Rossendale

BOROUGH COUNCIL

Application 2018/0574 Application Variation of Condition

Number: Type:

Proposal: Erection of 8 dwellings Location: Land At Hurst Platt
including new access road, Waingate Road
landscaping and land Rawtenstall
stabilisation and drainage
works (part retrospective),
pursuant to variation of
conditions 1 (approved
drawings relating to drainage
outflow), 8 (off-site highway
works) and 9 (on- site
highway works).

Report of: Planning Manager Status: For Publication

Report to: Development Control Date: 01/10/2019
Committee

Applicant: BAK Contracts Ltd Determination 04/10/2019

Expiry Date:

Agent: N/A

Contact Officer: | James Dalgleish Telephone: 01706 238643

Email: planning@rossendalebc.gov.uk

REASON FOR REPORTING

Outside Officer Scheme of Delegation

Member Call-In

Name of Member:

Reason for Call-In:

3 or more objections received Yes

Other (please state): Part of site is Council-owned land

HUMAN RIGHTS

The relevant provisions of the Human Rights Act 1998 and the European Convention on Human
Rights have been taken into account in the preparation of this report, particularly the implications
arising from the following rights:

Article 8
The right to respect for private and family life, home and correspondence.

Article 1 of Protocol 1
The right of peaceful enjoyment of possessions and protection of property.
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1. RECOMMENDATION

Approval, subject to the Conditions set out in Section 4 of this report.

2. UPDATE FOR MEMBERS

Manhole Rings

At the meeting of the Development Control Committee on 27" August 2019, Members
deferred this application in order that clarification could be sought on the purpose and
location of two alleged ‘tanks’ that were shown in a photograph circulated to Members by an
objector. The details within the photograph file shown that it was taken on 17" February
2017 — the photograph is shown below:
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In line with Members’ request, the case officer has queried the above with the applicant,
who has clarified that the photograph shows standard concrete manhole rings (one for
surface water and the other for foul water drainage) — they are not in fact ‘tanks’.

The applicant has confirmed that the purpose of manholes such as those shown is to allow

ongoing inspection, maintenance and repair of the foul and surface water drains on the site
when necessary into the future, to enable them to function correctly in the long term. Many

such manholes are proposed at various points along the drainage system on site (as shown
on the submitted site plan) to facilitate such inspection and maintenance of the system.

The applicant has provided an amended drawing showing the detailed construction of a
typical manhole on the site, to provide further clarity:
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Surface Water Drainage Outflow Route

In addition to providing the above, the applicant has amended the site layout plan to show
the location of all proposed surface and foul drain manholes on site and to more clearly
show the proposed route of surface water drainage outflow along drains underneath Green

Street.

The case officer has added additional highlighting to the plan below to show the proposed
route of surface water drainage outflow from the site, through pipework beneath Green

Street:
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Officers consider that the additional clarification and drawings provided by the applicant
demonstrate satisfactorily the route of the proposed surface water drainage, and provide
clarity on the manholes which have been installed on site.

Private Land Ownership, Access and Drainage Rights

Members will be aware of ongoing private land ownership disputes in relation to the wider
development site, and are reminded that private land ownership, private access rights and
private drainage rights issues are not material planning considerations.

Any disputes over private land ownership, private access rights and private drainage rights
are matters to be resolved between the applicant and any other interested parties, through
the appropriate legal process — entirely separately to the consideration of this planning
application.

Conclusion

Having regard to the previous Committee report on this application (included in Appendix A)
and the update above, it is considered appropriate to vary the wording of the relevant
conditions pursuant to planning approval 2016/0630 as below to reflect the updated
drainage and other details.

3. SUMMARY REASON FOR APPROVAL

The proposed development is appropriate in principle in the Urban Boundary and would not
unduly detract from visual and neighbour amenity, land stability, flood risk or highway
safety. It is considered that the development is in accordance with the National Planning
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Policy Framework, and Policies AVP4, 1, 8, 9, 18, 19, 23 and 24 of the Council’'s adopted
Core Strategy DPD (2011).

4. CONDITIONS

1. The development shall be carried out in accordance with the following unless otherwise
required by the Conditions below:

- Site Location Plan (Croft Goode Architects Drawing Number 16-2218-EX001 REV B)

- Site Layout (James Crosbie Associates Ltd Drawing Number B14110 03 P7)

- Street Lighting (Lancashire County Council Drawing)

- Permanent Sheet Pile Wall (Volker Ground Engineering Drawing Number C12538-
PW01-101 REV. D)

- Part Site Layout Indicating Highway Works (James Crosbie Associates Ltd Drawing
Number B14110 03)

- Detailed Landscape Proposals (Margaret Twigg Drawing Number 452.01)

- Proposed Floor Plans (Croft Goode Architects Drawing Number 16-2218-PN101)

- Sections Through Site (James Crosbie Associates Ltd Drawing Number 02 Revision
P2)

- Proposed Elevations (Croft Goode Architects Drawing Number 16-2218-003)

- Proposed Site Sections (Croft Goode Architects Drawing Number 16-2218-PN301)

- Property Management North West Ltd arrangements for future management and
maintenance of the proposed streets within the development

- Method Statement Relating to Rear Walls of Houses on Plots 1-4

- Waingate Mews Retaining Wall Calculations (Philip Wright Associates Ltd Ref: 1417
May 2019)

Reason: For the avoidance of doubt and to ensure a satisfactory standard of
development.

2. No further development in respect of the construction of the dwelling houses hereby
permitted shall take place until the slope stability and drainage works as shown on the
following approved drawings have been completed in full:

- James Crosbie Associates Ltd Drawing Number B14110 03 P7 (Site Layout)
- James Crosbie Associates Ltd Drawing Number B14110 02 P2 (Sections Through Site)

Reason: In the interests of land stability and to ensure adequate drainage of the site.

3. Any construction works associated with the development hereby approved shall not take
place except between the hours of 7:00 am and 7:00 pm Monday to Friday and 8:00 am
and 1:00 pm on Saturdays. No construction shall take place on Sundays, Good Friday,
Christmas Day or Bank Holidays.

Reason: To safeguard the amenities of neighbours.

4. Notwithstanding what is shown on the submitted plans and documents, the dwellings
hereby permitted shall be constructed with facing materials to match those used in the
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construction of the elevations and roof of the dwelling on Plot 1 which has already been
constructed on the site.

Reason: To ensure the development is of satisfactory appearance.

5. Notwithstanding what is shown on the submitted plans and documents, the retaining wall
to the new access road along the southern boundary of the site shall be faced in coursed
stone to match that used in the construction of the elevations of the dwelling on Plot 1 which
has already been constructed on the site.

Reason: To ensure the development is of satisfactory appearance.

6. None of the dwellings to be constructed on Plots 5-8 shall be occupied until their garages
are available for use for the parking of cars, and until the driveways fronting them have
been surfaced in a hard permeable material as shown on Margaret Twigg Landscape
Architects drawing number 452.01.

Reason: In the interests of highway safety and to ensure that sufficient parking provision is
provided for the size of the dwellings hereby approved.

7. Notwithstanding the provisions of the Town & Country Planning (General Permitted
Development) (England) Order 2015 (as amended), or any subsequent Order amending or
revoking and re-enacting it, each of the garages associated with the dwellings on site shall
be kept freely available for the parking of cars at all times.

Reason: In the interests of highway safety and to ensure that sufficient parking provision is
provided and retained for the size of the dwellings hereby approved.

8. Prior to first occupation of any of the dwellings to be constructed on Plots 5-8, all off-site
highway works as shown on the following drawings shall be completed in full (including road
construction, surfacing, kerbs, drainage and street lighting):

- Site Layout (James Crosbie Associates Ltd Drawing Number B14110 03 P7)

- Street Lighting (Lancashire County Council Drawing)

- Part Site Layout Indicating Highway Works (James Crosbie Associates Ltd Drawing
Number B14110 03)

Reason: In the interests of highway safety and to manage surface water runoff.

9. Prior to first occupation of any of the dwellings to be constructed on Plots 5-8, all on-site
highway works as shown on the following drawings shall be completed in full (including road
construction, surfacing, kerbs, drainage and street lighting):

- Site Layout (James Crosbie Associates Ltd Drawing Number B14110 03 P7)

- Street Lighting (Lancashire County Council Drawing)

- Part Site Layout Indicating Highway Works (James Crosbie Associates Ltd Drawing
Number B14110 03)
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In addition, none of the dwellings on Plots 5-8 shall be occupied until all elements of the
retaining wall and associated fencing approved under application 2019/0307 have been
completed in accordance with the approved details.

Reason: In the interests of highway safety and to manage surface water runoff.

10. Foul and surface water drainage from the site shall only be connected to dedicated foul
and surface water drainage apparatus in agreement with the relevant statutory undertaker.
No surface or foul water drainage from the site shall be connected to highway drains.

Reason: To secure proper drainage and to manage the risk of flooding and pollution.

11. All new planting forming part of the approved scheme (as shown on Margaret Twigg
Landscape Architects drawing number 452.01) shall be carried out in the first planting
season either following completion of the development or following first occupation of the
last dwelling to be occupied (whichever is the sooner). Any trees or plants which within a
period of 5 years of first occupation of the final dwelling die, are removed or become
seriously damaged or diseased shall be replaced in the next planting season with others of
similar size and species. All lawns, trees, shrubs and hedges located forward of the front
elevations of the dwellings hereby permitted shall be retained thereafter and any that die or
become seriously damaged or diseased shall be replaced in the next planting season with
others of similar size and species.

Reason: In the interests of visual amenity and to enhance the biodiversity value of the site.

12. If, during any works on site, land contamination is suspected or found, or land
contamination is caused, the Local Planning Authority shall be notified immediately. Within
one month of such notification taking place a risk assessment (together with a scheme
including full details of any proposed remediation measures, together with timescales for
their implementation) shall be submitted to the Local Planning Authority for its approval. The
development shall thereafter be carried out in accordance with the agreed details. Within
one month of the completion of the development or within one month of first occupation of
any of the dwellings hereby permitted (whichever is the sooner), a verification report
(demonstrating that the approved remediation measures have been carried out in
accordance with the approved details) shall be submitted to the Local Planning Authority for
its approval.

Reason: In the interests of preventing harm to the future occupants of the development
from land contamination.

13. No above-ground construction works shall take place in relation to the approved
dwellings on Plots 7 and 8 until a scheme has been submitted to and approved in writing by
the Local Planning Authority containing full details of proposals to grade or retain, and
landscape, the land immediately to the east of those plots. The scheme shall contain design
drawings by a suitably qualified structural engineer which demonstrate that the proposed
grading / retaining works are adequate to prevent any land instability.

The development shall thereafter be implemented in accordance with the approved
scheme.
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Reason: In the interests of protecting the proposed dwelling on Plot 8 from land instability,
and in the interests of visual amenity.

14. Prior to first occupation of any of the dwellings to be constructed on Plots 5-8, the areas
of land adjacent to the turning head on site, as shown on James Crosbie Associates Ltd
Drawing Number B14110 03 P7 (Site Layout), shall be laid with grass and shall thereafter
be maintained as areas of informal amenity space.

Reason: In the interests of visual amenity

5. INFORMATIVES

1. The Local Planning Authority has a Core Strategy (adopted in November 2011) and a
series of Supplementary Planning Documents, which can be viewed at:

http://www.rossendale.gov.uk/downloads/download/331/core strategy local plan part 1 a
dopted

The Council operates a pre-application planning advice service. All applicants are
encouraged to engage with the Local Planning Authority at the pre-application stage.

The Local Planning Authority has considered the application and where necessary
considered either the imposition of planning conditions and/or sought reasonable
amendments to the application in order to deliver a sustainable form of development in
accordance with the National Planning Policy Framework and the local planning policy
context.

2. The grant of planning permission may require the applicant to enter into an appropriate
Legal Agreement, with the County Council as Highway Authority. The Highway Authority
hereby reserves the right to provide the highway works within the highway associated with
this proposal. Provision of the highway works includes design, procurement of the work by
contract and supervision of the works. The applicant should be advised to contact the
contact the Environment Directorate for further information by telephoning the Developer
Support Section (Area East) on 0300 123 6780, or writing to Developer Support Section,
Lancashire County Council, Environment Directorate, Cuerden Mill Depot, Cuerden Way,
Cuerden, PR5 6BJ or email lhscustomerservice@lancashire.gov.uk

3. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of
the Environmental Protection Act 1990, the National Planning Policy Framework 2018 and
the current Building Control Regulations with regards to contaminated land. The
responsibility to ensure the safe development of land affected by contamination rests
primarily with the developer.

4. The applicant is advised to contact United Utilities at the earliest possible opportunity
regarding any potential water supply requirements or any proposed connections to public
sewers / drainage infrastructure. Additional information is available on United Utilities’
website at http://www.unitedutilities.com/builders-developers.aspx
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BOROUGH COUNCIL

Application 2018/0574 Application Variation of Condition

Number: Type:

Proposal: Erection of 8 dwellings Location: Land At Hurst Platt
including new access road, Waingate Road
landscaping and land Rawtenstall
stabilisation and drainage
works (part retrospective),
pursuant to variation of
conditions 1 (approved
drawings relating to drainage
outflow), 8 (off-site highway
works) and 9 (on- site
highway works).

Report of: Planning Manager Status: For Publication

Report to: Development Control Date: 12/08/2019
Committee

Applicant: BAK Contracts Ltd Determination 30/08/2019

Expiry Date:

Agent: N/A

Contact Officer: | James Dalgleish Telephone: 01706 238643

Email: planning@rossendalebc.gov.uk

REASON FOR REPORTING

Outside Officer Scheme of Delegation

Member Call-In

Name of Member:

Reason for Call-In:

3 or more objections received Yes

Other (please state): Part of site is Council-owned land

HUMAN RIGHTS

The relevant provisions of the Human Rights Act 1998 and the European Convention on Human
Rights have been taken into account in the preparation of this report, particularly the implications
arising from the following rights:

Article 8
The right to respect for private and family life, home and correspondence.

Article 1 of Protocol 1
The right of peaceful enjoyment of possessions and protection of property.
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1. RECOMMENDATION

Approval, subject to the Conditions set out in Section 11 of the report.

2. SITE

The application relates to a substantial parcel of land located to the north of Newchurch
Road in Rawtenstall, accessed via Green Street.

The land has been partially developed; two pairs of semi-detached three-storey stone
dwellings have been constructed on the western portion of the site. Excavations have taken
place toward the eastern end of the site, extending into the slope to the north, and retaining
structures have been constructed at the foot of the slope. Foundations have been partially
constructed for an additional pair of semi-detached dwellings.

The site is surrounded on its north, west and south sides by residential properties and their
gardens. To the east of the site is a small area of woodland.

The site lies within the defined urban boundary.
Planning permission was previously granted (ref: 2016/0630) for the construction of 8 no.
dwellings on the site — the scheme also included details of a slope stability and drainage
scheme to be implemented as part of the development, intended to secure the slope to the
north of the site from further movement, which had previously occurred as a result of
development on the site.

3. RELEVANT PLANNING HISTORY
2014/0168 - Erection of 8 houses (Approved)
2015/0508 - Discharge of Conditions: 3 (design and facing materials); 5 (scheme to improve
section of Green Street); 8 (Construction Method Statement); and 10 (foul/surface water

drainage) pursuant to planning permission 2014/0168 (Split Decision)

2016/0630 - Erection of 8 dwellings including new access road, landscaping and land
stabilisation and drainage works (part retrospective) (Approved).

2017/0514 - Construction of access road and associated retaining wall to serve residential
development approved under 2016/0630 (part retrospective) (Refused and Dismissed on
Appeal)

2018/0330 - Access road, retaining wall and fence (part retrospective) (Approved)

4. PROPOSAL

Surface Water Drainage
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Since obtaining planning approval for the construction of 8 no. dwellings on the site
(together with land stability, drainage and other related works), it became apparent that the
proposed original route of surface water drainage outflow from the site (which was to be
through a drain underneath the garden of No. 16 Hurst Platt, which stands adjacent to the
site) was not feasible as an agreement could not be reached with the relevant land owner to
allow surface water drainage to pass beneath the land in question.

As such, the route of surface water drainage outflow approved as part of planning
permission 2016/0630 cannot be implemented.

In response, the applicant has submitted the current application which proposes an
alternative route of surface water drainage outflow — according to the applicant this is
through pipework beneath Green Street, leading west to adjoin sewerage assets in United
Utilities’ ownership.

As part of an enforcement investigation on site, the Council’'s Planning Enforcement Team
investigated the surface water drains beneath the part of the site in question, and found that
pipework did exist which leads west beneath Green Street. It is through such pipework that
the applicant now proposes to connect the surface water outflow from the site, eventually
leading to United Utilities’ network.

Accordingly, the applicant seeks to vary condition 2 (approved plans) of planning
permission 2016/0630 to substitute a revised site plan showing the new route of surface
water drainage outflow, in place of the old plan showing the previously proposed drain
beneath the garden of the adjacent property.

All other aspects of the proposed scheme in relation to surface water drainage remain the
same as approved under 2016/0630.

Off-Site Highway Works

Condition 8 of planning permission 2016/0630 required the submission of a scheme
(including proposed layout, construction details, materials, width, lighting and drainage) to
improve the section of Green Street from its junction with Holmes Street in an easterly
direction to the red edge shown on the submitted site location plan, within 3 months of that
approval, and its subsequent implementation.

The condition was not complied with, but instead the required details were submitted in full
as part of subsequent applications 2017/0514 and 2018/0330.

In their comments on application 2017/0514, LCC Highways concluded that the submitted
details were satisfactory, stating:

“The proposed layout shown on drawing B14110-03 is acceptable including the layout,
construction details, materials, width, lighting and drainage. The applicant must progress
the S278 agreement with the Highway Authority to ensure that the works can be completed
prior to first occupation of any dwelling.”

In respect of the current application now being considered, the applicant has submitted the
exact same details — in order to consolidate all previously approved details in relation to off-
site highway works into a single planning approval that they can implement.
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As such, the applicant seeks to vary the wording of condition 8 (off-site highway works) to
take account of the fact that such details have already been approved, and so that the
condition merely requires their implementation as part of the development.

On-Site Highway Works

Condition 9 of planning permission 2016/0630 required the submission of full engineering,
drainage, street lighting and constructional details of the access road (including the
retaining wall and the pedestrian/vehicle restraint along the southerly side of the access
road), and the subsequent implementation of the details.

The condition was not complied with, but again the required details were submitted in full as
part of subsequent applications 2017/0514 and 2018/0330.

Again, in commenting on application 2017/0514 LCC Highways raised no objection to the
submitted detalils.

In respect of the current application now being considered, the applicant has submitted the
exact same details (except the details of the adjacent retaining wall, which are being dealt
with separately under application 2019/0307 — which is currently pending) in order to
consolidate all previously approved details in relation to on-site highway works into a single
planning approval that they can implement.

As such, the applicant seeks to vary the wording of condition 9 (on-site highway works) to
take account of the fact that such details have already been approved, and so that the
condition merely requires their implementation as part of the development.

Summary

In all other respects, the scheme for which the applicant now seeks planning permission is
the same as that approved under 2016/0630 and which has been partially implemented on
site.

The only changes to that scheme as now proposed relate to:

- The location of the surface water outflow from the site.

- The approval of details of off-site highway works previously reserved by condition 8
of 2016/0630.

- The approval of details of on-site highway works previously reserved by condition 9
of 2016/0630.

5. POLICY CONTEXT

National

National Planning Policy Framework

Section 2 Achieving Sustainable Development
Section 5 Delivering a Sufficient Supply of Homes
Section 6 Building a Strong, Competitive Economy
Section 8 Promoting Healthy and Safe Communities
Section 9 Promoting Sustainable Transport

Section 11 Making Effective Use of Land
Section 12 Achieving Well Designed Places
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Section 14 Meeting the Challenges of Climate Change
Section 15 Conserving and Enhancing the Natural Environment

Development Plan Policies
Rossendale Core Strategy DPD (2011)
Policy AVP4 Area Vision for Rawtenstall, etc

Policy 1 General Development Locations and Principles

Policy 8 Transport

Policy 9 Accessibility

Policy 18 Biodiversity, Geodiversity and Landscape Conservation

Policy 19 Climate Change, etc

Policy 23 Promoting High Quality Designed Spaces
Policy 24 Planning Application Requirements
Other Material Planning Considerations

RBC Alterations and Extensions to Residential Properties SPD
National Planning Practice Guidance

6. CONSULTATION RESPONSES

LCC Highways

No objection.

RBC Building Control

No objection.

United Utilities

No comments have been received.

RBC Legal Services

No comments have been received.

RBC Property Services

No comments have been received.

7. REPRESENTATIONS

To accord with the General Development Procedure Order a site notice was posted on
17/07/2019. Letters were initially sent to neighbours on 25/01/2019, and again on
17/07/2019 as part of a re-consultation exercise following receipt of amended plans and a
revised description of development.

Letters of objection have been received, raising the following points:
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- Problems of land instability on the site.

- Need for the stabilisation and drainage works to take place as soon as possible to
secure against future land instability.

- Developer does not have the necessary rights to drain surface water as proposed
through land outside their ownership.

- Land ownership disputes.

- Inadequate drainage capacity.

8. ASSESSMENT

The current application must be considered having regard to Section 73 of the Town &
Country Planning Act 1990, as amended. It relates specifically to applications to vary
conditions on earlier planning approvals, stating:

“On such an application the Local Planning Authority shall consider only the question of the
conditions subject to which planning permission should be granted, and:

a) if they decide that planning permission should be granted subject to conditions differing
from those subject to which the previous permission was granted, or that it should be
granted unconditionally, they shall grant planning permission accordingly, and

b) if they decide that planning permission should be granted subject to the same conditions
as those subject to which the previous permission was granted, they shall refuse the
application.”

Planning permission must not be granted under this section to the extent that it has effect to
change a condition subject to which a previous planning permission was granted by
extending the time within which a development must be started.”

Having regard to the above, the only matters for consideration in determining this
application are:

- The acceptability of the proposed alternative route of surface water drainage outflow
(and the associated wording of condition 2 pursuant to 2016/0630)

- The acceptability of the proposed scheme of off-site highway works (and the
associated wording of condition 8 pursuant to 2016/0630)

- The acceptability of the proposed scheme of on-site highway works (and the
associated wording of condition 9 pursuant to 2016/0630)

If it is determined that it would be appropriate to vary the wording of the above conditions, it
may also be necessary to amend the wording of other conditions pursuant to 2016/0630 to
ensure that there is no conflict between the conditions.

Alternative Surface Water Drainage Outflow

It has been established by the Council’s Planning Enforcement Team (using remote CCTV
cameras) that there are surface water drains installed underneath the site which lead
towards the west along Green Street. It is understood from the applicant that these drains
connect to United Utilities’ assets.

United Utilities has been consulted on the application, and has not provided any objection.
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It is noted that comments have been received from a neighbouring resident stating that the
proposed new route of drainage outflow would still pass beneath land in their ownership —
and that no such drainage rights are in place for the applicant. However, this is not a
material planning consideration — land ownership and private rights of drainage are outside
the remit of the planning system, and if there is a dispute over either it would be a private
civil matter to be addressed through the appropriate legal framework.

The applicant has duly completed Certificate of Ownership B, acknowledging that there are
other land owners besides themselves with an interest in the application site. For the
purposes of considering this planning application, this is sufficient to allow the application to
be determined on its planning merits.

In the absence of any material planning considerations indicating the contrary, and putting
non-planning related land ownership / drainage rights disputes aside, there is no reason to
doubt that an appropriate surface water drainage outflow can be achieved along the route
proposed. Responsibility would lie with the applicant to ensure that all other necessary legal
agreements to utilise the proposed drainage system are in place (i.e. with other land
owners, and with United Utilities to connect to their assets).

Scheme of Off-Site Highway Works

The submitted scheme (including proposed layout, construction details, materials, width,
lighting and drainage) of off-site highway works is the same as that previously submitted
under applications 2017/0514 and 2018/0330.

In their comments on application 2017/0514, LCC Highways concluded that the submitted
details were satisfactory, stating:

“The proposed layout shown on drawing B14110-03 is acceptable including the layout,
construction details, materials, width, lighting and drainage. The applicant must progress
the S278 agreement with the Highway Authority to ensure that the works can be completed
prior to first occupation of any dwelling.”

The details now submitted are the same (albeit with a different drawing number), and as
such, the proposed works are again considered acceptable.

Scheme of On-Site Highway Works

The submitted details in relation to on-site highway works (including full engineering,
drainage, street lighting and constructional details of the access road) are the same as
those previously submitted under applications 2017/0514 and 2018/0330.

In their comments on application 2017/0514, LCC Highways raised no objection to the
submitted details.

The details now submitted are the same (albeit with a different drawing number), and as
such, the proposed works are again considered acceptable. It is noted that the details of the
retaining wall associated with the access road are being considered as part of a separate
application which is currently pending (2019/0307).

Conclusion
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Having regard to all of the above considerations, it is considered appropriate to vary the
wording of the relevant conditions pursuant to planning approval 2016/0630 as necessary to
reflect the updated details.

Since the approval of application 2016/0630 it is noted that there has been some
excavation and placing of soil on land forming an embankment to the east of Plot 8. It is
therefore considered necessary to include an additional condition requiring the submission,
approval and implementation of a scheme to grade / retain and landscape the land in
question prior to the commencement of further above-ground construction works on Plot 8.

9. SUMMARY REASON FOR APPROVAL

The proposed development is appropriate in principle in the Urban Boundary and would not
unduly detract from visual and neighbour amenity, land stability, flood risk or highway
safety. It is considered that the development is in accordance with the National Planning
Policy Framework, and Policies AVP4, 1, 8, 9, 18, 19, 23 and 24 of the Council’'s adopted
Core Strategy DPD (2011).

10. RECOMMENDATION

Approve planning permission subject to conditions.

11. CONDITIONS

1. The development shall be carried out in accordance with the following unless otherwise
required by the Conditions below :

- Site Location Plan (Croft Goode Architects Drawing Number 16-2218-EX001 REV B)

- Site Layout (James Crosbie Associates Ltd Drawing Number B14110 03 P6)

- Street Lighting (Lancashire County Council Drawing)

- Permanent Sheet Pile Wall (Volker Ground Engineering Drawing Number C12538-
PW01-101 REV. D)

- Part Site Layout Indicating Highway Works (James Crosbie Associates Ltd Drawing
Number B14110 03)

- Detailed Landscape Proposals (Margaret Twigg Drawing Number 452.01)

- Proposed Floor Plans (Croft Goode Architects Drawing Number 16-2218-PN101)

- Sections Through Site (James Crosbie Associates Ltd Drawing Number 02 Revision
P2)

- Proposed Elevations (Croft Goode Architects Drawing Number 16-2218-003)

- Proposed Site Sections (Croft Goode Architects Drawing Number 16-2218-PN301)

- Property Management North West Ltd arrangements for future management and
maintenance of the proposed streets within the development

- Method Statement Relating to Rear Walls of Houses on Plots 1-4

- Waingate Mews Retaining Wall Calculations (Philip Wright Associates Ltd Ref: 1417
May 2019)

Reason: For the avoidance of doubt and to ensure a satisfactory standard of
development.
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2. No further development in respect of the construction of the dwelling houses hereby
permitted shall take place until the slope stability and drainage works as shown on the
following approved drawings have been completed in full:

- James Crosbie Associates Ltd Drawing Number B14110 03 P6 (Site Layout)
- James Crosbie Associates Ltd Drawing Number B14110 02 P2 (Sections Through Site)

Reason: In the interests of land stability and to ensure adequate drainage of the site.

3. Any construction works associated with the development hereby approved shall not take
place except between the hours of 7:00 am and 7:00 pm Monday to Friday and 8:00 am
and 1:00 pm on Saturdays. No construction shall take place on Sundays, Good Friday,
Christmas Day or Bank Holidays.

Reason: To safeguard the amenities of neighbours.

4. Notwithstanding what is shown on the submitted plans and documents, the dwellings
hereby permitted shall be constructed with facing materials to match those used in the
construction of the elevations and roof of the dwelling on Plot 1 which has already been
constructed on the site.

Reason: To ensure the development is of satisfactory appearance.

5. Notwithstanding what is shown on the submitted plans and documents, the retaining wall
to the new access road along the southern boundary of the site shall be faced in coursed
stone to match that used in the construction of the elevations of the dwelling on Plot 1 which
has already been constructed on the site.

Reason: To ensure the development is of satisfactory appearance.

6. None of the dwellings to be constructed on Plots 5-8 shall be occupied until their garages
are available for use for the parking of cars, and until the driveways fronting them have
been surfaced in a hard permeable material as shown on Margaret Twigg Landscape
Architects drawing number 452.01.

Reason: In the interests of highway safety and to ensure that sufficient parking provision is
provided for the size of the dwellings hereby approved.

7. Notwithstanding the provisions of the Town & Country Planning (General Permitted
Development) (England) Order 2015 (as amended), or any subsequent Order amending or
revoking and re-enacting it, each of the garages associated with the dwellings on site shall
be kept freely available for the parking of cars at all times.

Reason: In the interests of highway safety and to ensure that sufficient parking provision is
provided and retained for the size of the dwellings hereby approved.
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8. Prior to first occupation of any of the dwellings to be constructed on Plots 5-8, all off-site
highway works as shown on the following drawings shall be completed in full (including road
construction, surfacing, kerbs, drainage and street lighting):

- Site Layout (James Crosbie Associates Ltd Drawing Number B14110 03 P6)

- Street Lighting (Lancashire County Council Drawing)

- Part Site Layout Indicating Highway Works (James Crosbie Associates Ltd Drawing
Number B14110 03)

Reason: In the interests of highway safety and to manage surface water runoff.

9. Prior to first occupation of any of the dwellings to be constructed on Plots 5-8, all on-site
highway works as shown on the following drawings shall be completed in full (including road
construction, surfacing, kerbs, drainage and street lighting):

- Site Layout (James Crosbie Associates Ltd Drawing Number B14110 03 P6)

- Street Lighting (Lancashire County Council Drawing)

- Part Site Layout Indicating Highway Works (James Crosbie Associates Ltd Drawing
Number B14110 03)

In addition, none of the dwellings on Plots 5-8 shall be occupied until all elements of the
retaining wall and associated fencing approved under application 2019/0307 have been
completed in accordance with the approved detalils.

Reason: In the interests of highway safety and to manage surface water runoff.

10. Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding and pollution.

11. All new planting forming part of the approved scheme (as shown on Margaret Twigg
Landscape Architects drawing number 452.01) shall be carried out in the first planting
season either following completion of the development or following first occupation of the
last dwelling to be occupied (whichever is the sooner). Any trees or plants which within a
period of 5 years of first occupation of the final dwelling die, are removed or become
seriously damaged or diseased shall be replaced in the next planting season with others of
similar size and species. All lawns, trees, shrubs and hedges located forward of the front
elevations of the dwellings hereby permitted shall be retained thereafter and any that die or
become seriously damaged or diseased shall be replaced in the next planting season with
others of similar size and species.

Reason: In the interests of visual amenity and to enhance the biodiversity value of the site.

12. If, during any works on site, land contamination is suspected or found, or land
contamination is caused, the Local Planning Authority shall be notified immediately. Within
one month of such notification taking place a risk assessment (together with a scheme
including full details of any proposed remediation measures, together with timescales for
their implementation) shall be submitted to the Local Planning Authority for its approval. The
development shall thereafter be carried out in accordance with the agreed details. Within
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one month of the completion of the development or within one month of first occupation of
any of the dwellings hereby permitted (whichever is the sooner), a verification report
(demonstrating that the approved remediation measures have been carried out in
accordance with the approved details) shall be submitted to the Local Planning Authority for
its approval.

Reason: In the interests of preventing harm to the future occupants of the development
from land contamination.

13. No above-ground construction works shall take place in relation to the approved
dwelling on Plot 8 until a scheme has been submitted to and approved in writing by the
Local Planning Authority containing full details of proposals to grade or retain, and
landscape, the land immediately to the east of Plot 8. The scheme shall contain design
drawings by a suitably qualified structural engineer which demonstrate that the proposed
grading / retaining works are adequate to prevent any land instability.

The development shall thereafter be implemented in accordance with the approved
scheme.

Reason: In the interests of protecting the proposed dwelling on Plot 8 from land instability,

and in the interests of visual amenity.

14. Prior to first occupation of any of the dwellings to be constructed on Plots 5-8, the areas
of land adjacent to the turning head on site, as shown on James Crosbie Associates Ltd
Drawing Number B14110 03 P6 (Site Layout), shall be laid with grass and shall thereafter
be maintained as areas of informal amenity space.

Reason: In the interests of visual amenity

12. INFORMATIVES

1. The Local Planning Authority has a Core Strategy (adopted in November 2011) and a
series of Supplementary Planning Documents, which can be viewed at:

http://www.rossendale.gov.uk/downloads/download/331/core strategy local plan part 1 a
dopted

The Council operates a pre-application planning advice service. All applicants are
encouraged to engage with the Local Planning Authority at the pre-application stage.

The Local Planning Authority has considered the application and where necessary
considered either the imposition of planning conditions and/or sought reasonable
amendments to the application in order to deliver a sustainable form of development in
accordance with the National Planning Policy Framework and the local planning policy
context.

2. The grant of planning permission may require the applicant to enter into an appropriate
Legal Agreement, with the County Council as Highway Authority. The Highway Authority

hereby reserves the right to provide the highway works within the highway associated with
this proposal. Provision of the highway works includes design, procurement of the work by
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contract and supervision of the works. The applicant should be advised to contact the
contact the Environment Directorate for further information by telephoning the Developer
Support Section (Area East) on 0300 123 6780, or writing to Developer Support Section,
Lancashire County Council, Environment Directorate, Cuerden Mill Depot, Cuerden Way,
Cuerden, PR5 6BJ or email Ihscustomerservice@lancashire.gov.uk

3. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of
the Environmental Protection Act 1990, the National Planning Policy Framework 2018 and
the current Building Control Regulations with regards to contaminated land. The
responsibility to ensure the safe development of land affected by contamination rests
primarily with the developer.

4. The applicant is advised to contact United Utilities at the earliest possible opportunity
regarding any potential water supply requirements or any proposed connections to public
sewers / drainage infrastructure. Additional information is available on United Utilities’
website at http://www.unitedutilities.com/builders-developers.aspx

| Version Number: |1 | Page: | 12 0f 12



mailto:lhscustomerservice@lancashire.gov.uk
http://www.unitedutilities.com/builders-developers.aspx

EXISTING GROUND LEVEL

v

1000 GEOTEXTILE

STONE FREE DRAIN

STONE FREE DRAIN

)
\
L ]

225mm® PERFORATED LAND DRAIN

TRENCH LINED WITH TERRAM

100mm SINGLE SIZE CLEAN

ING MATERIAL

20mm SINGLE SIZE CLEAN

ING MATERIAL

|

|
|

NO.1
HURST CRESCENT

NS
ALL
N
N b
% X
s Vi
~ N
z 3
3!
(W) LS8
~
z %: !
Q!
3
2
= I

NOTES:

PLEASE NOTE THAT THE DRAINS TO THE LAND BERIND PLOTS 5-8 HAVE NOT BEEN INSTALLED.

NO.3
HURST CRESCENT

EXG GROUND
FLOOR F.F.L

// //

// //

// //

// // NG / /
S K —
v BP\N /\/\\/\\/\
I Rl

ARG >
KA
COPING TO UL

ARCH DETAILS

100mm STONEWORK OUTER LEAF
TIED TO STEM USING STAINLESS STEEL
TIES AT 450mm VERTICAL c¢/c &
900mm HORIZONTAL c¢/c

FORMATION TO BE BUILT UP
IN 150mm MAX LAYERS OF
WELL COMPACTED HARDCORE

PATIO LEVEL

[

ALL DRAINS TO BE 225mm¢
PERFORATED LAND DRAINS

WITHIN STONE TRENCHES

HATCHING INDICATES AREA
OF STONE IN—FILL OVER

EXISTING GROUND LEVEL

EXG WALL

INDICATES EXISTING SHEET

PILING

EXG BASEMENT F.F.L

H16 BARS AT 150mmc/c
WITH 30mm COVER

H25 BARS AT 150mmc/c
WITH 30mm COVER

H12 BARS AT 200mmc/c
EACH FACE

225mm RC35 CONCRETE STEM

REAR OF RETAINING WALL TO
BE TREATED WITH 2 COATS OF
R.LW. OR SIMILAR APPROVED

H25 STARTER BARS
AT 150mmc/c

H16 STARTER BARS
AT 150mmc/c

SECTION X=X
(1:20 AT A1) SOAK AWAY MANHOLES |
POSITIONED AT SPRING
LOCATIONS |
INDICATES EXISTING SHEET
PILING
HATCHING INDICATES NEW
CONCRETE RETAINING WALL
PLOT 1| PLOT 2 |
| EXISTING [GROUND | |
- FLOOR LEVEL
EXISTING | GROUND 104.35M | ALD
FLOOR LEVEL
103.35M [ALD _|EXISTING BASEMENT |
s —|FLOOR LENEL =
. /| |EXISTING BASEMENT | | 107 AL B
: / /1 Z|FLOOR LENEL == /SP&/D/‘ =
+ | 109U PN i o m
—T ! = T
1 11111 et
Sl - Fw MH()
————————— =) - A,
PRGHIBEEESES ey T T e swmem gy M «

kerbed radius
vehicular access

|
|
|
1200mm PCC | |
SILT TRAP MH ' P 75mm KICKER TO
EXISTING LOWER GRD FLR SLAB NEW\ LOWER GRD FLR SLAB L
: g * ettt tete oo tetetetetetl B ENEN
= i i < o § O deada 100mm@ PERFORATED
EXISTING | GROUND | 11 NEW QUND pALPL: O@VOGO\AVO LANDDRAIN
: Sl FLooR AL 7| pilinsea0ei
FLOOR LEVEL il F FVEL REAR OF RETAINING WALL TO
q BACKFILLED WITH 75mm MAX.
105.35M | ALD L] .35M | ALD EXG HOUSE ) ) S| SIZE GRANULAR BACKFILL
7 T - x < FOUNDATION I RETAINING WALL BASE REINFORCED
{% EXISTING B NT - NEW BASHEMENT — . C .4 ’ %A : 4 PRE REINFORCED WITH H20 MAIN BARS
1 FLOOR L FLOOR LEVEL — i x . . . . S SR TOP & BTM AT 200c/c WITH 50mm
— - — 295 800 COVER & H12 LONGITUDINAL BARS
— 1025 % 1 OW% L R / VARIES TOP & BTM AT 200c/c 70mm COVER
=T ] | 1=
m . RETAINING WALL FOUNDATION CONCRETE TO BE RETAINING WALL BASE
¥ MIN GRADE RC35
PLOT 5 TO BE FOUNDED AT SAME LEVEL TO BE TAKEN DOWN TO
- - * AS EXG HOUSE FOUNDATION SUITABLE BEARING STRATA P5 [05.07.17|RETAINING WALL LAYOUT & SECTION REVISED. |D.J.W
IN GEN3 MASS FILL
SW MH _ P4 0307.17{LAND DRAIN LOCATIONS REVISED, 1—1 ADDED |(D.J.W
X P3 [02.06.17|GABION RET WALL REVISED TO CONCRETE CORE|D.J.W
TYPICAL RETAINING WALL SECTION P2 [03.0417| REVISED DRAINAGE. ADDED NEW SHEET PILING |S.P.M.
« (1:20 AT A1)
P1 (05.12.16{ ADDED DRAINAGE TO REAR OF SITE S.P.M.
MORTAR HAUNCHING TO M.H. 600 X 600 MANHOLE LID TO BSENI2L rev | date revisions initials
A COVER AND FRAME < TRAFFICKED AREAS - D400 GRADE .
S OTHER AREAS - BI25 GRADE client
. HEAVY DUTY REINFORCED CONCRETE S CLASS B ENGINEERING BRICKWORK. B A K CO NTRACTS
COVER SLAB (B.S.5911) BEDDED WITH >
* MORTAR PROPRIETARY BITUMEN ! 600
OR RESIN MASTIC SEAL
— PRECAST CONCRETE CHAMBER SECTIONS .
E _8r project
STEP IRONS OR LADDERS TO 3
LOCAL AUTHORITY SPECIFICATION T
|~—————STL CONCRETE SURROUND U N |O N STR EET
== I50MM THICK
GRANOLITHIC CONCRETE BENCHING TO BE
BROUGHT UP TO A DENSE SMOOTH FACE =—1200 (MIN.) RAWTENSTALL
NEATLY SHAPED AND FINISHED TO ALL
BRANCH CONNECTIONS (FOR SCREED — WHERE BENCHING IS LESS THAN ROSSENDALE
THICKNESS SEE CP20L, PART 2) MIN = | | VARIES WHERE MORE THAN L50MM WIDE SLOPE
THICKNESS 20MM. SHALL BE | IN 36
i@i * drawing
STL CONCRETE
o \ *“WN. 225 TO BARREL OF PIPE SlTE LAYO UT
BOTTOM PRECAST MANHOLE RING TO BE BUILT
INTO BASE CONCRETE A MINIMUM OF |0OMM Eg DISTANCE BETWEEN ToP OF PIPE
/—-\ AND UNDERSIDE OF PC CHAMBER TO BE |00MM
—
INVERTS FORMED USING CHANNEL PIPES . :
PIPE JOINT WITH CHANNEL TO BE |00MM PIPES ENTERING MANHOLES SHALL James_ ers_ble ASSOClateS Ltd
MIN FROM INSIDE FACE OF MH HAVE A FLEXIBLE JOINT WITHIN 600MM Consulting Civil & Structural Engineers
OF THE INSIDE FACE OF THE MANHOLE 37 Chorley New Road, Bolton, BL1 4QR
JOINING WITH A SHORT 'ROCKER PIPE' Telephone 01204 384585
MIN WIDTH OF BENCHING 500MM Facsimile 01204 363358
Email jca@james-crosbie.co.uk
MIN WIDTH OF BENCHING 225MM
drawn S.P.M. date 30.08.19
scale 1:200 checked
TYPICAL MANHOLE DETAIL (1:20 AT A1) contract no. drawing no.
B14110 03 ¢y



AutoCAD SHX Text
PLOT 3

AutoCAD SHX Text
104.00

AutoCAD SHX Text
103.82

AutoCAD SHX Text
100.08

AutoCAD SHX Text
100.09

AutoCAD SHX Text
CHURCH

AutoCAD SHX Text
99.86

AutoCAD SHX Text
100.27

AutoCAD SHX Text
99.87

AutoCAD SHX Text
99.99

AutoCAD SHX Text
99.91

AutoCAD SHX Text
99.86

AutoCAD SHX Text
99.88

AutoCAD SHX Text
99.84

AutoCAD SHX Text
Ic

AutoCAD SHX Text
Sv

AutoCAD SHX Text
100.38

AutoCAD SHX Text
100.10

AutoCAD SHX Text
105.11

AutoCAD SHX Text
105.62

AutoCAD SHX Text
WOOD POST FENCE

AutoCAD SHX Text
TEMPORARY FENCE

AutoCAD SHX Text
103.35M ALD

AutoCAD SHX Text
PLOT 1

AutoCAD SHX Text
100.50M ALD

AutoCAD SHX Text
103.18

AutoCAD SHX Text
100.16

AutoCAD SHX Text
100.08

AutoCAD SHX Text
Step

AutoCAD SHX Text
100.53

AutoCAD SHX Text
99.95

AutoCAD SHX Text
99.92

AutoCAD SHX Text
99.95

AutoCAD SHX Text
99.99

AutoCAD SHX Text
100.32

AutoCAD SHX Text
Mh

AutoCAD SHX Text
100.04

AutoCAD SHX Text
100.09

AutoCAD SHX Text
100.03

AutoCAD SHX Text
100.03

AutoCAD SHX Text
100.05

AutoCAD SHX Text
100.99

AutoCAD SHX Text
101.32

AutoCAD SHX Text
101.08

AutoCAD SHX Text
100.88

AutoCAD SHX Text
100.73

AutoCAD SHX Text
101.64

AutoCAD SHX Text
SHED

AutoCAD SHX Text
102.26

AutoCAD SHX Text
101.87

AutoCAD SHX Text
101.24

AutoCAD SHX Text
101.57

AutoCAD SHX Text
99.98

AutoCAD SHX Text
103.58

AutoCAD SHX Text
104.10

AutoCAD SHX Text
102.83

AutoCAD SHX Text
103.20

AutoCAD SHX Text
100.10

AutoCAD SHX Text
100.20

AutoCAD SHX Text
100.18

AutoCAD SHX Text
100.15

AutoCAD SHX Text
100.16

AutoCAD SHX Text
100.15

AutoCAD SHX Text
100.11

AutoCAD SHX Text
100.05

AutoCAD SHX Text
GP

AutoCAD SHX Text
GATE

AutoCAD SHX Text
GP

AutoCAD SHX Text
100.10

AutoCAD SHX Text
100.15

AutoCAD SHX Text
100.12

AutoCAD SHX Text
100.01

AutoCAD SHX Text
100.29

AutoCAD SHX Text
GRASS

AutoCAD SHX Text
100.15

AutoCAD SHX Text
100.16

AutoCAD SHX Text
100.20

AutoCAD SHX Text
101.48

AutoCAD SHX Text
100.24

AutoCAD SHX Text
100.25

AutoCAD SHX Text
100.14

AutoCAD SHX Text
101.66

AutoCAD SHX Text
PLOT 2

AutoCAD SHX Text
102.48

AutoCAD SHX Text
100.15

AutoCAD SHX Text
100.22

AutoCAD SHX Text
103.53

AutoCAD SHX Text
103.34

AutoCAD SHX Text
101.14

AutoCAD SHX Text
105.26

AutoCAD SHX Text
103.59

AutoCAD SHX Text
104.91

AutoCAD SHX Text
105.51

AutoCAD SHX Text
CONTOURS EXTRAPOLATED

AutoCAD SHX Text
105.43

AutoCAD SHX Text
109.17

AutoCAD SHX Text
108.58

AutoCAD SHX Text
108.55

AutoCAD SHX Text
100.33

AutoCAD SHX Text
100.24

AutoCAD SHX Text
TARMAC CARPARK

AutoCAD SHX Text
100.04

AutoCAD SHX Text
100.10

AutoCAD SHX Text
105.92

AutoCAD SHX Text
105.54

AutoCAD SHX Text
102.26

AutoCAD SHX Text
100.09

AutoCAD SHX Text
No 14

AutoCAD SHX Text
HURST PLATT

AutoCAD SHX Text
100.11

AutoCAD SHX Text
PAVING

AutoCAD SHX Text
100.10

AutoCAD SHX Text
Mh

AutoCAD SHX Text
100.09

AutoCAD SHX Text
100.12

AutoCAD SHX Text
100.11

AutoCAD SHX Text
100.06

AutoCAD SHX Text
GRASS

AutoCAD SHX Text
100.07

AutoCAD SHX Text
100.14

AutoCAD SHX Text
102.09

AutoCAD SHX Text
PLOT 4

AutoCAD SHX Text
105.52

AutoCAD SHX Text
105.48

AutoCAD SHX Text
103.73

AutoCAD SHX Text
105.19

AutoCAD SHX Text
102.13

AutoCAD SHX Text
104.05

AutoCAD SHX Text
103.78

AutoCAD SHX Text
100.08

AutoCAD SHX Text
100.23

AutoCAD SHX Text
100.09

AutoCAD SHX Text
100.26

AutoCAD SHX Text
2000N

AutoCAD SHX Text
100.12

AutoCAD SHX Text
100.12

AutoCAD SHX Text
Gy100.00

AutoCAD SHX Text
100.01

AutoCAD SHX Text
100.09

AutoCAD SHX Text
Step

AutoCAD SHX Text
100.03

AutoCAD SHX Text
99.99

AutoCAD SHX Text
101.31

AutoCAD SHX Text
100.00

AutoCAD SHX Text
Ic

AutoCAD SHX Text
100.08

AutoCAD SHX Text
100.18

AutoCAD SHX Text
100.08

AutoCAD SHX Text
DRAINAGE CHANNEL

AutoCAD SHX Text
104.27

AutoCAD SHX Text
104.69

AutoCAD SHX Text
104.52

AutoCAD SHX Text
102.35

AutoCAD SHX Text
100.32

AutoCAD SHX Text
100.25

AutoCAD SHX Text
104.26

AutoCAD SHX Text
105.07

AutoCAD SHX Text
102.43

AutoCAD SHX Text
105.14

AutoCAD SHX Text
107.19

AutoCAD SHX Text
108.60

AutoCAD SHX Text
107.08

AutoCAD SHX Text
METAL POST FENCE

AutoCAD SHX Text
DENSE VEGETATION

AutoCAD SHX Text
108.37

AutoCAD SHX Text
108.60

AutoCAD SHX Text
105.66

AutoCAD SHX Text
110.10

AutoCAD SHX Text
108.66

AutoCAD SHX Text
108.40

AutoCAD SHX Text
109.31

AutoCAD SHX Text
106.87

AutoCAD SHX Text
107.88

AutoCAD SHX Text
108.87

AutoCAD SHX Text
108.05

AutoCAD SHX Text
107.30

AutoCAD SHX Text
106.24

AutoCAD SHX Text
106.48

AutoCAD SHX Text
102.40

AutoCAD SHX Text
101.34

AutoCAD SHX Text
101.57

AutoCAD SHX Text
100.19

AutoCAD SHX Text
100.24

AutoCAD SHX Text
100.23

AutoCAD SHX Text
100.23

AutoCAD SHX Text
102.20

AutoCAD SHX Text
100.78

AutoCAD SHX Text
101.63

AutoCAD SHX Text
100.24

AutoCAD SHX Text
SHED

AutoCAD SHX Text
102.30

AutoCAD SHX Text
100.37

AutoCAD SHX Text
100.97

AutoCAD SHX Text
105.68

AutoCAD SHX Text
105.45

AutoCAD SHX Text
102.63

AutoCAD SHX Text
104.04

AutoCAD SHX Text
104.61

AutoCAD SHX Text
102.70

AutoCAD SHX Text
102.46

AutoCAD SHX Text
102.58

AutoCAD SHX Text
SHED

AutoCAD SHX Text
102.56

AutoCAD SHX Text
104.86

AutoCAD SHX Text
103.14

AutoCAD SHX Text
102.43

AutoCAD SHX Text
MESH FENCE

AutoCAD SHX Text
103.67

AutoCAD SHX Text
105.94

AutoCAD SHX Text
104.61

AutoCAD SHX Text
106.47

AutoCAD SHX Text
106.25

AutoCAD SHX Text
104.80

AutoCAD SHX Text
106.92

AutoCAD SHX Text
106.23

AutoCAD SHX Text
108.66

AutoCAD SHX Text
107.51

AutoCAD SHX Text
105.76

AutoCAD SHX Text
107.39

AutoCAD SHX Text
EDGE OF EXCAVATION

AutoCAD SHX Text
109.88

AutoCAD SHX Text
108.45

AutoCAD SHX Text
109.27

AutoCAD SHX Text
106.69

AutoCAD SHX Text
109.11

AutoCAD SHX Text
107.87

AutoCAD SHX Text
107.28

AutoCAD SHX Text
108.28

AutoCAD SHX Text
111.83

AutoCAD SHX Text
111.17

AutoCAD SHX Text
107.08

AutoCAD SHX Text
GREEN STREET

AutoCAD SHX Text
(PRIVATE ROAD)

AutoCAD SHX Text
FLOOR LEVEL

AutoCAD SHX Text
FLOOR LEVEL

AutoCAD SHX Text
HATCHING INDICATES NEW

AutoCAD SHX Text
CONCRETE RETAINING WALL

AutoCAD SHX Text
A

AutoCAD SHX Text
A

AutoCAD SHX Text
B

AutoCAD SHX Text
B

AutoCAD SHX Text
SILT TRAP MH

AutoCAD SHX Text
1200mm PCC 

AutoCAD SHX Text
300mm%%C SOLID PIPE

AutoCAD SHX Text
EXISTING BASEMENT

AutoCAD SHX Text
EXISTING GROUND 

AutoCAD SHX Text
104.35M ALD

AutoCAD SHX Text
101.50M ALD

AutoCAD SHX Text
FLOOR LEVEL

AutoCAD SHX Text
FLOOR LEVEL

AutoCAD SHX Text
EXISTING BASEMENT

AutoCAD SHX Text
EXISTING GROUND 

AutoCAD SHX Text
PLOT 6

AutoCAD SHX Text
PLOT 5

AutoCAD SHX Text
105.35M ALD

AutoCAD SHX Text
102.50M ALD

AutoCAD SHX Text
FLOOR LEVEL

AutoCAD SHX Text
FLOOR LEVEL

AutoCAD SHX Text
EXISTING BASEMENT

AutoCAD SHX Text
EXISTING GROUND 

AutoCAD SHX Text
PLOT 7

AutoCAD SHX Text
PLOT 8

AutoCAD SHX Text
105.35M ALD

AutoCAD SHX Text
102.50M ALD

AutoCAD SHX Text
FLOOR LEVEL

AutoCAD SHX Text
FLOOR LEVEL

AutoCAD SHX Text
NEW BASEMENT

AutoCAD SHX Text
NEW GROUND 

AutoCAD SHX Text
PILING

AutoCAD SHX Text
INDICATES EXISTING SHEET

AutoCAD SHX Text
PILING

AutoCAD SHX Text
INDICATES EXISTING SHEET

AutoCAD SHX Text
EXISTING GROUND LEVEL

AutoCAD SHX Text
OF STONE IN-FILL OVER 

AutoCAD SHX Text
POSITIONED AT SPRING

AutoCAD SHX Text
SOAK AWAY MANHOLES

AutoCAD SHX Text
ALL DRAINS TO BE 225mm%%C 

AutoCAD SHX Text
PERFORATED LAND DRAINS 

AutoCAD SHX Text
SW MH

AutoCAD SHX Text
SW MH

AutoCAD SHX Text
SW MH

AutoCAD SHX Text
300mm%%C SOLID PIPE

AutoCAD SHX Text
300mm%%C SOLID PIPE

AutoCAD SHX Text
X

AutoCAD SHX Text
LOCATIONS

AutoCAD SHX Text
X

AutoCAD SHX Text
WITHIN STONE TRENCHES

AutoCAD SHX Text
BD

AutoCAD SHX Text
BD

AutoCAD SHX Text
BD

AutoCAD SHX Text
225mm%%C LANDDRAIN

AutoCAD SHX Text
225mm%%C LAND DRAIN

AutoCAD SHX Text
225mm%%C LAND DRAIN

AutoCAD SHX Text
225mm%%C LAND DRAIN

AutoCAD SHX Text
EXISTING RETAINING WALL

AutoCAD SHX Text
EXISTING RETAINING WALL

AutoCAD SHX Text
HURST CRESCENT

AutoCAD SHX Text
HURST CRESCENT

AutoCAD SHX Text
NO.1

AutoCAD SHX Text
NO.3

AutoCAD SHX Text
HATCHING INDICATES AREA

AutoCAD SHX Text
225mm%%C LAND DRAIN

AutoCAD SHX Text
225mm%%C LAND DRAIN

AutoCAD SHX Text
225mm%%C LAND DRAIN

AutoCAD SHX Text
SW MH

AutoCAD SHX Text
kerbed radius vehicular access

AutoCAD SHX Text
GRASS

AutoCAD SHX Text
SW MH

AutoCAD SHX Text
SW MH

AutoCAD SHX Text
G

AutoCAD SHX Text
G

AutoCAD SHX Text
Connection to main sewer on Green Street

AutoCAD SHX Text
SW MH

AutoCAD SHX Text
FW MH

AutoCAD SHX Text
%%USECTION X-X

AutoCAD SHX Text
(1:20 AT A1)

AutoCAD SHX Text
STONE FREE DRAINING MATERIAL

AutoCAD SHX Text
20mm SINGLE SIZE CLEAN

AutoCAD SHX Text
STONE FREE DRAINING MATERIAL

AutoCAD SHX Text
100mm SINGLE SIZE CLEAN

AutoCAD SHX Text
EXISTING GROUND LEVEL

AutoCAD SHX Text
1000 GEOTEXTILE

AutoCAD SHX Text
TRENCH LINED WITH TERRAM

AutoCAD SHX Text
225mm%%C PERFORATED LAND DRAIN

AutoCAD SHX Text
RETAINING WALL BASE

AutoCAD SHX Text
TO BE TAKEN DOWN TO

AutoCAD SHX Text
SUITABLE BEARING STRATA

AutoCAD SHX Text
IN GEN3 MASS FILL

AutoCAD SHX Text
(1:20 AT A1)

AutoCAD SHX Text
%%UTYPICAL RETAINING WALL SECTION

AutoCAD SHX Text
REAR OF RETAINING WALL TO

AutoCAD SHX Text
BACKFILLED WITH 75mm MAX.

AutoCAD SHX Text
SIZE GRANULAR BACKFILL

AutoCAD SHX Text
100mm%%C PERFORATED

AutoCAD SHX Text
LANDDRAIN

AutoCAD SHX Text
75mm KICKER TO

AutoCAD SHX Text
RETAINING WALL BASE

AutoCAD SHX Text
REAR OF RETAINING WALL TO

AutoCAD SHX Text
BE TREATED WITH 2 COATS OF

AutoCAD SHX Text
R.I.W. OR SIMILAR APPROVED

AutoCAD SHX Text
RETAINING WALL BASE REINFORCED

AutoCAD SHX Text
TOP & BTM AT 200c/c WITH 50mm

AutoCAD SHX Text
H16 STARTER BARS

AutoCAD SHX Text
AT 150mmc/c

AutoCAD SHX Text
CONCRETE TO BE

AutoCAD SHX Text
MIN GRADE RC35

AutoCAD SHX Text
BANKING

AutoCAD SHX Text
100mm STONEWORK OUTER LEAF

AutoCAD SHX Text
225mm RC35 CONCRETE STEM

AutoCAD SHX Text
COPING TO

AutoCAD SHX Text
ARCH DETAILS

AutoCAD SHX Text
COVER & H12 LONGITUDINAL BARS

AutoCAD SHX Text
TOP & BTM AT 200c/c 70mm COVER

AutoCAD SHX Text
WITH 30mm COVER

AutoCAD SHX Text
H25 BARS AT 150mmc/c

AutoCAD SHX Text
WITH 30mm COVER

AutoCAD SHX Text
H16 BARS AT 150mmc/c

AutoCAD SHX Text
EACH FACE

AutoCAD SHX Text
H12 BARS AT 200mmc/c

AutoCAD SHX Text
H25 STARTER BARS

AutoCAD SHX Text
AT 150mmc/c

AutoCAD SHX Text
RETAINING WALL FOUNDATION

AutoCAD SHX Text
TO BE FOUNDED AT SAME LEVEL

AutoCAD SHX Text
AS EXG HOUSE FOUNDATION

AutoCAD SHX Text
FOUNDATION

AutoCAD SHX Text
EXG WALL

AutoCAD SHX Text
EXG BASEMENT F.F.L

AutoCAD SHX Text
EXG HOUSE

AutoCAD SHX Text
TIED TO STEM USING STAINLESS STEEL

AutoCAD SHX Text
TIES AT 450mm VERTICAL c/c &

AutoCAD SHX Text
900mm HORIZONTAL c/c

AutoCAD SHX Text
PATIO LEVEL

AutoCAD SHX Text
REINFORCED WITH H20 MAIN BARS

AutoCAD SHX Text
FLOOR F.F.L

AutoCAD SHX Text
EXG GROUND

AutoCAD SHX Text
FORMATION TO BE BUILT UP

AutoCAD SHX Text
IN 150mm MAX LAYERS OF

AutoCAD SHX Text
WELL COMPACTED HARDCORE

AutoCAD SHX Text
%%UNOTES:

AutoCAD SHX Text
ADDED DRAINAGE TO REAR OF SITE

AutoCAD SHX Text
S.P.M.

AutoCAD SHX Text
P1

AutoCAD SHX Text
05.12.16

AutoCAD SHX Text
P7

AutoCAD SHX Text
REVISED DRAINAGE. ADDED NEW SHEET PILING

AutoCAD SHX Text
S.P.M.

AutoCAD SHX Text
P2

AutoCAD SHX Text
03.04.17

AutoCAD SHX Text
GABION RET WALL REVISED TO CONCRETE CORE

AutoCAD SHX Text
D.J.W

AutoCAD SHX Text
P3

AutoCAD SHX Text
02.06.17

AutoCAD SHX Text
LAND DRAIN LOCATIONS REVISED, 1-1 ADDED

AutoCAD SHX Text
D.J.W

AutoCAD SHX Text
P4

AutoCAD SHX Text
03.07.17

AutoCAD SHX Text
RETAINING WALL LAYOUT & SECTION REVISED.

AutoCAD SHX Text
D.J.W

AutoCAD SHX Text
P5

AutoCAD SHX Text
05.07.17

AutoCAD SHX Text
PLEASE NOTE THAT THE DRAINS TO THE LAND BEHIND PLOTS 5-8 HAVE NOT BEEN INSTALLED.  

AutoCAD SHX Text
TYPICAL MANHOLE DETAIL (1:20 AT A1)


S om i ko
P

[

ot it




	amended
	B1. 2018-0574 Hurst Platt COMPLETE
	B1. 2018-0574 Hurst Platt COMPLETE
	2018-0574 Hurst Platt Appendix A
	B1411003P7
	Sheets and Views
	01


	20170920_102838_resized


