Rossendale

BOROUG

H COUNCIL

ITEM NO. B1

Application 2017/0514 Application Full

Number: Type:

Proposal: Construction of access road Location: Land at Waingate Mews, Hurst
and associated retaining wall Platt, Waingate Road,
to serve residential Rawtenstall
development approved under
2016/0630 (part
retrospective)

Report of: Planning Manager Status: For Publication

Report to: Development Control Date: 16™ January 2018
Committee

Applicant(s): | Ryan Kiely, BAK Building Determination 19™ January 2018
Contracts Ltd 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

Other (please state):

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.

1. RECOMMENDATION

Approve full planning permission subject to the conditions set out in section 10.
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APPLICATION DETAILS

2. SITE

The application relates to the creation of an access road and associated retaining wall on the
southern part of a piece of land on which planning permission has been previously granted for the
erection of eight dwellings (ref: 2016/0630). The land is located to the north of Newchurch Road in
Rawtenstall, accessed via Green Street.

The land associated with planning approval 2016/0630 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 two steel sheet piled retaining walls 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.

3. RELEVANT PLANNING HISTORY

2008/0681 - Erection of 3 no. detached dwellings (Refused)

2009/0028 - Erection of 3 dwellings (Refused, than allowed on appeal, not implemented)
2012/0544 - Erection of 3 dwellings (Approved, not implemented)

2013/0470 — Outline: Construction of 8 Dwellings Comprising Four Semi Detached Pairs
(Approved, not implemented)

2014/0168 - Erection of 8 houses (Approved, not implemented. The construction of the four
dwellings currently on site commenced but without the discharge of several pre-commencement
conditions included on planning permission 2014/0168, and as such it is not considered that
planning permission 2014/0168 has been lawfully implemented)

2015/0087 - Variation of condition 6 (access road and retaining walls) pursuant to planning
permission 2014/0168 (Not determined)

2015/0088 - Discharge of Conditions: 5 (road improvements) 8 (contruction method statement) 10
(foul & surface water drainage) & 11(structural stability of land & properties) pursuant to planning
permission 2014/0168 (Refused)

2015/0507 - Variation of Condition 11 (land stability) pursuant to Planning Permission 2014/0168
(Refused)

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 — Only Conditions 3 and 8 were
discharged)
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2016/0167 - Variation of conditions: 5 (scheme to improve section of Green Street); 10 (foul /
surface water drainage); and 11 (land stability) pursuant to planning permission 2014/0168 (Not
determined)

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

2017/0380 - Discharge of Conditions 8 (Green Street improvements) and 9 (access road) pursuant
to Planning Approval 2016/0630 (Withdrawn)

4. PROPOSAL

As set out above there is extensive planning history at this site with planning permission with
permission most recently granted (ref: 2016/0630) for the construction of 8 dwellings on the site,
with an associated access road, landscaping and land stabilisation / drainage works. However, the
development which has taken place in respect of the access road (and associated retaining wall)
on site does not accord with the plans approved under 2016/0630.

The plans below show the differences between the approved scheme (2016/0630) and the
scheme for which permission is currently sought:
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Rather than following the curve of the southern edge of the access road, a retaining wall has been
constructed along the southern edge of the site in an almost straight line, with the access road set
back some distance behind the wall. In addition, the proposed scheme omits the previously
approved footway along the front edge of the driveways (but maintains a 1.5m wide service strip in
its place).

Planning permission is now sought for the access road and associated retaining wall (as
constructed). The submitted drawings indicate that the retaining wall will be topped with a set of
1.1m high wrought iron railings.

Condition 8 of planning approval 2016/0630 read as follows:

“Within three months of the date of the planning permission hereby granted, 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 (Croft Goode Architects Drawing Number 16-2218-
EX001 Revision B) shall be submitted to the Local Planning Authority for its approval. The
development shall thereafter be fully implemented in accordance with the approved details prior to
first occupation of any of the dwellings hereby permitted.”

Condition 9 of planning approval 2016/0630 read as follows:

“Within three months of the date of the planning permission hereby granted, 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) shall been
submitted to the Local Planning Authority for its approval. The development shall thereafter be
fully implemented in accordance with the approved details prior to first occupation of any of the
dwellings hereby permitted.”

As the development which has occurred on site does not accord with the plans approved under
2016/0630 in respect of the construction of the access road and associated retaining wall, it is no
longer possible for the applicant to discharge conditions 8 and 9 of that permission.

As such, the current application includes full details as required by conditions 8 and 9 of
2016/0630 and seeks their approval as part of this full planning application.

5. POLICY CONTEXT

National

National Planning Policy Framework

Section4  Promoting Sustainable Transport

Section 6  Delivering a Wide Choice of High Quality Homes
Section 7  Requiring Good Design

Section 8  Promoting Healthy Communities

Section 11 Conserving and Enhancing the Natural Environment

Development Plan Policies

Rossendale Core Strategy DPD (2011)

Policy AVP4 Rawtenstall, Crawshawbooth, Goodshaw and Loveclough
Policy 1 General Development Locations and Principles

Policy 8 Transport

Policy 9 Accessibility
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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 Considerations

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

6. CONSULTATION RESPONSES

LCC (Highways)

No objection.

7. REPRESENTATIONS

To accord with the General Development Procedure Order 50 neighbours were sent letters on
13/11/2017 (and re-consulted on 28/11/2017) and a site notice was posted on 13/11/2017.

Seven letters of objection have been received, raising the following points:

- Inadequate drainage.

- Development is not in keeping with the character of the area.

- Land instability has been caused by previous works on site.

- Site is visually harmful.

- Harm to neighbour amenity.

- Access road is insufficient to allow safe vehicle and pedestrian movements.
- Unresolved drainage and land stability issues on site.

- Tarmac is not an appropriate material to use on the site.

8. ASSESSMENT

Principle

1. The acceptability in principle of developing an access road and retaining wall to serve the
dwellings on site has been previously established under planning approval 2016/0630. The
site lies within the designated urban boundary where Policy 1 of the Core Strategy seeks to
locate the majority of new development.

2. The proposed scheme is considered acceptable in principle.

Visual Amenity

3. The proposed access road and retaining wall would not appear significantly different from
those approved under 2016/0630 in terms of their appearance. The submitted drawings
indicate that the proposed retaining wall would be clad in natural coursed stone to match
that used in the construction of the dwellings on site.
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4. The applicant has confirmed that the existing timber fence which runs part way along the
southern boundary of the site is not to be retained (it no longer forms part of the current
application). In its place, wrought iron railings will be provided along the length of the
retaining wall.

5. The applicant has confirmed that the current tarmac driveways will be replaced with block
paved driveways in accordance with planning approval 2016/0630. This is also indicated on
the submitted drawing No. 16-2218-PN001 Rev. A.

6. It is considered that the submitted scheme would not therefore have a substantially greater
impact on visual amenity than that approved under 2016/0630.

7. As such the scheme is considered acceptable in terms of visual amenity.

Neighbour Amenity

8. One of the main changes of the proposed road and retaining wall when compared to the
approved scheme on this is site is the fact that the proposed retaining wall would be sited
closer to the site boundary with the dwelling located immediately to the south of the site.
However, at a height of around 1.4m it would not be unduly overbearing when viewed from
the neighbouring dwelling, nor would it cause an unacceptable loss of daylight or outlook.
The proposed wrought iron fencing on top of the retaining wall would not be of a form or
design which would cause a significant reduction in the amount of daylight reaching the rear
elevation of the dwelling immediately to the south of the site.

9. As such, it is not considered that the proposed fencing would cause any undue loss of
daylight or outlook to the occupants of the neighbouring property.

10.1t is noted that objections have been received to the current application raising concerns
over the proposed drainage from the site. However, the current application seeks only to
vary the road layout and associated retaining wall and does not propose any changes to the
previously approved drainage details for the wider site. As such, it is not considered that the
concerns raised over the drainage of the site would give reason for the current application
to be refused. If the developer does not implement the surface water drainage scheme for
the wider site as approved under 2016/0630, this would be a separate matter which could
be investigated accordingly and discussions are ongoing in respect of the drainage and
piling matters at this site associated with the previous planning approval.

11.Given the proximity to other residential properties, it is considered appropriate to include a
condition restricting the hours of construction in order to prevent undue noise disturbance
during construction works.

12.Subject to the above, the scheme is considered acceptable in terms of neighbour amenity.

Access, Parking and Highway Safety

13.The Local Highway Authority has no objection to the approved scheme, subject to the
implementation of the submitted details.

14.1t is not considered that the proposed scheme would have any significantly greater impact
on highway safety than the previously approved scheme under 2016/0630. It is considered
appropriate to include conditions requiring the following:
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o The removal of the existing tarmac driveways and their replacement with permeable
block paving within three months of the date of the planning approval.

o The implementation of the highway works shown on drawing number B14110-03
(including road construction, retaining wall construction street lighting, drainage and
other works) within three months of the date of the planning approval.

15.Previously, conditions 8 and 9 of 2016/0630 required the implementation of the above
works prior to first occupation of any of the approved dwellings. However, it is understood
that at least one of the dwellings is now occupied and as such it is considered appropriate
to require the completion of the above works within three months.

16. Subject to the above, the scheme is considered acceptable in terms of access, parking and
highway safety.

9. Conclusion

The proposed development is appropriate in principle within the urban boundary and would be
acceptable in terms of visual amenity, neighbour amenity and highway safety. It is considered that
the proposed development accords with Core Strategy Policies AVP4, 1, 8, 9, 18, 23 and 24, and
the National Planning Policy Framework.

10.CONDITIONS

1. The development shall be carried out in accordance with the following:

e Application Form date stamped 9" November 2017 by the Local Planning Authority.

e Site Location Plan (Croft Goode Architects Drawing Number 16-2218-EX001 Revision B)
date stamped 24" November 2017 by the Local Planning Authority.

e Proposed Site Layout (Croft Goode Architects Drawing Number 16-2218-PN001 Revision
A) date stamped 12" December 2017 by the Local Planning Authority.

e Drainage Details (Bell Munro Consulting Drawing Number J3794 / D2) date stamped 8"
November 2017 by the Local Planning Authority.

e Site Layout (James Crosbie Associates Drawing Number 01P5) date stamped 7"
December 2017 by the Local Planning Authority.

e Part Site Layout Indicating Highway Works (James Crosbie Associated Drawing Number
03) date stamped 7" December 2017 by the Local Planning Authority.

e Road Layout and Details (Bell Munro Consulting Drawing Number J3794/ R1) date
stamped 7™ December 2017 by the Local Planning Authority.

e Street Lighting (Lancashire County Council Drawing) date stamped 7" December 2017 by
the Local Planning Authority.

e Proposed Retaining Wall Design (BAK Drawing Number 05) date stamped 12" December
2017 by the Local Planning Authority.

e Proposed arrangements for future management and maintenance of the proposed streets
within the development (date stamped 7" December 2017 by the Local Planning Authority).

Reason: For the avoidance of doubt.

2. 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
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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.

3. 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.

4. Within three months of the date of this planning approval, the existing tarmac driveways
serving the dwellings on plots 1-4 shall be resurfaced in permeable block paving. The
permeable block paving shall be retained thereafter.

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

5. Within three months of the date of this planning approval, the approved details (as shown
on drawing numbers 16-2218-PN001 Revision A, 01P5, 03, J3794/ R1, 05 and the
Lancashire County Council Street Lighting Drawing) relating to the access road, retaining
wall and street lighting shall be implemented in full.

Reason: In the interests of highway safety.

6. Within three months of the date of this planning approval the areas of land adjacent to the
turning head, as detailed on the Proposed Site Layout Plan (ref: 16-2218-PN001 Revision
A received 12" December 2017), shall be laid with grass and maintained as areas of
informal amenity space thereafter.

Reason: In the interests of visual amenity

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 ad
opted

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. In this
case the applicant did not engage in pre-application discussions.

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.
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I50MM SIDE FILL AS PER
PIPE BEDDING SPECIFICATION

SHAFT SECTIONS TO SUIT:

STANDARD 350MM DIA BSENI2L AIS LID

100MH MIN. COVERING <
LAYER \

100MM BED AS PER PIPE
BEDDING SPECIFICATION

GRANULAR FILL MATERIAL
D.0.T. TYPE |

TYPICAL SHALLOW 450@ PPIC DETAIL
OUTSIDE BUILDING PERIMETER
N.T.S

150

/100000 ¢
— 40000000 (

GRANULAR FILL TO BS
(I0MM OR 20MM. SINGLE SIZE)

MORTAR HAUNCHING TO M.H.
COVER AND FRAME

HEAVY DUTY REINFORCED CONCRETE
COVER SLAB (B.5.5911) BEDDED WITH
MORTAR PROPRIETARY BITUMEN

OR RESIN MASTIC SEAL

STEP IRONS OR LADDERS TO

0000000000000 000 ¢
0000000000000 000 ¢
)00000000000000000(
0000000000 (100000 ¢

OO0

)OO0 0000000000008

)0 0000000000000000(

150 PIPE

=
=

CLASS S BEDDING
N.T.S

ALL AREAS NOT REQUIRING CLASS Z BEDDING

600 X 600 MANHOLE LID TO BSENI24
TRAFFICKED AREAS - D400 GRADE
OTHER AREAS - BI25 GRADE

CLASS B ENGINEERING BRICKWORK.

LOCAL AUTHORITY SPECIFICATION

GRANOLITHIC CONCRETE BENCHING TO BE
BROUGHT UP TO A DENSE SMOOTH FACE
NEATLY SHAPED AND FINISHED TO ALL
BRANCH CONNECTIONS (FOR SCREED
THICKNESS SEE CP204, PART 2) MIN
THICKNESS 20MM.

STL CONCRET!

AST CONCRETE CHAMBER SECTIONS

[=e—————STL CONCRETE SURROUND

150MM THICK

WHERE BENCHING IS LESS THAN
L50MM WIDE SLOPE SHALL BE | IN 12.
WHERE MORE THAN L450MM WIDE SLOPE
SHALL BE | IN 36

o
3
5
o
<
9
600
=
&
-
=
=200 (MIN.)
) |
=
b ot 1 VARIES
< \ MIN. 225 TO BARREL OF PIPE

BOTTOM PRECAST MANHOLE RING TO BE BUILT
INTO BASE CONCRETE A MINIMUM OF 100MM

INVERTS FORMED USING CHANNEL PIPES

PIPE JOINT WITH CHANNEL TO BE 100MM
MIN FROM INSIDE FACE OF MH

MIN WIDTH OF BENCHING 500MM;

CONCRETE P.C RING MANHOLE DETAIL
N.T.S

DISTANCE BETWEEN TOP OF PIPE

AND UNDERSIDE OF PC CHAMBER TO BE 100MM

PIPES ENTERING MANHOLES SHALL
HAVE A FLEXIBLE JOINT WITHIN 600MM
OF THE INSIDE FACE OF THE MANHOLE
JOINING WITH A SHORT 'ROCKER PIPE"

MIN WIDTH OF BENCHING 225MM

SOIL OR WASTE ADAPTOR

GROUND BEARING FLOOR SLAB

PIPE TO BE ENCASED IN.
CONCRETE TOP SLAB SPEC

UNTIL SOFIT TO UNDER SLAB
DIMENSION EXCEEDS 200MM

REST BEND (NOTE FOR RWP'S:
THIS CAN BE REPLCED BY
SHORT 90 DEGREE BEND)

SHORT LENGTHS OF PIPE LAID
TO STEEP GRADIENTS ENSURING
ACCEPTABLE FALLS AFTER
SETTLEMENT HAS OCCURED

REST BEND CONNECTION CONNECTION DETAIL

GRANULAR FILL MATERIAL =t
D.0.T. TYPE

a ol
3|
: a A 8
CONCRETE SURROUND IN ————a— -
STL GRADE a
<4
A8Bs
<
150 PIPE 150

CLASS Z BEDDING
N.T.S

UNDER EXTERNAL AREAS WHERE PIPE CROWN IS LESS THAN 750MM BELOW SURFACE
OF AREAS ACCESSIBLE TO TRAFFIC OR LESS THAN 400MM BELOW SURFACE IN ANY
OTHER AREA. (N.B. FORM VERTICAL CONSTRUCTION JOINTS AT FACE OF ALL
FLEXIBLE PIPE JOINTS IN |8MM COMPRESSIBLE BOARD)

GULLY FRAME BEDDED ON POLYESTER
RESIN MORTAR MIX, NOT LESS THAN
2 COURSES OF ENGINEERING CLASS B
SOLID BRICKWORK TO BS 392!
JOINTED IN I:3 CEMENT:SAND
MORTAR. VERTICAL JOINTS LEFT
OPEN.

GULLY GRATING TO BE
DUCTILE IRON To BS.EN
124: 1994 cLAss D400

TOP OF GULLY POT
AND TOP OF SUB-BASE

FINISHED ROAD LEVEL

610MM MIN. BELOW

CHaED svév( l e

IS0 THICK GRADE STL = et
CONCRETE ENCASING

i ] I50MM@ GULLY CONNECTION TO
HAVE I50MM THICK GRADE STL
CONCRETE SURROUND WITH
FLEXIBLE JOINT IN CONCRETE
SURROUND AT EACH PIPE JOINT
(APPENDIX 3 SHEET §

750MM DEEP X L.SOMM(ZI.Q

TRAPPED ROAD GULLY TO
BS. 5911 COMPLETE WITH
RODDING EYE AND I50MM@
OUTLET

TYPICAL ROAD GULLEY CONNECTION
N.T.S

4D.360 RODDING EYE

150MM SIDEFILL.
GRADE €20
CONCRETE

RODDING EYE DETAIL
N.T.S

68MM RAINWATER PIPE

4D.1L9 S/S ADAPTOR

“~e———SUSPENDED FLOOR SLAB

4D.561 87 1/2
DEGREE BEND

SHORT LENGTHS OF PIPE
LAID TO STEEP GRADIENTS
ENSURING ACCEPTABLE FALLS
AFTER SETTLEMENT HAS OCCURED

INTERNAL RWP TO DRAIN
N.T.S

600 X 600 MANHOLE
LID TO BSENIZL -
8125 GRADE

MORTAR HAUNCHING TO
M.H. COVER AND FRAME

0.G.L

68MM RAINWATER PIPE:

4D.504 VERT. ACCESS HOPPER:

4D.561 87 1/2:
DEGREE BEND

4D.163 45

DEGREE BEND
£4D.500 UNIVERSAL
GULLEY TRAP

EXTERNAL R.W.P TO DRAIN
N.T.S

500MM ROCKER PIPE
EACH SIDE OF WALL

U

SOLID PIPE CAST/GROUTED
INTO WALL

ROCKER PIPE DETAIL

N.T.S

TO BE USED WHERE PIPES CROSS THROUGH WALLS OR OTHER

SOLID OBJECTS, OR PASS INTO CONCRETE MANHOLES, OR CHANGE FROM

CLASS S TO CLASS Z BEDDING

HEAVY DUTY REINFORCED CONCRETE

CLASS B ENGINEERING
BRICKWORK MANHOLE

COVER SLAB (B.5.5911) BEDDED

WITH MORTAR PROPRIETARY
BITUMEN OR RESIN MASTIC SEAL

CHAMBER CONSTRUCTED
UP TO GROUND LEVEL

S P
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2100
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200

SR
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3 I
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SRR ¥

LOB NOMINAL SINGLE
SIZE STONE

2500 SQUARE - EXCAVATED PIT

TYPICAL SOAKAWAY DETAIL
N.T.S

P.C PERFORATED
CONCRETE RINGS
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SIZE STONE
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NOTES:

|. THIS DRAWING IS COPYRIGHT AND THE
PROPERTY OF BELL MUNRO CONSULTING LTD.
THE DRAWING MUST NOT BE REPRODUCED IN
PART OR IN WHOLE WITHOUT PRIOR WRITTEN
AUTHORITY.

2. THIS DRAWING MUST NOT BE SCALED BY
EITHER CONTRACTORS OR OTHER CONSULTANTS
ANY DIMENSIONAL OR SETTING - OUT
DISCREPENCIES ARE TO BE REPORTED TO BELL
MUNRO CONSULTING PRIOR TO CONSTRUCTION /
FABRICATION COMMENCING.

3. THIS DRAWING MUST BE READ IN
CONJUNCTION WITH THE RELEVANT BMC
SPECIFICATIONS TOGETHER WITH THE
APPROPRIATE ARCHITECTS AND SERVICES
CONSULTANTS DRAWINGS AND SPECIFICATIONS.

L. FOR DRAINAGE GENERAL ARRANGEMENT SEE
DRAWING J379% / DI

BELL MUNRO
CONSULTING LTD

CONSULTING CIVIL & STRUCTURAL ENGINEERS
TURING HOUSE

TEL: 0161 2098032
X: 0161 2098033
EMAIL: CONSULTING®BELLMUNRO.CO.UK
WWW.BELLMUNRO.CO.UK

MR P. KINSELLA

== PROPOSED DEVELOPMENT
HURST PLATT, RAWTENSTALL
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