authority before the development
authorised or required by this permission is commenced. Such a scheme shall specify
types and species, layout contouring and surfacing of all open space areas including
details of local plant provenance to improve ecological values and the creation of wildlife
corridors. The scheme of landscaping shall also include indications of all existing trees and
hedgerows on the land, and details of any to be retained, together with measures for their
protection to be used in the course of development. The scheme shall also show the
treatment proposed to all ground surfaces. The works shall be carried out in the first
planting and seeding season following the occupation of the buildings or the completion of
the development whichever is the sooner and any trees or plants which within a period of
five years from the date of planting die, are removed, become seriously damaged or
diseased shall be replaced in the next planting season with others of a similar size and
species unless the Local Planning Authority gives written consent to any variation.

Reason: To ensure satisfactory landscaping to improve the appearance of the site in
the interests of visual amenity and promotion of Biodiversity



11. All means of enclosure associated with the development hereby approved shall be in
accordance with a scheme to be agreed with the Local Planning Authority before the
development commences. Such means of enclosure as agreed shall be erected before the
development hereby approved is occupied.

Reason: In the interests of the visual amenities of the locality.

12. Notwithstanding the submitted plans, precise details of the configuration of the
playing fields and hard surfaced areas, including details of any regrading of the land, shall
be submitted to and approved in writing by the local planning authority and implemented as
approved unless otherwise agreed in writing by the local planning authority.

Reason : To protect the character and appearance of the countryside.

13. No development approved by this permission shall be commenced until a detailed
design scheme for the proposed water-balancing feature including a variety of habitats for
wetland wildlife has been submitted to and approved in writing by the Local Planning
Authority. Such a scheme shall be completed in accordance with the approved plans and
retained throughout the life of the development.

Reason: In the interests of promoting Biodiversity

14. Prior to the commencement of development details of any external lighting
(including floodlightin),Beam orientation, the times of illumination to be installed and/or
erected on the site and its levels of illumination shall be submitted to and approved in
writing by the local planning authority. No external lighting shall be installed other than in
accordance with the approved details, or such other details first approved in writing by the
local planning authority.

Reason : To protect the character and appearance of the countryside.

15. Prior to the commencement of development A Road Safety Audit in line with the
principles contained in the latest Highways Agency HD19/03 and IHT 'Guidelines for the
Safety Audit of Highways' shall be submitted to and agreed by the Local Planning Authority.
The findings of the report will be implemented as approved prior to the use commencing.

Reason: In the interests of highway safety.

16. Prior to the commencement of the development, details of secure cycle storage
facilities to be located within the site shall be submitted to and approved in writing by the
local planning authority. The approved details shall be implemented prior to the first use of
the school.

Reason: To ensure sustainable means of transport are available to the site.

17. Notwithstanding the submitted plans, detailed plans and programmes for the
provision of internal layout of roads, proposed off-street car parking/coach
parking/dropping off facilities, servicing arrangements, turning facilities,emergency access
and other internal highway infrastructure shall be submitted to and approved in writing by
the local planning authority prior to the commencement of the development. The approved
details shall be implemented prior to the first use of the school.

Reason: In the interests of highway safety and to ensure that satisfactory parking is
available to serve the development.



18. Prior to commencement of development details of pedestrian crossing facilities on
the A67 shall be submitted to and approved in writing by the local planning authority. No
development shall be occupied until the approved scheme has been implemented.

Reason: In the interests of highway safety.

19. Prior to commencement of the development details of bus lay-bys and shelters to be
provided on both sides of the A67 shall be submitted to and approved in writing by the local
planning authority. No development shall be occupied until the approved scheme has been

implemented.

Reason: To ensure sustainable means of transport are available to the site.

20. Prior to commencement of the development details of a roundabout on the A67 shall
be submitted to and approved in writing by the the local planning authority. No
development shall be occupied until the approved scheme has been implemented.

Reason: In the interests of highway safety.

21. Prior to the commencment of development, a managment plan for the retention and
enhancement of the ecological biodiversity of the site shall be submitted to and approved in
writing by the local planning authority. The plan shall be implemented as approved.

Reason: To protect and enhance the Biodiversity of the site.

22. Prior to the occupation of the development a Community Use Scheme for the
school’s facilities (sports facilities, hall, theatre and music facilities) shall be submitted to
and approved in writing by the Local Planning Authority. The scheme shall include details
of pricing policy, hours of use, access by non-school users/non-members, management
responsibilities and include a mechanism for review. The approved Scheme shall be
implemented upon commencement of use of the development unless otherwise agreed in
writing with the local planning authority and shall be effective during the life of the school
unless otherwise agreed in writing.

Reason: To facilitate access to the school’s facilities for the community of the area
and to ensure the satisfactory management arrangements of the facilities.

23. A School Travel Plan shall be submitted to the Local Planning Authority and
approved in writing. The Plan shall establish measures, mechanisms, timescales, clear
targets and procedures for monitoring and review of such targets. The Plan shall be
implemented as approved.

Reason : In the interests of promoting sustainable travel and highway safety.

24, No development shall take place until the Local Planning Authority has approved a
report provided by the applicant identifying how the predicted CO2 emissions of the
development will be reduced by at least 10% through the use of on-site renewable energy
equipment.

The carbon savings which result from this will be above and beyond what is required to
comply with Part L Building Regulations.



Before the School is occupied the renewable energy equipment shall have been installed
and the local planning authority shall be satisfied that their day-to-day operation will
provide energy for the development for so long as the development remains in existence.”

Reason: In the interests of promoting sustainable development

25. No development shall take place within the area indicated until the applicant, or their
agents or successors in title, has completed the implementation of a phased programme of
archaeological work, including post-excavation, publication and archive deposition, in
accordance with a written scheme of investigation submitted by the applicant and approved
in writing by the local planning authority.

Reason: The site is of archaeological interest.
26. No construction/building works shall be carried out except between the hours of
8.00am and 6.00pm on Mondays to Fridays and between 8.00am and 1.00pm on Saturdays.
No Sunday working and Bank Holidays.

Reason: To ensure that the development does not prejudice the enjoyment of

neighbouring occupiers of their properties.

Heads of Terms for the 106 Agreement

1. Financial contribution towards a crossing facility on Green Lane;

2. Fund the preparation and if appropriate implementation of a Traffic Regulation
Order for the effect of reducing the speed limit on A67 and to control parking on
the A67, the existing lay-by and Castlevington Lane, or other order as advised by
the Director of Law and Democracy, subject to the consultation requirements

3. Cycle ways signage to promote Castleleavington Road for usage of this route for
access to the school.

The Proposal has been considered against the policies below and it is considered that there are
important material benefits arising from the high quality development and the economic benefits to
the Borough and the wider area. As such it is considered they outweigh the policy objections,
which would otherwise apply to the scheme.

Policies SUS1, SUS2, STRAT1, EN7, EN10, EN13, EN15 EN16, EN17, EN18, EN19, T5, T6, T25
and T27 of the Tees Valley Structure Plan, GP1, EN 4, EN11, EN13, TR5, TR6 and TR15 of the
adopted Stockton on Tees Local Plan,

BACKGROUND

1. The site is located on the A67 south of Yarm and east of Kirklevington (a site location plan is
attached at Appendix 1). The site is currently in agricultural use and has an area of approximately
48 hectares and therefore classified as Greenfield. The site is roughly “L” shaped and widens at
the southern end and slopes from its high point in the south to the north. It is bound by the A67 to
the west, Kirklevington Grange Detention Centre to the north and countryside to the east and
south. A steep-banked beck known as West Gill forms the eastern boundary of the site and the
southwestern corner of the site runs along the settlement boundary of Kirklevington.

THE PROPOSAL

2. The development comprises school buildings with associated sports facilities and ancillary car
parking and would accommodate up to 1,100 pupils.



3. The proposed site is of an undulating topography and open with little mature landscaping. The
buildings and ancillary space are positioned to the northern area of the site to minimise landscape
and visual impact. This is also the furthest distance from Kirklevington. For operational, and
landscape reasons, the buildings will be no taller than 2 storeys in height and the majority of the
site would be open in the form of playing fields and recreation areas. The recreation areas will be
used for activity such as orienteering, horse riding, nature trail education and other outdoor
activities.

4. The indicative design shows six individual buildings (Nursery, Reception, Early Years,
Preparatory, Senior School and Sixth Form) arranged around a central courtyard.

5. All vehicular and pedestrian access will be from one new entrance into the site; a roundabout
located opposite Judges Restaurant on the A67. The proposed road/pathway will take all traffic into
the rear of the site. Within this area the intention is to utilise a one way system where all school
related traffic is taken away from the local highway network and contained within the site including
parents visitors and teachers; coaches and deliveries and services.

6. A School Travel Plan to reduce vehicular movement in the area will also be prepared prior to the
premises opening.

7. The principal elements of the scheme comprise: -
e School buildings
e Qutdoor playing fields including astro-turf pitch, rugby pitches and cricket oval, two junior
size football pitches
Junior school play area
Habitat/Environmental Areas
Hard surface games courts
One-way access road, car parking and dropping off spaces
Water Feature
General recreation and education areas
Events Area
Horticulture — vegetable garden
Landscaping and tree planting.

(An indicative site layout plan and design are attached at Appendix 2 and 3).

8. The indicative design comprises a modern suite of buildings featuring materials reviewed on the
basis of having low environmental impact and incorporating green roofs on some buildings. The
roofs extend over the buildings where required to form cloisters/colonnades. These provide both
shelter from the elements and, with the addition of louvers, protection from solar gain. In addition to
material specification a number of other sustainable measures are incorporated into the design of
the school, including on-site storm water retention/detention; good solar orientation to provide
passive heat gains during winter and there is the potential for the use of Biomass Heating (wood
chips) and rainwater harvesting.

9. Accompanying the application are the following supporting documents:

e An Environmental Statement describing the Environmental Impact Assessment
prepared in accordance with the Town and Country Planning (Environmental Impact
Assessment) Regulations 1999.

e A Transport Assessment; and

e A Planning Application Supporting Statement




THE ENVIRONMENTAL IMPACT ASSESSMENT

10. An Environmental Impact Assessment (EIA) has been prepared on behalf of the applicant to
accompany the outline application. The resultant Environmental Statement (ES) addresses
landscape and visual assessment; archaeology and cultural heritage; soil land quality; hydrological
and flood risk review; ecology and nature conservation; traffic; noise and air quality. Traffic and
transportation aspects of the proposal are dealt with in the separate Transport Assessment. The
findings of the ES are summarised as follows:

Landscape and Visual Impact

11. Landscape Impact: The landscape baseline concluded that the site is continually changing and
evolving and has low landscape and ecological value due to intensive agriculture. Significant
opportunities exist for effective landscape enhancement and management, which would improve
the general landscape character of the area.

12. The application site is considered to have overall medium landscape sensitivity to the proposed
development. The overall significance of residual landscape impact is therefore moderate and
adverse during construction, and minor and beneficial once the development is complete.

13. Visual Impact: The visual influence has been assessed as relatively limited from viewpoints
located in the medium and long distance to the proposed development. This is due in part to the
undulating topography, existing screening vegetation, and the distance of the majority of
receptors from the application site. However several areas have been identified as of high visual
impact. Those areas include public rights of way and farmhouses to the east and south of the
site and the A67 adjacent to the west of the site (providing glimpsed views for motorists and
pedestrians) and residential properties on the eastern edge of the village of Kirklevington. Upon
completion of the development internal planting (once mature) will assimilate the site into the
adjoining landscape.

14. For many of the viewpoints, the residual visual impacts will be of no worse than minimum to
moderate significance during construction. However, at a limited number of locations the residual
visual impacts during construction would be of moderate (or higher) and adverse significance.
However, the residual visual impacts from all of the view points (except two locations on a public
right of way adjacent to the northern boundary of the site) are predicted to be beneficial once the
development is complete.

15. The overall sensitivity of the surrounding area to visual impact is considered to be low to
medium, although an area of higher sensitivity from public rights of way to the south-east of
the site is available. The overall significance of residual visual impact is therefore
minor/moderate and adverse during construction, and minor/moderate and beneficial once
the development is complete.

Archaeology and Cultural Heritage

16. This Archaeology and Cultural Heritage Section deals with the potential of the application site
to contain areas of archaeological or cultural importance. It includes a desk-based assessment
augmented by a site visit and concludes that the archaeological and cultural heritage potential of
the site to be low. There is no reason to expect that significant nationally important
archaeological remains will be present on site, but there is a low possibility that unknown sub-
surface remains of lesser importance may survive, although this is considered unlikely.

17. During the construction phase the discovery of features of cultural heritage is considered to be
low and the loss of any such features can be appropriately mitigated through a programme of



geophysical surveys prior to construction taking place with provision for subsequent
archaeological excavation and recording if required. As a result no significant effects are
anticipated. During the operational phase no significant effects have been identified and,
similarly no significant cumulative effects on the cultural heritage resource have been identified.
As no effects have been identified there is no proposed mitigation for the operational phase or
cumulative effects.

Soil and Land Quality

18. The potential for affects of the development on soil and land quality have been assessed in
relation to construction and operation of the proposed development and with regard to ground
contamination.

19. The likely residual impacts and effects following the incorporation of mitigation measures are
as follows:

Construction Phase: The areas of made ground material associated with the infilled pond at
the site boundary could potentially liberate contamination during the construction phase. The
main mitigation measures are associated with the assurance that current UK best practice
methods are employed during the construction of the proposed development. As the made
ground is outside of the proposed development area, the notionally elevated levels of
contaminants identified are unlikely to warrant remedial measures to be incorporated into the
construction phase to remove/reduce the potential contamination within made ground. The
contractor will follow best practice on site to ensure that the potential for spillages to occur is
minimised, and that any spillages which do occur are contained and cleared up promptly and
safely. The contractor will also be expected to follow best practise on site to ensure that dust
production is minimised.

20. Operation Stage: During the operational phase the implementation of any remedial measures
within the construction phase of the development will significantly decrease the potential for
human contact with contaminants during the operational phase. Following the completion of

the construction phase, the proposed development would have no significant effects to the
proposed future site users.

Flood Risk and Hydrology

21. The site is not considered to be at risk of flooding. However as a result of the development
there is potential for incrementally modifying the flood risk within the development area and
also downstream of the site, by increasing the surface water run off due to the construction of
significant impermeable areas. The mitigation of the increase in surface water run off has been
developed through a Drainage Impact Assessment.

22. The Hydrogeological Sensitivity has been assessed and the risks during the site
establishment, building construction and building operation phases have been identified. Mitigation
measures are proposed to minimise the identified risks and based on the assessment it is
considered that the mitigation measures proposed, together with the protection provided by the
glacial till and dilution inherent within the groundwater system, helps ensure that the risk to
groundwater from the Yarm School Development is low.

Ecology and Nature Conservation

23. The scope of the ecological assessment was determined through a combination of desk study
to identify existing biological data relating to the site and surrounding area and through
consultation. A Phase 1 Habitat Survey was undertaken across the whole site and a field
assessment for badgers, otters, water voles, bats, birds, amphibians and reptiles were also
undertaken by Entec (2007).



24. The site generally comprises habitats of low nature conservation interest, such as arable
farmland, and species-poor defunct hedges. Those habitats of higher ecological value, including
West Gill, are to be retained during the development. Although the desk study has indicated the
presence of several protected species within the wider regional area to the site, including badger
and bats, no evidence of the presence of these species on the site was identified. No evidence
has been found to suggest that the site supports any resident population of protected species.

25. Negative effects on habitats during the construction phase relate to the removal and
disturbance of hedgerows which are species-poor and have no significant conservation interest.
With the additional enhancement planting, no significant adverse effects on nature conservation or
protected species are expected.

Traffic

26. Other than a requirement to prepare a Green Travel Plan, no mitigation has been identified as
being required following the assessment of changes to local traffic numbers. The effects are
such that no compensation or enhancement measures are proposed.

Noise

27. A noise assessment has been undertaken to determine the effects of typical construction
activity noise at the nearest neighbours to the proposed development. The assessment takes into
account measures included in the construction programme and the development design to
minimise noise effects. The noise assessment concludes that the proposed development would
have no significant effects on receptors in the area around the proposed school relocation site.
Mitigation recommended relates to construction noise, and provides that good practice measures
should be implemented to reduce noise at source, such as shielding of site with perimeter
hoarding, restriction of operational hours, membership of the Considerate Constructors Scheme
and a 'Prior Consent' Agreement.

Air Quality

28. The Air Quality assessment considers the potential effects of the operational traffic emissions
on air quality in the area, via a quantitative assessment of the operational road traffic associated
with the development. The high certainty of effectiveness of appropriate dust mitigation during
the construction phases and the temporary nature of these activities means that dust generation
is not likely to have significant effects on local receptors.

29. The proposed mitigation measures for the site are as follows include the inclusion of dust
mitigation measures in the Construction Management Plan for construction, and the preparation
of a Green Travel Plan for operation.

TRANSPORT ASSESSMENT (SUMMARY)

30. The Transport Assessment (TA) report examines the impacts that the proposed development
will have on the surrounding transportation services and infrastructure. The TA outlines details of
the existing and future sustainable transport provision in the area; the accessibility of the site by all
means of transport in a hierarchical order; the trip generation of the proposed development; the
distribution of trips from the proposed development; the physical improvement of the site access
junction; and the likely impact of the development on the surrounding road network.

31. The proposed development is to be located off the A67, approximately 3km south of the

existing sites at the Friarage and Grammar School Lane. Access will be via a new four arm
roundabout junction off the A67 replacing the existing priority junction with The Judges Hotel.
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32. Current travel to Yarm School is via various modes, which include walking, private coaches
and private car. At present, it is necessary for the coaches along with public buses to stop in
designated on-road bays on the main A67 carriageway.

33. Within the proposal for the new site is an integrated loop system by which all school coaches
and private cars are able to drop off within the development reducing the impact on the
surrounding highway network. There will be integrated parking for all vehicles wishing to access
the site with 178 general use spaces for staff and students, 12 spaces for VIP’s, 343 drop off/pick
up bays and drop off/pick up parking for up to 13 coaches.

34. Public transport provision in the vicinity is considered to be relatively poor. As such and in
order to limit the number of trips by private car, in line with their Travel Plan, Yarm School put
forward a significant investment and introduced a comprehensive coach service covering routes
across the region.

35. At present services operate over 11 routes, which are continually reviewed, along with coach
size, to ensure the best possible service is provided. Approximately 26% of the pupils use the
service on a regular basis, including approximately 50% of the senior school. In addition to this a
total of 944 single journey tickets were sold across the eleven routes between September 2006
and March 2007.

36. There is an existing public right of way, which runs through the new school site. This will be
retained for public use with playing fields positioned so as not to impact on the route.

37. At present a number of journeys to the existing school sites are on foot. The school wish to
preserve this sustainable method of travel and as such propose to provide a gated pedestrian
access to the development from the north of the site and also from Weary Bank at the eastern end
of the site.

38. In order to promote pedestrian safety it is proposed that a crossing is implemented on the A67,
50m to the north of the new site access junction to assist the desire line to the town centre and the
rail station.

39. Although there is currently little in the way of cycle route provision in the vicinity of the site there
are extensive networks in the surrounding areas such as Ingleby Barwick. The school are
promoting a pedestrian/cycle-gated access at the eastern side of the site. Cycle stands will be
located at the school close to the changing rooms/shower buildings.

40. Yarm train station is located under 800m from the site. Cycle and car parking are provided at
the station allowing for multi modal trips. It is the school’s intention to provide transport, in the form
of a minibus, to pick up/drop off pupils and staff at the rail station.

41. At present public bus access in the vicinity of the proposed development is considered to be
relatively poor. The site is served directly by one public bus service with others operating in the
vicinity of the site. However, in order to limit the number of trips by private car, a coach service has
been introduced to deliver a wide-ranging service in the area.

42. The TA concludes that the site is accessible by sustainable transport in addition to the region
wide private coach service operated by the school itself.

43. In terms of the effects of traffic generation upon the junctions located close to the site it

has been demonstrated that there would be no additional operational problems attributable to the
traffic generated by the new school and residential sites. The relocation of Yarm School will bring
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forward an increase in the general level of service within Yarm, including a significant reduction in
traffic on Yarm High Street.

PLANNING APPLICATION SUPPORTING STATEMENT

44. The statement concludes that the development would draw peak hour traffic out of the town not
into it thereby easing congestion. It would moreover eliminate large numbers of intra-site journeys
within the town, the junior and senior school sites and those sites and the numerous sports venues
within Yarm to which large numbers of pupils are bussed every school day. There is ho highway
capacity or safety issue.

45. There is an established need for the Development and it offers particular benefits to which
significant weight must be accorded. This has been demonstrated in the Sequential Study and
other parts of the Statement.

46. Yarm School is one of the country's leading co-educational schools having a record of
outstanding academic achievement. The need to preserve and enhance a high quality school is a
material planning consideration to which significant weight must be accorded. It is clear that local
and national policy places importance upon the need for educational development.

47. The school has an immediate need to re-locate from its existing facilities as it is constrained in
terms of its future development as a modern high quality educational facility for the area.

48. The benefits to pupils, parents, and staff as against the current constrained facilities would be
significant. The Development would provide further benefits to the local economy and ensure that
the high quality education facility remains in the area.

49. A degree of access for local sports clubs and community groups to the sports facilities will be
secured by way of planning condition.

50. Yarm School has an established need to move from its existing premises. These are
inadequate both quantatively and qualitatively. The great majority of pupils are taught at the Senior
School at the Friarage site. Those buildings are subject to poor internal layout, cramped circulation
space (if any), lack of adequate classroom space and staff space, poor access for disabled pupils
and other constraints. There are limited playing fields serving the Senior School. What space exists
is oversubscribed. Pupils are moved daily by bus and on foot to remote sports venues within the
town.

51. The School is successful academically and culturally but cannot preserve or enhance its
contribution to sustainable communities from its existing premises. Education uses are not
preferred town centre uses for the purposes of the strategic components of the development plan.
Large-scale transport movements within the town to and from sports venues are equally
unsustainable in planning and educational terms. The development plan does not identify any site
to which Yarm School might re-locate. Yarm School has therefore sought a new home for a
combined school with its playing fields, which would both meet its own spatial and locational
requirements (in particular its need to remain close to is core catchment areas) and be sustainable
in planning terms.

52. The development plan has a range of strategic and general policies albeit (with the exception
of favourable local plan policy) these do not engage directly with new school development. There
are no development plan policies which designate the Site within any area of special landscape,
green wedge (the equivalent of green belt), area of separation, or any protective policy militating
against the Development. The Site is within the Tees Community Forest, an area for which tree
planting is encouraged. The Development would preserve existing trees and involve extensive tree
and coppice planting, in a comprehensive landscaping scheme.
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53. The RSS for the North East identifies sustainability criteria (in strategic policy 2) in respect of
which the Development is satisfactory (albeit that policy 1 and 2 apply to development plan
preparation rather than development control).

54. The Development is satisfactory in respect of other policies in the RSS as it does no harm to
any environmental or nature conservation or other interest, and insofar as Yarm School can be
considered a cultural asset with a significant contribution to make to sustainable communities. It
offers a particular contribution towards sports opportunities. The Development accords with the
RSS.

55. The Tees Valley Structure Plan likewise identifies sustainability criteria (albeit at a strategic
level for other plan making rather than direct development control) in policy SUS2. The
Development is satisfactory in terms of those criteria. It does not prejudice any of the protective
policies of the Structure Plan insofar as it does no harm to any landscape or habitat or
environmental interest. In transport terms through its proximity to core catchment areas is
important as well as the presence of a bus route and railway line, the opportunities for walking and
cycling encouraged through a Travel Plan, and private bus provision. It is consistent with the
Structure Plan's strategy to concentrate significant housing and employment within towns as the
relocation of the School will release capacity within Yarm town centre for sustainable alternative
uses, as well as maintaining and enhancing school age population within the catchment area.

56. The Development respects the planning guidance in PPS1 and would contribute to the
achievement of sustainable communities. It would moreover be consistent with PPS 7 both as to
key principles and in general - PPS 7 recognises that there can be sustainable development within
the countryside.

57. The Development is satisfactory in terms of PPG 13. It has a safe access, is accessible by
non-car modes, is accessible from the core catchment areas, is on a bus route, and would operate
in accordance with a travel plan. The current operations of the school generates a large number of
daily journeys which would not be required as the Site will have its own playing fields. It is
acceptable in terms of impact on roads. There is ample highway capacity on the A67. The
Development offers safe access and pick up/set down within the school grounds.

58. Such other material considerations as there are weigh further in favour of the Development.
These include the need for and benefits of the Development (including community access to sports
facilities), and the contribution it would make to the Tees Community Forest.

CONSULTATIONS

Publicity

59. Local residents have been individually notified of the application and it has also been
advertised on site and in the local press and a summary of the responses are shown later.

60. The following Consultations were notified and any comments they made are below: -

61. North East Assembly

The development proposal for a new school will enable the pre-school facilities through to the sixth
form college, to operate from a single site, rather than from multiple locations, as it is the case at
present. The location of the proposed development, in the open countryside, is not consistent with
the regional locational strategy, as advocated in RPG1 and RSS proposed changes policy 5. This
directs the majority of development to the region’s urban areas, and permits development of
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an appropriate scale in the regeneration towns and rural service centres. In the rural areas,
development should contribute to maintaining a diversified rural economy, whilst conserving and
enhancing landscapes. It is however noted that the existing school sites are located in Yarm, and
that the spatial requirements of the school have been considered and explored through a
sequential test.

The sequential approach to development prioritises the use of previously developed land within
urban areas, followed by other suitable sites within urban areas, sites adjoining urban areas, and
sites in settlements outside urban areas. The site, which adjoins the village of Kirklevington would
fall as a low priority within this search sequence. However, it is noted that the applicant has
completed a sequential test in support of the application, which identifies this site as the most
suitable, taking into account the school’s spatial requirements, alongside matters of accessibility,
environmental impact, flood risk, and the availability of other sites. This approach is consistent with
RPG1 policies DP1 and DP2 and RSS proposed changes policy 3. The validity and completeness
of the conclusions drawn is a matter for the local authority to consider in determining the
application. The local authority should be satisfied that the conclusions drawn in the sequential test
are accurate, and the approach robust, in order to justify the release of a greenfield site in the open
countryside.

The location of the development raises issues in relation to the accessibility of the site. However, a
transport assessment and travel plan have been completed which seek to maximise the
accessibility of the site by a range of modes of travel, and in particular, encourage walking, cycling
and the use of public transport, through demand management measures. This approach is
consistent with the objectives of regional planning policy. The local authority has indicated that
there are no significant highways concerns, and that the existing multiple location arrangements
which the school operates from present existing highways issues.

The environmental assessment has concluded that there will be moderate impacts on the
landscape during construction, and through appropriate mitigation measures, these will be
converted into positive impacts, once the development is complete. The local authority should be
satisfied that the mitigation measures proposed are adequate to address any impacts on the
landscape as a result of the development.

The inclusion of energy efficiency measures and the potential inclusion of biomass and rainwater
harvesting techniques is supported, and consistent with the objectives of RPG1 policy EN7 and
RSS proposed changes policy 39. In order to fully reflect the objectives of regional planning policy,
the development proposals should have embedded within them a minimum of 10 percent of their
energy supply from renewable energy sources. This could be secured through a planning
condition.

62. Kirklevington and Castle Leavington Parish Council

The development contravenes national and local planning policy in issues such as the requirement
to protect Strategic Gap sites, discourage large-scale development in rural areas and encourage
development of brown field sites

It contravenes the Tees Valley Structure Plan

It is inconsistent with Stockton Borough’s Sustainable Community Strategy which aims to improve
the quality of life of local people.

It will effectively end Kirklevington’s existence as a separate village community
It will threaten the ecology of the site and will destroy what remains of the Strategic Wildlife

Corridor
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It brings no benefit to the village

63. Urban Design

General Summary

We have assessed the EIA assessment and the Design and Access Statement prepared for this
application and consider that the development in this location would not have any significant
adverse landscape and visual or transportation impacts. We, therefore, have no objections to the
application providing that conditions are placed on any planning approval to cover items for
example, detailed design, appearance and scale of buildings, provision of necessary highway
infrastructure and other natural and built environment features as detailed below:

Highways Comments

The proposed vehicular access arrangement and Transport Assessment for the new school site
are acceptable in principle. However should this outline application be approved and developed
into a full submission, further Highway study work will be required. The provision of this information
shall be required as reserved matters or formalised by condition. The additional information
required is as follows:

o Not withstanding the submitted plans, details of the internal layout of roads and car parking
and other highway infrastructure shall be approved by the LPA,

A Stage 1 Safety audit of the internal highway arrangement of the proposed site;

It is stated in the Traffic Impact Assessment that the new roundabout would slow traffic
sufficiently for the speed limit to be reduced. The assessment considers that the speed limit on
the A67 north of Green Lane could be reduced to 30mph. Whilst a reduced speed limit would
be welcomed a 30mph limit would not be acceptable here and 40mph is more appropriate. This
40 mph speed limit would rule out a zebra crossing at the school. The crossing type to be
provided should therefore be designed in accordance with the agreed reduction in traffic road
speed;

o Access roads should be a minimum of 4.8metres wide for two way traffic and 3.7metres for
one way and it is required that as part of a full planning application, servicing of the school shall
be demonstrated;

° Car parking provision identified within the EIA is in line with the Council's SPD parking
provision for New Developments. However it is noted that there would be is a requirement for
on site parent parking with this development and the level shall be justified in the school travel
plan. Any changes in the car parking provision to be approved by the LPA;

. Yarm School has produced a School Travel Plan for its present site. It will be necessary to
revise this school travel plan and to include proposals for promoting sustainable modes of
travel to the application site. The schools internal highway and car park layout will have to be
designed to accommodate these travel modes including provision for a shuttle bus lay-by and
cycling facilities are necessary;,

o An emergency access to the site shall be provided to the satisfaction of the LPA. It has
been suggested that this should link to Castleleavington Lane;

No diversions or obstructions of existing Public Rights of Way are proposed.
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Contributions
It is necessary for a S278 agreement to be in place for the provision of a roundabout on A67.
S106 contributions are also required for the following highway network improvements:

. Provision of safe crossing facilities on the A67 (if not combined with S278 works);

o A ‘Safe Route to School’ (SRTS) currently exists along the A67 between Kirklevington and
Green Lane. This is a pedestrian only route due to land and highway constraints. Due to the
intensification of this pedestrian use and the requirement to encourage cycling to school
additional highway improvement works will be necessary. These works will include light
controlled crossing facilities on the western side of Green Lane to link with the existing SRTS
pedestrian route. In addition, a light controlled crossing on the eastern side of Green Lane is
required to link with Castleleavington Road a ‘quiet road’ with the existing dedicated cycleway
network within the adjacent local housing estate;

° For safety reasons upgrading and introduction of additional street lighting along the A67;

° Any minor traffic safety measures in Forest Lane, Kirklevington as informed by the recently
conducted Origin and Destination Survey;

. Public bus usage is recognised in the ES as a means to transporting children and others to
the school. Bus lay-bys and shelters on A67 will therefore be required;

° Traffic Regulation Orders will be required to reduce the speed limit on A67 and also to
control parking on A67, the existing lay-by and Castleleavington;

. Cycle ways signage to promote Castleleavington Road for usage of this route for access to
the school.

Landscape & Visual Comments

In terms of the landscape and visual impact, the Environmental Statement (ES) has been based
upon recognised methodology (“Guidelines for Landscape and Visual Impact Assessment” 2002
and “Landscape Character Assessment Guidance” 2002). Whilst the ES has been undertaken in
accordance with the principles of the methodology we disagree with its findings.

The application states, ‘the overall significance of residual visual impact is minor/moderate and
adverse during construction and minor/moderate and beneficial once the development is complete”

We agree that with careful design and the proposed location of the built development on this site
the proposal would not have a significant adverse visual affect, although we would disagree with
the findings of the ES that on completion the development would have a beneficial (positive)
impact upon the existing landform. However we accept with the benefit of time that proposed
mitigation measures would assist in the integration of this development within its landscape setting.

General Location

The indicative layout and location of the main built forms of the development are acceptable in
principle. To substantiate the above comment we note the following:

¢ The buildings are located within the northern section of the site where the landform is gently
undulating and the school buildings themselves are to be located within a depression. To
ensure that the concept of the buildings being located within a depression is achieved a
condition shall be placed on proposed site levels. Level changes to be referenced to the
existing levels and changes in level illustrated by cross sections. The positions for cross-
sections to be agreed with the LPA;
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The mature tree belt to the north of the site, associated with the adjacent prison grounds,
provides a visually strong and significant backdrop to the development.

The sports pitches are to be located within the central and southern areas of the site where the
landform rises and is more prominent;

The Tees Valley Structure Plan recognises the importance of maintaining a Strategic Gap
(ENV15) between Yarm and Kirklevington. We consider this strategic gap is still maintained by
the presence of the grass playing fields which represent the larger proportion of the site area;
The Green Roof, to be a requirement of scale and appearance (reserved matters) would assist
in the integration of the buildings into the landform.

In considering the proposal we have determined that there will be additional direct and indirect
impacts on the landscape and how it will be viewed. These impacts are as follows:

The Masterplan introduces a roundabout junction. This location is determined by the
positioning of the buildings and car parking. However, any roundabout in this location has to be
considered as a minor adverse visual impact but not unusual in this location between two built-
up areas. The introduction of planting (mitigation measures) on the roundabout should assist in
its integration into the landscape. The exclusive use of grass would not be acceptable in this
location and a carefully considered planting scheme with possible erection of a gateway feature
would be required;

The northern section of the site falls within a Local Wildlife Corridor previously identified in the
Cleveland Wildlife Strategy — 1999 (CWS)). Whilst this corridor runs from the Leven Valley it
terminates in farmland and as such the wildlife corridor was only categorised in the CWS as of
local importance. As the building and car parking are dispersed throughout the northern part of
the application site they should not have a significant adverse impact on the wildlife corridor. In
addition there is scope however to provide an extensive planting framework along the north
boundary of the site which would assist in retaining the integrity of the local wildlife corridor.
The widespread use of species of local provenance is confirmed within the EIA and this would
assist in the continuation of the wildlife corridor;

At various meetings with the developer and their agents including at the recent public meeting
at Kirklevington it has been suggested that green roof technology would be utilised for the main
buildings. The use of green roofs the main buildings is welcomed and would in our opinion
greatly assist in integrating the development into the landscape. This type of roof is noted in the
Design and Access Statement but not in the EIA. Our consideration of impact is based on the
provision of a green roof. Confirmation of the provision of Green Roof by way of an addendum
to EIA has been requested from the applicant.

The landform of the application site has been categorised by the Countryside Agency as the
Tees Lowland Landscape and as being gently undulating topography. The EIA states that
excavation and construction activities will cause some adverse impact upon the existing natural
characteristics of the site. However the engineering of the rolling topography to that of level
playing fields must be considered as a long-term adverse landscape and visual impact as it
would permanently alter the character of this area of the Tees Lowland Landscape.

Public Rights of Way (PRW)

Following development the present views of open rolling agricultural countryside that are currently
afforded from PRW would change to that of largely level areas of active sports use. This issue has
not been fully addressed by the EIA. However, we consider that as the views remain generally
open but different in character. When we consider the overall impact including sports
equipment/goal posts and lighting the changes in view must be considered minor /moderately
adverse.

It is noted that with the benefit of time the adverse visual impact should reduce as the planting
matures.
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Floodlighting

A number of sports pitches are to be floodlit. The EIA notes that the introduction of lighting into this
location could have an adverse impact and have proposed hoods for the lights to avoid light
pollution. We consider that the introduction of floodlights columns would be visually intrusive during
daytime and would represent a more significant adverse visual impact during hours of darkness,
especially during winter months when the hours of darkness are longer. The adverse impact would
with the benefit of time diminish as the tree and shrub planting proposed as part of the mitigation
measures matures. It is noted that with deciduous leaf fall the mitigation benefits of tree cover will
reduce which unfortunately will coincide with the longer winter operating times of the lights. A
condition shall therefore be paced on the floodlighting positions, details and hours of usage.

Existing Trees and Hedges

The mature trees within the HMS prison grounds alongside the north boundary represent the more
significant vegetation adjacent to the site.

The proposed road, which leads to the car park, runs adjacent to this boundary. In order to
maximise the protection of the trees, the road alignment should be adjusted southwards. This
would also allow a wider and more effective planting belt to be incorporated in this area. The use of
species of local provenance for the planting belt would strengthen the local wildlife corridor and will
increase the biodiversity values through the proposed mitigation measures.

Whilst the majority of the existing hedges are to be retained, and extensive replanting along the
boundaries of the site is proposed the new school may on maturity of the new planting remain
visible and prominent in views afforded from the A67 at the mid-point of the western boundary as
the road in this location is slightly elevated above the site. At this location, the proposed planting
should be increased in width to ensure views from the highway of the new school are minimised.

A condition shall be placed that all trees and hedges within and adjacent to the site should be
protected in accordance with BS 5837 Trees in relation to Construction 2005 or as otherwise
agreed in writing with the council.

Conclusion

Whilst we consider that the design and layout as having an adverse impact in landscape and visual
terms, we do not consider the application as being significantly intrusive taking into account the
indicative location, scale and massing of the development. The proposed planting mitigation
measures would in time reduce the adverse visual impact.

Should this outline application be approved and developed into a full submission, then the following
details shall be approved via reserved matters or conditions:

Detailed design and appearance and scale of buildings;

e Hard landscaping details;

e Soft landscaping, including details of improved ecological values and creation of wildlife
corridors;

e Tree survey and protection details in accordance with BS 5837 Trees in relation to

Construction 2005;

Boundary treatments;

Section 278 agreement for planting to roundabout junctions;

Floodlighting details and hours of usage;

Green roof details;

Internal arrangement of roads to avoid direct and indict impacts on exiting trees;

Maintenance and management specifications
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All to be agreed in writing by the LPA prior to commencement of operations on site

Built Environment Comments

The proposed development is acceptable in principle.

However, should this outline application be approved and developed into a full submission, the
final design will need to show the interrelationship between the architecture and its surrounding
space. To this end we would like to make the following points in relation to the EIA:

Layout (Hierarchy of external spaces)

Careful selection of quality and sustainable streetscape materials needs to be made to denote
different spaces and their different usage whilst providing a seamless visual transition between
each of them within the site. The selection of these materials in relation to the layout and levels of
the spaces will be pivotal in providing successful spaces for pedestrians and vehicles equally.

Enhance the quality of internal and external environments (External spaces).

The external spaces need to be integrated successfully together with a quality palette of
streetscape and be flexible with good legibility. The design proposals for the larger senior school
space needs to provide comfortable spaces for people of all ages, offering opportunities to stand,
stay and sit without creating age segregation.

In line with the recommendations above, should the application be approved, the applicant would
need to submit at full submission stage a detailed palette of materials for the external treatment of
both the buildings and surrounding spaces. This document will need to include streetscape
elements for example:

Enclosure;

surface treatments;

street furniture;

public art signage, (in particular that at the entrance roundabout);
external lighting (street and buildings).

Environmental Policy Comments

Buildings And Energy Use

Very little information is included the statement about the actual buildings. The EIA does however
make comments such as:

Materials will be reviewed for their environmental credentials;

Promote passive ventilation;

Maximise the use of daylight to create comfortable conditions and reduce energy consumption’
Alternative and renewable energy sources have been investigated.

With regards to renewable energy, the only target in the EIA is that the buildings “should not
preclude opportunities for future installation”. The statement does, however, state that the
feasibility of renewable energy will be investigated in the next stage.

The statement does not give any indication on energy use targets, nor what percentage of energy
use they hope to generate from renewable sources. There is also no indication how they will
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mitigate against the increasing use of technology in new schools and the increased electric
consumption, which goes with it.

The report states that the buildings will be aiming for BREEAM Very Good rating, which is the
minimum standard for schools currently being built by local authorities, and should, therefore be
considered to be normal for this type of building.

64. Highways Agency

The relocation of the existing school, with no increase in either staff or pupil numbers, may not
result in any additional impact on the trunk road network, and requested that further clarification be
provided.

No further information has been provided to ourselves and in order to be proactive and to allow you
to prepare your report for the planning committee we have undertaken additional studies regarding
the proposed development.

It is noted that the Transport Assessment prepared by Grontmij in support of the relocated school
has included some allowance for a residential re-development of the existing school sites within
Yarm. However, no details regarding numbers of dwellings, person trip generation and distribution
of any residual trips has been included, and we cannot therefore agree to this at this stage. We
would therefore require a Transport Assessment to support any future planning application for the
re-development of the existing school sites.

The school is relocating approximately 3km south from its current location and no additional staff or
pupil numbers are proposed.

The trip generation for the new school has been based upon the existing trips to the school. No
further detail has been provided, however we would accept the methodology adopted.

The trip distribution has been based upon the existing travel patterns to the school from staff and
pupil postcode data, and, although no detailed data has been provided, we would accept the
methodology adopted.

We have not undertaken a detailed review of the Travel Plan presented by Grontmij but would wish
to support its adoption in order to encourage travel to the new school by alternative modes of travel
to the single occupancy vehicle trip.

We have therefore revisited our previous assessments and would consider it unlikely that there
would be any material alteration in either vehicle numbers or routeing on the highway network.

Therefore, whilst we would still have some comments regarding the Transport Assessment
prepared by Grontmij in support of the new school site. We would accept the conclusion that the
relocated school is unlikely to result in any material change in traffic considerations on the trunk
road network. However, as mentioned above, we do not accept the information presented
regarding the residential development of the existing school sites and would require further
information to be presented.

The Highway Agency would therefore not wish to raise any objection to the relocation of the
existing school within Yarm.

65. Environmental Health Unit

No objection in principle subject to appropriate conditions covering contaminated land, light
intrusion and construction noise.
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66. The Environment Agency

No objection in principle subject to the appropriate condition covering a scheme for the
implementation of a surface water run off limitation.

67. CE Electric UK

Standard mains record shown.

68. Northern Gas Networks

No objection and standard mains record shown.

69. Natural England

Based on the information provided, Natural England advises that the proposal is unlikely to have
an adverse affect in respect of species especially protected by law.

Natural England would note that Skylarks, a Biodiversity Action Plan species, have been confirmed
as nesting on the site. We would therefore advise that: vegetation should be removed from the site
prior to the commencement of the bird breeding season, or work should be timed to avoid the bird
breeding season. If neither options are possible, checking surveys for nests should be undertaken
immediately prior to commencement of the development, and any that are found afforded suitable
protection.

70. Cleveland Archaeologist Section

The Environmental Statement includes a chapter on Archaeology and Cultural Heritage. | have
reviewed this chapter and have no problems with it. The chapter summarises the archaeological
resource for the area and concludes that there are no known recorded sites within the proposed
development. The document does however recognise that as yet undiscovered remains may
exist and proposes that a phased programme of archaeological works takes place to assess this
possibility. Provision would then be made for subsequent recording of any features revealed prior
to the construction phase. | agree with this recommendation and request that a developer
programme of archaeological works is made a condition of the planning consent.

71. The Ramblers Association

The development, if permission were to be granted, will have a marked effect upon the character of
these public highways and the amenity of their many users from Kirklevington and Yarm as well as
those from other localities.

If the council are minded to grant permission in this area, which is well outside the limits of
development, we ask that all efforts are made to seek a planning obligation to preserve and
enhance the character of the ways for all their users.

72. Government Office For The North East

The copy of the environmental statement is at present a matter for the local planning authority.
However, the Secretary of State for Communities and Local Government reserves the right to
require further information at a later date. This might be necessary, for example, in relation to any
appeal against refusal of planning permission or non-determination of a planning application, or if it
is decided in the circumstances of the case to call-in the planning application.
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73. One North East

It is not considered that the application falls within the notification criteria which was sent out to
Local Authorities in October 2005 and therefore the Agency in it's role as statutory consultee, does
not wish to comment upon the proposed development in this instance.

74. Tees Valley Joint Strateqy Unit

My comments relate to the strategic planning aspects of the proposal, in particular:

¢ Current national planning guidance
e Current and emerging regional planning guidance and policy
e Current sub-regional planning policy.

I have also provided some comments on the strategic transport aspects of the proposed
development.

National Guidance

Planning Policy Statement 1 (PPS1) ‘Delivering Sustainable Development’ seeks to ensure that
planning facilitates and promotes sustainable and inclusive patterns of urban and rural
development. PPS1 also states that where the development plan contains relevant policies,
applications for planning permission should be determined in line with the plan, unless material
considerations indicate otherwise.

Planning Policy Statement 7 (PPS7) ‘Sustainable Development in Rural Areas’ states that new
development in the open countryside away from existing settlements, or outside areas allocated for
development in development plans, should be strictly controlled. It also states that planning
authorities should ensure that the quality and character of the wider countryside is protected and,
where possible, enhanced. PPS7, together with PPS13 ‘Transport’, both emphasise that
accessibility should be a key consideration in all development decisions. Most developments that
are likely to generate large numbers of trips should be located in or next to towns or other service
centres that are accessible by public transport, walking and cycling.

Regional Planning Guidance and Policy
The currently adopted Regional Spatial Strategy for the North East (RPG1) sets out a number of
principles for the location of new development, including:
e Adopting a sequential approach to site allocation to give priority to the reuse of previously
developed land
e Improving the balance between people, jobs and facilities to reduce the need to travel, and
e Protecting and enhancing the environment

The priority of the locational strategy in RPG1 seeks to direct the majority of new development to
the built up areas of the conurbations.

RPG1 is currently being reviewed and a revised Regional Spatial Strategy is expected to be
approved early in 2008, having recently been subject to consultation on proposed changes. The
emerging Regional Spatial Strategy (RSS) contains a number of policies and principles that are
relevant to the consideration of this application:
o Concentrating the majority of new development in the Tees Valley (and Tyne & Wear)
conurbations — particularly within the core areas — and the main settlements
¢ Reducing the need to travel, particularly by private car, by focussing development in urban
areas that have good access to public transport, and for cyclists and pedestrians
o Promoting development that is sympathetic to its surroundings
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¢ Identifying strategic gaps to maintain the separate identity of settlements in the Tees Valley
by preventing them from coalescing and by preventing urban sprawl — specifically a
strategic gap should be identified between the Tees Valley conurbation
(Marske/Redcar/Eston/Middlesbrough/Thornaby/Stockton/Yarm/Billingham) and
surrounding towns and villages

Sub-regional Planning Policy
The adopted Tees Valley Structure Plan (February 2004) outlines a spatial strategy that seeks to
locate new development within the urban areas, with preference given to previously developed
sites. Structure Plan policies relevant to consideration of this application are:
e Policy SUS1 which requires new development proposals to make a positive contribution to
sustainable development
e Policy SUS2 which, through development control decisions:
e gives preference to the development of brownfield sites and prevent the
unnecessary use of greenfield sites
o seeks to make the best use of existing infrastructure, services and amenities
e encourages development in locations which minimise the need for travel and can be
well served by public transport
e seeks to provide accessible opportunities for recreation, education, employment and
public services
e protects and enhances the quality and character of the built and natural
environment
e Policy STRAT1 which provides for the majority of future development to be located in urban
areas
o Policy ENV13 which seeks to strictly control new development beyond limits to
development identified in local plans
e Policy ENV15 which states that outside the main built-up areas strategic gaps will be
maintained between individual settlements to retain their physical identity. Specifically
policy ENV15 identifies a strategic gap between Yarm and Kirklevington
¢ Policy ENV19 which seeks to improve and enhance the character, appearance and amenity
of the countryside by locating new development within the existing physical framework of
towns and villages wherever possible
o Policy T25 which states that new development will be located and designed to give priority
to walking, cycling and public transport access

Strategic Transport Comments

Although the Transport Assessment(TA) covers all the aspects that would be expected in this type
of assessment, there are a number of issues that the Borough Council may wish to take into
account:

Drop off/pick up bays — the TA suggests that 178 general use car parking spaces should be
provided for staff and students, in line with the guidelines set by the Borough Council. The
Assessment proposes a further 343-drop off/pick up bays. Using the approximate numbers of staff
and pupils in the school and the modal splits shown in tables 10.1 and 10.2 of the TA, this would
suggest over 1 space for every 2 staff/pupils currently dropped off/picked up at the school. Given
that all trips would not be made at exactly the same time and that vehicles would be continually
exiting the car park as well as entering, this figure seems to over-estimate the number of these
spaces needed. It may also be worth considering the number of vehicles that would contain 2 or
more pupils travelling together. The amount of car parking proposed may encourage additional car
trips, as people who currently avoid driving because of the existing situation may switch modes.

Public transport/school coach services — table 7.1 in the Travel Plan Framework lists inception
measures for modal shift but shows no measures to encourage the use of the coach services. The
report also suggests that a shuttle bus may be appropriate to connect Yarm rail station with the
school if demand is high enough — it may also be worth considering a similar service to link with the
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regular bus services on Yarm High Street. Such a service may also reduce the economic impact
of the school relocation on the High Street shops.

Walking and cycling — the relocation of the school is likely to have a marked impact on the ability of
pupils, and staff, to walk to school. The new school entrance will be some 3km from the current
entrance, adding considerably to most walking journeys. The modal split tables suggest that 3% of
pupils (approx. 30) and 9% of staff (approx. 19) currently walk, and the relocation may mean a
modal shift for many of these people and possibly increased car use. The footpaths along the A67
are not of a high quality and may need to be improved, and a crossing point may need to be
considered at the A67/Green Lane roundabout. A cycle path may also need to be considered, as
the A67 is not ideal as a cycle route, especially for younger people.

Traffic conditions and impact on surrounding roads and junctions - Table 13.1 predicts that the
relocation would reduce traffic on Yarm High Street, The Spital, and Green Lane whilst increasing
traffic on the A67 in both directions between 08:00 — 09:00 and 15:30 — 16:30. This suggests that
traffic that now travels along Green lane would switch to the A67, but in reality this may not
happen. The relocation is unlikely to alter the route of Ingleby Barwick residents, and it is unlikely
that any residents from further away, such as Acklam, would change their current route as the A67
is already a viable option. The figures in table 13.1 also predict that traffic will reduce by 13% and
14% on the High Street but only by 2% and 4% on The Spital. However the reasons for these
differences are not fully explained, particularly since these roads join together and run in the
direction of the new school. The table also predicts that the PM peak will see increased traffic on
all roads, but there is no explanation why the PM peak is so different to the AM peak.

Tables 13.4 to 13.6 estimate queue length on arms of the A67/Green Lane junction. These appear
to be overestimates, but given that they look to be overestimated for future conditions as well, a
relative comparison can still be made.

Strategic Planning Considerations

From a strategic planning perspective | have a number of concerns. The proposed development is
outside the limit to development as defined in the Stockton-on-Tees Local Plan and, significantly, is
within the strategic gap between Yarm and Kirklevington as identified by Tees Valley Structure
Plan policy ENV15. The concept of strategic gaps in the Tees Valley was strongly supported in the
Report of the Panel following the Examination in Public into the revised Regional Spatial Strategy
for the North East, and has been included in the Secretary of State’s Proposed Changes to the
RSS issued for consultation in May 2007.

Where possible new development should be located within main built-up areas so that
development on greenfield land is minimised and proposals are able to make maximum use of
existing infrastructure and services. Although a sequential study has been submitted with the
planning application, the majority of alternative sites examined were greenfield sites outside the
existing limit to development. The sequential study does not appear to have rigorously followed
the priority order outlined in national and regional planning policy:
e Suitable previously developed sites within urban areas, particularly around public transport
nodes;
e Other suitable locations within urban areas not identified as land to be protected for
conservation or recreational purposes;
e Suitable sites in locations adjoining urban areas, particularly those involving the use of
previously developed land, and
e Suitable sites in settlements outside urban areas, particularly those that involve the use of
previously developed land
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The site is not in an area currently well served by public transport, although it is accepted that
additional bus services could be provided. The site is also not well related to existing residential
areas of Yarm, making access on foot less convenient.

Development outside the existing limit to development in this location could set a precedent for
further developments, and the current proposal would have a significant detrimental impact on the
strategic gap between Yarm and Kirklevington. It is noted that none of the supporting statements
submitted with the planning application appear to refer to the current strategic gap policy.

It is acknowledged however, that Yarm School is a prestige and nationally renowned educational
establishment that does make, and will continue to make, a contribution to the regeneration of the
Tees Valley sub-region.

In conclusion, the Borough Council should be satisfied that:
i) there are no suitable alternative sites available to accommodate the proposed
development, in accordance with the sequential approach to new development as set
out in the emerging Regional Spatial Strategy;

i) the proposed development will not have a adverse impact on the strategic gap between
Yarm and Kirklevington;

iii) the site is capable of being well served by public transport as an alternative to the
private car;

iv) the development will not set a precedent for further developments beyond the limit to
development and within the strategic gap, and

V) the number of pick up/drop off bays proposed is not excessive and will not encourage
more car trips.

75. Hambleton District Council

Whilst the Council do not wish to make a specific objection, concerns are held that the overall
strategy to relocate Yarm School from its present town centre location to a greenfield site is not
entirely compatible with Central Government's sustainability agenda. A better approach would be
to improve the school's facilities at its current location and develop additional housing on
brownfield land in locations that do not suffer from chronic traffic problems.

76. Sport England

The Stockton Playing Pitch Strategy (PPS) defines Yarm as being Eaglescliffe/Yarm/Ingleby
Barwick sub area and identifies Yarm School as having 6 senior football pitches of Category C
availability (that is available to sections of the public as a matter of policy or practice)

The Stockton PPS goes on to conclude for this sub-area that there is an over reliance on playing
pitches whose availability is not guaranteed. This application presents an opportunity to ‘move’
Yarm School’s proposed playing pitches into a secured community use category, and this
guaranteed availability would be of major benefit to the continued development of pitch based
sports in the sub area.

In light of the above we would ask that an appropriate condition is imposed.

77. Police Wildlife Crime Officer — Dave Sanders

It seems that the presence of the wildlife corridor is a major concern of the local residents and in
particular the appearance that its existence has not been considered at any stage during the
planning application.
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I would re iterate that a full environmental impact assessment needs to be carried out at this stage
prior to any planning being approved.

This should be species specific giving equal weighting not only to the presence of resident species
but also the ongoing effects on transient species caused by the removal of this wildlife corridor.

Neighbours consulted

78. Local residents and occupiers have been individually notified of the application. The application
has also been advertised on site and in the local press. A number of representations have been
received. These include 110 letters/emails objecting to the proposals and 43 letters/emails in
general support of the scheme. The letters of support include letters from the following the NECC,
Judges Hotel, and John Holmes (Director of 