Ward: Radcliffe - North and Ainsworth ltem 05

Applicant: PEL Electrical Ltd
Location: Ainsworth Nursing Home, Knowsley Road, Ainsworth, Bolton, BL2 5PT

Proposal: Erection of a dwelling and associated access, parking and landscaping, provision of
landscape buffer, and change of use and refurbishment of Gate House within the
curtilage of the former Ainsworth Nursing Home.

Application Ref: 68661/Full Target Date: 05/09/2022
Recommendation: Approve with Conditions

Description

The site relates to a plot and building which forms part of the former Ainsworth Nursing
Home. It is accessed via a private lane which is formed from the top of Ainsworth Road.
The whole site is located in the Green Belt, Special Landscape Area and West Pennine
Moors and is on the Council's Draft local list as a Non-Designated Heritage Asset. The site
is covered by a blanket TPO.

The site is located to the north of Ainsworth Village and is self-contained and remote from
the rest of the village, nearby farm settlements and residential dwellings, having formally
being an isolation hospital for infectious diseases. It was later used as a nursing home for
the elderly up until the time it closed down.

The nursing home site is rectangular in shape and the existing built development is
generally focused centrally within the site, with the main internal access running north
through the site which branches to the east to serve the main building and other buildings
to the north. The remaining land is grassed, treed or vegetated. Surrounding the site is
open land and fields.

By way of background, the site has now been sold off as separate plots and three plots
have planning permission for the conversion to residential dwellings with alterations and
extensions.

This application relates to a plot of land to the southwest of the former Ainsworth nursing
home site. The site contains a small brick building, which was in use as a gatehouse. The
remainder of the site is open and there are trees on the perimeter.

The proposed development involves the erection of a single dwelling and the conversion of
the gatehouse into living accommodation. The proposed dwelling would be two storeys at
the front and single storey with dormers at the rear. The dwelling would be constructed from
brick with a slate roof and would be accessed via the existing access.

Relevant Planning History

67342 - Erection of two dwellings and associated access, parking and landscaping,
provision of landscape buffer; Change of use and refurbishment of Gate House within the
curtilage of the former Ainsworth Nursing Home - Withdrawn by Applicant 11/07/2022

Adjacent site
65412 - Conversion of wash house to 1 no. dwelling with single storey extensions and

dormer to rear at Ainsworth nursing home, Knowsley Road, Ainsworth. Approved with
conditions - 22 June 2020.
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65626 - Conversion of property to 1 no. residential building; increase to the roof height, two
storey extension and associated parking and landscaping, change of use of land to
residential garden at The Bungalow, Ainsworth Nursing Home, Knowsley Road, Ainsworth.
Received - 7 July 2020

66142 - Change of use from nursing home to private dwelling including alterations and
garage extension at Knowsley House, Knowsley Road, Ainsworth. Approved with conditions
- 21 January 2021

66398 - Non-material amendment following grant of planning permission 65412 - Removal
of two windows on the west elevation and replace with timber French doors at Ainsworth
Nursing Home, Knowsley Road, Ainsworth. Approved with conditions - 5 February 2021.

66467 - Variation of conditions following approval of 65626- Amendment to approved plans
with the addition of a porch at The Bungalow, Ainsworth Nursing Home, Knowsley Road,
Ainsworth. Approved with conditions - 29 March 2021

66763 - Demolition of existing nursing home and construction of two storey detached
dwelling with associated garages at Ainsworth Nursing Home, Knowsley Road, Ainsworth.
Refused - 8 December 2021

66836 - Demolition of the building known as 'The Haven', and the erection of a replacement
building for use as a private dwellinghouse, with associated garden curtilage and parking at
The Haven, part of Ainsworth Nursing Home, Knowsley Road, Ainsworth. Approved with
conditions - 22 July 2021.

67368 - Demolition of existing building to be replaced with 2 no. dwellings at the Coach
House, former Ainsworth Nursing Home, Knowsley Road, Ainsworth. Refused - 30
November 2021.

68665 - Demolition and conversion of the building known as 'The Haven' to 1 no. private
residential dwelling, with associated garden curtilage and parking at 5 Knowsley View, The
Haven, Knowsley Road, Ainsworth. Received - 18 August 2022.

Publicity
The neighbouring properties were notified by means of a letter on 22 August and a press

notice was published in the Bury Times on 25 August 2022. Site notices were posted on 31
August 2022.

1 letter of support has been received, which has raised the following issues:
e | am in favour of the proposed scheme, it keeps the gatehouse and puts it to good use.
e This site is now looking dilapidated and run down in parts, the buildings that have been
renovated and made into private dwellings look great and are a huge improvement.
¢ | don't understand the objections of the nearby properties because at the moment the
plot is overgrown and unsightly, it was obvious when all the plots were sold off one by
one and are owned by other individuals that many similar applications will be submitted
in due course.

e As far as I'm concerned this scheme will greatly enhance the site.

5 letters have been received, which have raised the following issues:

e We are happy to support the conversion/development of the original gate house, but
cannot support the further development of this part of the site with a completely new
building on Green Belt land. Normally planning would only be countenanced in building
over an existing footprint.

e The placement of the proposed development will block out all my views/open aspects
onto the green belt land to the front of the house.

e The proposed development would block sunlight as the property is on such a large
scale within a green belt area.
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o If the property is placed alongside my property, as my property is a dormer bungalow
and considerably lower in height, the new build would be directly looking into my skylight
widows two of which are bathroom and not frosted and the other a child's bedroom. This
would infringe on privacy and block out all natural light coming into my home and again
block open aspects of the green belt land.

¢ If the planned house was central, ensuring not blocking my views or overlooking my
house, | would have no objections

¢ No existing drainage is available on this site for foul sewage. The application states
otherwise which is incorrect. Surely this must be addressed prior to any kind of approval
being granted. Also, the boundary fencing must be of stockproof construction

¢ | have serious misgivings. The plot is nearly an acre in size and yet the proposal is to
squeeze the new house tight to the northern boundary of the site right up against mine.

¢ As my house is south facing, and we would be at right angles to the new property there
are serious implications with regards to light being blocked into my kitchen and living
rooms, especially if the house were to be moved forward from its current location (which
I understand to be the case). The site is surrounded by tree's and light is already an
issue.

e Also the proposal is for a 2 storey house which would tower over mine, | was told this
was not an option at my planning stage, given that nearly all of the buildings on site are
single storey.

¢ Were the proposal a single storey dormer bungalow type (like mine) more central and
not as high, | would not object. | think there is ample space to achieve the same size
dwelling in this format.

The supporters and objectors have been notified of the Planning Control Committee
meeting.

Statutory/Non-Statutory Consultations

Traffic Section - No objections, subject to the inclusion of conditions relating to
construction traffic management plan, car parking, turning facilities and sprinklers.
Drainage Section - No response.

Waste Management - No response.

Conservation Officer -

Environmental Health - Contaminated Land - No objections, subject to the inclusion of
conditions relating to contaminated land.

United Utilities - No objections, subject to the inclusion of conditions relating to drainage.
GM Ecology Unit - No objections, subject to the inclusion of conditions relating to bats,
nesting birds and landscaping and informatives relating to invasive species and badgers.
Environment Agency - No response.

Pre-start Conditions - Awaiting confirmation from the agent that pre-commencement
conditions are acceptable.

Unitary Development Plan and Policies

H1/2 Further Housing Development
H2/1 The Form of New Residential Development
H2/2 The Layout of New Residential Development

EN1/1 Visual Amenity
EN1/2 Townscape and Built Design
EN1/3 Landscaping Provision

EN2 Conservation and Listed Buildings
EN5/1 New Development and Flood Risk
EN1 Built Environment

ENG6/3 Features of Ecological Value

EN7 Pollution Control

EN7/1 Atmospheric Pollution
EN7/2 Noise Pollution
EN7/5 Waste Water Management
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EN8 Woodland and Trees

OL1/2 New Buildings in the Green Belt

OL1/3 Infilling in Existing Villages in the Green Belt
HT2/4 Car Parking and New Development

HT6/2 Pedestrian/Vehicular Conflict

SPD6 Supplementary Planning Document 6: Alterations & Extensions
SPD11 Parking Standards in Bury
NPPF National Planning Policy Framework

Issues and Analysis

The following report includes analysis of the merits of the application against the relevant
policies of both the National Planning Policy Framework (NPPF) and the adopted Bury
Unitary Development Plan (UDP) together with other relevant material planning
considerations. The policies of the UDP that have been used to assess this application are
considered to be in accordance with the NPPF and as such are material planning
considerations. For simplicity, just the UDP Policy will be referred to in the report, unless
there is a particular matter to highlight arising from the NPPF where it would otherwise be
specifically mentioned.

Principle (Green Belt) - The application site is located within the Green Belt.

Paragraph 143 of the NPPF states that inappropriate development is, by definition, harmful
to the Green Belt and should not be approved except in Very Special Circumstances (VSC).

In Paragraph 144, LPA's should ensure that substantial weight is given to any harm in the
Green Belt. VSC will not exist unless the potential harm to the Green Belt by reason of
inappropriateness, and any other harm resulting from the proposal, is clearly outweighed by
other considerations.

Paragraph 145 considers the construction of new buildings as inappropriate development in

the Green Belt. Exceptions to this are:
a. buildings for agriculture and forestry;
b. provision of appropriate facilities for outdoor sport, recreation, cemeteries and burial
grounds and allotments; as long as the facilities preserve the openness of the Green
belt and do not conflict with the purpose of including land;
c. the extension or alteration of a building provided it does not result in disproportionate
additions over and above the size of the original building;
d. the replacement of a building provided the new building is in the same use and not
materially larger than the one it replaces;
e. limited infilling in villages;
f. limited affordable housing for local community needs; and
g. limited infilling or partial or complete redevelopment of previously developed land,
whether redundant or in continuing use (excluding temporary buildings), which would:
¢ not have a greater impact on the openness of the Green Belt than the existing
development: or

¢ not cause substantial harm to the openness of the Green Belt, where the
development would re--use previously developed land and contribute to meeting
identified affordable housing need within the area of the Local Planning Authority.

Paragraph 146 states that other certain forms of development are also not inappropriate in

the Green Belt provided they preserve the openness of the Green Belt and do not conflict

with the purposes of including land in the Green Belt. These are

e engineering operations;

¢ local transport infrastructure, which can demonstrate a requirement for a Green Belt
location;

¢ the re-use of buildings provided that the buildings are of permanent and substantial
construction;

e material changes in the use of land (such as changes for outdoor sport or recreation, or
for cemeteries and burial grounds); and

Page No 29



e development brought forward under a Community Right to Build Order or
Neighbourhood Development Order.

Policy OL1/2 states that the construction of new buildings in the Green Belt is inappropriate
development unless -

e for agriculture and forestry,

e essential facilities for outdoor sports and recreation,

o limited extension, alteration or replacement dwelling provided it would not result in
disproportionate additions over and above the size of the original dwelling or not
materially larger than the one it is to replace;

e limited infilling in existing villages as set out under Policy OL1/3.

Policy OL1/3 states in all named villages which lie within the Green Belt, limited infill
development may be permitted, provided it is in scale with the village and would not
adversely affect the character of surroundings.

Policy OL1/4 states that the conversion and re-use of buildings in the Green Belt is not
inappropriate development and will be permitted providing that:

¢ it would not have a materially greater impact than the present use on openness;

e any extensions of re-used buildings and any associated uses of land surrounding the
building do not conflict with the openness of the green belt;

the buildings would be capable of conversion without major or complete reconstruction;
form, bulk and design would be in keeping with the surroundings;

suitable access and traffic can be accommodated;

necessary services can be provided;

no damage to habitats or protected species.

New dwelling - The proposed development would be located between two existing buildings
- the gatehouse and the wash house. As such, the proposed development would be an infill
plot. Therefore, the principle of the proposed development would be acceptable and would
comply with exception e) of paragraph 145 of the NPPF and Policies OL1/2 and OL1/3 of
the Bury Unitary Development Plan.

Conversion - The proposed development involves the conversion of the existing gatehouse
into additional living accommodation. The proposed development would not involve any
extensions or changes to the existing openings. As such, the proposed form, bulk and
design would be as it is presently and in keeping with the surroundings. The existing
building would be capable of conversion. Therefore, the principle of the proposed
development would be acceptable and would be in accordance with third exception in
paragraph 146 of the NPPF and Policy OL1/4 of the Bury Unitary Development Plan.

Principle (Residential) - The National Planning Policy Framework (NPPF) should be
treated as a material planning consideration and it emphasises the need for local planning
authorities to boost the supply of housing to meet local housing targets in both the short
and long term. The Framework maintains the emphasis on identifying a rolling five year
supply of deliverable housing land.

Bury's Strategic Housing Land Availability Assessment sets out the latest housing supply
position, which is made up of sites that have an extant planning permission and sites that
have potential to obtain planning permission in the future. This shows that there are a
number of sites within the Borough with the potential to deliver a significant amount of
housing. However, not all of these sites will contribute to the five year supply calculations as
many sites will take longer than five years to come forward and be fully developed (e.g.
some large sites could take up to ten years to be completed). As such, latest monitoring
indicates that the Council is unable to demonstrate a five year supply of deliverable housing
land and this needs to be treated as a material factor when determining applications for
residential developments.

The National Planning Policy Framework also sets out the Housing Delivery Test, which is
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an assessment of net additional dwellings provided over the previous three years against
the homes required. Where the test indicates that the delivery of housing was substantially
below (less than 75%) of the housing requirement over the previous years, this needs to be
taken into account in the decision-taking process. The latest results published by the
Government show that Bury has a housing delivery test result of less than 75%, and
therefore, this needs to be treated as a material factor when determining applications for
residential development.

Therefore, in relation to the proposed dwelling, paragraph 11d) of the National Planning
Policy Framework states that where there are no relevant development plan policies, or the
policies which are most important for determining the application are out-of-date, planning
permission should be granted unless:

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

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

Therefore, in this case the 'titled balance' applies and planning permission should be
granted unless the above points Para 11(d) i or ii apply.

Policy H1/2 states that the Council will have regard to various factors when assessing a
proposal for residential development, including whether the proposal is within the urban
area, the availability of infrastructure and the suitability of the site, with regard to amenity,
the nature of the local environment and the surrounding land uses.

The site is located in a rural area but forms part of the former nursing home and would be
previously developed land. There would be existing infrastructure in place to facilitate the
development. The principle of residential development on the site would be acceptable if

the development can comply with the relevant Green Belt policies and would comply with

Policy H1/2 of the Bury Unitary Development plan and the NPPF.

Design, layout and impact on heritage - The proposed dwellinghouse would be sited
within the curtilage of the former hospital site. The former hospital buildings are considered
to be a Non-Designated Heritage Assets (NDHASs). The site is not within a conservation
area.

Paragraph 203 of the NPPF requires that the effect of an application on the significance of
a non-designated heritage asset should be taken into account in determining the
application. In weighing applications that directly or indirectly affect non-designated heritage
assets, a balanced judgement will be required having regard to the scale of any harm or
loss and the significance of the heritage asset.

The above premises have been identified as non-designated heritage assets in accordance
with Annex 2 of the NPPF and are considered to be buildings, monuments, sites, places,
areas or landscapes identified as having a degree of significance meriting consideration in
planning decisions, because of their heritage interest. It includes designated heritage
assets and assets identified by the local planning authority (including local listing). The
'Good Practice Advice Note 2: Managing Significance in Decision-Taking' published by
Historic England (2015) clarifies non-designated assets as those "....that have been
identified in a Historic Environment Record, in a local plan, through local listing or during the
process of considering the application."

The proposal would not impact directly on the significance of the NDHAs but would be
within their setting, which if impacted negatively could cause harm to the significance of the
NDHAs.

The proposed dwelling would be constructed from red brick and natural slate and as such
would incorporate architectural reference to the existing buildings without challenging their
architectural integrity. The siting of the dwelling would provide spatial mitigation with regard
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the sites' layout and form creating a visual separation. The proposal, whilst two storey
would have its first floor within the roof space ensuring its height is below that of the
existing buildings and therefore, would not dominate visually in terms of its height.

The alterations to the Gate House are very minor and would not represent a negative
impact within the site.

The Submitted heritage assessment concludes as follows:

"With respect to the level of harm in relation to this proposed development the heritage
assessment (HA) considers the buildings to be NDHA's and low/medium significance. The
significance is modulated between building to building due to their degree of originality and
alteration. The impact of the proposed development is generally upon the spatial layout of
the site and given the new development is adding to the layout with a similar form of
development and retaining and reusing the former gatehouse, the overall level of harm of
the works proposed are positive".

And

"The HA concludes that the crucial test contained within the NPPF is whether there is any
harm to a heritage asset that is outweighed by the public interest and benefits of a
proposal. It is concluded that the proposed works would result in a positive impact in that
new development, which is spatially correct and if constructed in similar materials to
existing forms, would enhance the site in addition to retaining the existing gatehouse. It will
put the building to a viable use without harming its modest aesthetic".

The Conservation Officer agrees with the heritage assessment and has no objections to the
proposed development. In conclusion, the proposed development, by virtue of its siting,
size, scale, mass and materials, would not cause harm to the setting of the former hospital
buildings and as such, would not cause any loss to their significance. Therefore, the
proposed development would be in accordance with Policy EN2 of the Bury Unitary
Development Plan and the NPPF.

Impact upon residential amenity - SPD6 provides guidance on aspect standards between
residential properties and would be relevant in this case.

There would be 19.2 metres from the utility room for the proposed dwelling to the
conservatory associated with Knowsley House, which would be in excess of the 13 metres
required.

There would be 12.2 metres from the blank gable of the proposed dwelling to the front
elevation of the Wash House. The bulk of the proposed dwelling would be set behind the
building line for the Wash House and as such, would not have an adverse impact upon the
amenity of the occupiers of the Wash House.

There would be between 12 and 20 metres from the rear elevation of the proposed dwelling
to the boundary with the site, which would be in excess of the 7 metres required.

The existing gatehouse would be converted into guest accommodation linked to the
proposed dwelling. The proposed gatehouse would utilise all the existing windows and
would be single storey in height. There would be 12.1 metres between the proposed
gatehouse and the Bungalow. Whilst this would be below the 13 metres required, there is a
2 metre high timber fence, which would prevent any overlooking or loss of privacy.

Therefore, the proposed development would not have an adverse impact upon the
residential amenity of the neighbouring properties.

Ecology - An ecological survey was submitted as part of the application and identified no
significant issues.

Bats - Bat surveys for the existing gatehouse were submitted. No bats were seen emerging
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from the building and therefore, the proposed development would not have a negative
impact upon the bats. GM Ecology Unit agrees with the findings of the report and has no
objections, subject to the inclusion of conditions relating to bats.

Trees - The trees were also assessed as having bat roosting potential and the tree report is
recommending removal of two trees on arboricultural reasons. In addition, some trees and
shrubs would be removed as part of the proposed development. GM Ecology Unit has no
objections to the removal of the trees, subject to the inclusion of conditions relating to trees
and nesting birds.

Protected species - The report discounted the presence of all other protected species and
GM Ecology Unit has no objections, subject to the inclusion of an informative relating to
badgers.

Invasive species - Species, such as rhododendron are classed as invasive species in the
Wildlife and Countryside Act 1981. Rhododendron has been identified on site, but may be
the ornamental variety. GM Ecology Unit has no objections, subject to the inclusion of a
informative relating to invasive species.

Landscaping - Section 174 of the NPPF 2021 states that the planning policies and
decisions should contribute to and enhance the natural and local environment. The
proposed soft landscaping proposals would be adequate to mitigate for the loss of low to
moderate grassland and scrub. GM Ecology Unit has no objections, subject to the inclusion
of a condition relating to landscaping.

Therefore, the proposed development would not have an adverse impact upon protected
species and would be in accordance with Policies EN6 and EN6/3 of the Bury Unitary
Development Plan and the NPPF.

Trees - An arboricultural survey has been submitted with the application and confirms that
two existing trees to the west of the access road would be retained and all the trees on the
perimeter of the site would be retained. 5 trees would have to be removed and these are
located to the west of the access road. The trees to be removed are category C, which is
poor quality. Given the retention of the two existing trees and those on the perimeter and
the planting of 5 additional trees, the proposed development would not harm the character
of the area. Therefore, the proposed development would be in accordance with Policy
ENB8/2 of the Bury Unitary Development Plan.

Highways issues - The existing access to the site is from the head of Ainsworth Road. It
is an unadopted single wide road, but a well-maintained and surfaced lane. This is the only
access into the site and would be utilised by not just this plot but by other plots which may
come forward for development in the future.

For a development of a single plot, the standard of the access is considered to be
acceptable for the amount of traffic which would be generated, and that given the number
of plots which could come forward in the future, which is likely to be no more than 6 or 7,
the existing access would be of a standard to suitably serve the whole of the site. (If a
future development were to be larger scale, the access may need to be considered).

As the site is in a remote location and given there is only one access to the site, GMF&RS
have been consulted on the application.

The Fire Service are of the opinion that given the proposed site layout would create a
cul-de-sac in excess of 250 metres in length with the single point of entry to the proposed
development would being unsatisfactory as any obstruction along the single access road
could prevent emergency vehicles from entering the estate and restrict access to the
dwelling, increasing attendance time and posing a risk to public life.

A site layout which is considered unacceptable on the grounds of accessibility for fire
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appliances may become acceptable if the buildings are equipped with sprinkler systems
which are strongly recommended for buildings that are more than 250 meters from an
access road. Residential sprinkler systems are therefore recommended by GMFRS for this
development as they allow for a longer response time to emergency situations and may be
deemed suitable to overcome the site deficiencies of the proposal.

In addition, GMF&RS advise the proposal should meet the recognised Approved Document

requirements for Fire Service access:

e Vehicular access for a fire appliance to within 45m of all points within the dwellings

e The access road should be a minimum width of 4.5m and capable of carrying 12.5
tonnes

¢ If the access road is more than 20m long a turning circle, hammerhead, or other turning
point for fire appliances will be required

e There should be a suitable fire hydrant within 165m of the furthest dwelling.

The Traffic Section has no objections, subject to the inclusion of conditions relating to
construction traffic management plan, car parking, turning facilities and sprinklers.
Therefore, the proposed development would be in accordance with Policies EN1/2, H2/1,
H2/2 and HT6/2 of the Bury Unitary Development Plan.

Parking - SPD11 states that the maximum parking standards for a 5 bedroom dwelling is 3
spaces per dwelling.

The proposed development would provide 4 parking spaces - 3 by the proposed dwelling
and 1 space next to the proposed converted gatehouse for use by guests/visitors. As such,
the proposed development would provide the required number of spaces and would be in
accordance with Policy HT2/4 of the Bury Unitary Development Plan and SPD11.

Response to objectors

e The issues relating to development within the Green Belt, loss of privacy, loss of light,
design and layout have been addressed in the report above.

e The loss of a view is not a material planning consideration and cannot be taken into
consideration.

¢ No existing drainage is available on this site for foul sewage. The application states
otherwise which is incorrect. Surely this must be addressed prior to any kind of approval
being granted. Also, the boundary fencing must be of stockproof construction

Statement in accordance with Article 35(2) Town and Country Planning (Development
Management Procedure) (England) (Amendment) Order 2015

The Local Planning Authority worked positively and proactively with the applicant to identify
various solutions during pre-application discussions to ensure that the proposal comprised
sustainable development and would improve the economic, social and environmental
conditions of the area and would accord with the development plan. These were
incorporated into the scheme and/or have been secured by planning condition. The Local
Planning Authority has therefore implemented the requirement in Paragraph 38 of the
National Planning Policy Framework.

Recommendation: Approve with Conditions
Conditions/ Reasons
1. The development must be begun not later than three years beginning with the
date of this permission.

Reason. Required to be imposed by Section 91 Town & Country Planning Act
1990.
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This decision relates to drawings numbered 21/1242/100, TRI-3419-01,
TRI-3419-02, TRI-3419-03, TRI-3419-04, 21/1242/101A, 21/1242/200E,
21/1242/202A, 21/1242/203A, 21/1242/204, 21/1242/205A, 21/1242/206A,
879A-10A and the development shall not be carried out except in accordance with
the drawings hereby approved.

Reason. For the avoidance of doubt and to ensure a satisfactory standard of
design pursuant to the policies of the Bury Unitary Development Plan listed.

Details/Samples of the (materials/bricks) to be used in the external elevations,
together with details of their manufacturer, type/colour and size, shall be
submitted to and approved in writing by the Local Planning Authority before the
development is commenced. Only the approved materials/bricks shall be used for
the construction of the development.

Reason. No material samples have been submitted and are required in the
interests of visual amenity and to ensure a satisfactory development pursuant to
UDP Policy EN1/1 Visual Amenity.

No development shall commence unless and until:-

e A contaminated land Preliminary Risk Assessment report to assess the
actual/potential contamination and/or ground gas/landfill gas risks at the site
shall be submitted to, and approved in writing by, the Local Planning Authority;

¢ Where actual/potential contamination and/or ground gas/landfill gas risks have
been identified, detailed site investigation and suitable risk assessment shall
be submitted to, and approved in writing by the Local Planning Authority;

¢ Where remediation/protection measures is/are required, a detailed
Remediation Strategy shall be submitted to, and approved in writing by, the
Local Planning Authority.

Reason. The scheme does not provide full details of the actual contamination and

subsequent remediation, which is required to secure the satisfactory development

of the site in terms of human health, controlled waters, ground gas and the wider
environment and pursuant to National Planning Policy Framework Section 15 -

Conserving and enhancing the natural environment.

Following the provisions of Condition 4 of this planning permission, where
remediation is required, the approved Remediation Strategy must be carried out to
the satisfaction of the Local Planning Authority within agreed timescales; and

A Site Verification Report detailing the actions taken and conclusions at each
stage of the remediation works, including substantiating evidence, shall be
submitted to and approved in writing by the Local Planning Authority prior to the
development being brought into use.

Reason. To secure the satisfactory development of the site in terms of human
health, controlled waters and the wider environment and pursuant to National
Planning Policy Framework Section 15 - Conserving and enhancing the natural
environment.

If the works to the Gatehouse do not commence before 30th April 2023, the
building must be reassessed for bat roosting potential and the associated survey
submitted to and approved in writing by the Local Planning Authority before any
demolition works are carried out. The demolition shall be carried out in
accordance with the approved details.

Reason. In order to ensure that no harm is caused to a Protected Species
pursuant to policies EN6 — Conservation of the Natural Environment and EN6/3 —
Features of Ecological Value of the Bury Unitary Development Plan and Section
11 of the National Planning Policy Framework.

The removal of the tree called Tree 1 has the potential to cause harm to bats as
identified in the Ecological Survey and Assessment - ERAP Ltd ref. 2021-117. If
removal is required, the works must be carried out in accordance with Method

Page No 35



10.

11.

12.

Statement outline in Section 5.5.5 of the Ecological Survey and Assessment -
ERAP Ltd ref. 2021-117

Reason. In order to ensure that no harm is caused to a Protected Species
pursuant to policies EN6 — Conservation of the Natural Environment and EN6/3 —
Features of Ecological Value of the Bury Unitary Development Plan and Section
11 of the National Planning Policy Framework.

No works to trees or shrubs shall occur between the 1st March and 31st August in
any year unless a detailed bird nest survey by a suitably experienced ecologist
has been carried out immediately prior to clearance.

Reason. In order to ensure that no harm is caused to a Protected Species
pursuant to policies EN6 - Conservation of the Natural Environment and EN6/3 -
Features of Ecological Value of the Bury Unitary Development Plan and National
Planning Policy Framework Section 15 - Conserving and enhancing the natural
environment.

The landscaping scheme hereby approved shall be implemented to the written
satisfaction of the Local Planning Authority not later than 12 months from the date
the building(s) is first occupied. Any trees or shrubs removed, dying or becoming
severely damaged or becoming seriously diseased within 5 years of planting shall
be replaced by trees or shrubs of a similar size and species to those originally
required to be planted to the written satisfaction of the Local Planning Authority.
Reason. To secure the satisfactory development of the site and in the interests of
visual amenity pursuant to Policy EN8/2 — Woodland and Tree Planting of the
Bury Unitary Development Plan.

All trees to be retained on site shall be protected in accordance with BS
5837:2012 "Trees in relation to design, demolition and construction". The
development shall not commence unless and until the measures required by the
British Standard are implemented and all measures required shall remain in situ
until the development has been completed.

Reason. To avoid the loss of trees which are of amenity value to the area
pursuant to Policy EN1/2 - Townscape and Built Design and EN8/2 — Woodland
and Tree Planting of the Bury Unitary Development Plan.

No development shall commence unless and until surface water drainage
proposals have been submitted to and approved in writing by the Local Planning
Authority. The scheme should be in accordance with the submitted Surface Water
Sustainable Drainage Assessment and must be based on the hierarchy of
drainage options in the National Planning Practice Guidance and be designed in
accordance with the Non-Statutory Technical Standards for Sustainable Drainage
Systems (March 2015). This must include assessment of potential SuDS options
for surface water drainage with appropriate calculations and test results to support
the chosen solution. Details of proposed maintenance arrangements should also
be provided. The approved scheme only shall be implemented prior to first
occupation and thereafter maintained.

Reason. The current application contains insufficient information regarding the
proposed drainage scheme to fully assess the impact. To promote sustainable
development and reduce flood risk pursuant to Unitary Development Plan Policies
EN5/1- New Development and Flood Risk , EN7/3 - Water Pollution and EN7/5 -
Waste Water Management and chapter 14 - Meeting the challenge of climate
change, flooding and coastal change of the NPPF.

No development shall commence unless and until a 'Construction Traffic
Management Plan' (CTMP), has been submitted to and approved by the Local
Planning Authority and shall confirm/provide the following:

e Photographic dilapidation survey of the unadopted section of Knowsley Road
classified as Public Footpath No.42, Christ Church, Radcliffe that serves the
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site in the event that subsequent remedial works are required following
construction of the development;
Proposed site hoardings and gates positions (if proposed);

e Hours of operation, confirmation of delivery & construction vehicle sizes that
can be accommodated on the residential estate roads and Public Right of Way
leading to the site and number of vehicle movements;

e Parking on site of operatives' vehicles together with storage on site of
demolition/construction materials, including any requisite phasing of the
development to accommodate this;

e Measures to ensure that all mud and other loose materials are not spread onto
the adjacent Public Right of Way and adopted highways as a result of the
groundworks operations or carried on the wheels and chassis of any vehicles
leaving the site and measures to minimise dust nuisance caused by the
operations.

The approved plan shall be adhered to throughout the demolition/construction
period and the measures shall be retained and facilities used for the intended
purpose for the duration of the demolition and construction periods. The areas
identified shall not be used for any other purposes other than the turning/parking
of vehicles and storage of demolition/construction materials.

Reason. Information not submitted at application stage. To mitigate the impact of
the construction traffic generated by the proposed development on the adjacent
residential streets, and ensure adequate off street car parking provision and
materials storage arrangements for the duration of the construction period and
that the adopted highways are kept free of deposited material from the ground
works operations, in the interests of highway safety pursuant to Bury Unitary
Development Plan Policies EN1/2 - Townscape and Built Design and HT6/2 -
Pedestrian/Vehicular Conflict.

13.  Prior to first occupation of the development hereby approved, a sprinkler/misting
system to meet the requirements of BS 9251:2014 or other subsequent standard
that meets the requirements of Greater Manchester Fire and Rescue Service and
deemed suitable to overcome the site's emergency access deficiencies, shall be
installed in the dwelling hereby approved and shall thereafter be maintained at all
times.

Reason. In the interests of fire safety and to ensure the safe and satisfactory
development of the site and for its future occupiers pursuant to Bury Unitary
Development Plan Policies H1/2 - Further Housing Development, H2/2 - The
Layout of New Residential Development and EN1/2 - Townscape and Built
Design.

14.  The car parking and turning facilities indicated on the approved plans shall be
surfaced and made available for use prior to first occupation of the dwelling
hereby approved and thereafter maintained available for use at all times.
Reason. To ensure adequate off street car parking provision in the interests of
road safety pursuant to Policy HT2/4 - Car Parking and New Development of the
Bury Unitary Development Plan.

For further information on the application please contact Helen Leach on 0161 253 5322
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ERECTION OF SINGLE DWELLING AND ASSOCIATED ACCESS, PARKING AND LANDSCAPING, PROVISION OF A LANDSCAPE
BUFFER, AND REFURBISHMENT OF THE GATE HOUSE WITHIN THE CURTILAGE OF THE FORMER AINSWORTH NURSING HOME~

THE WASH HOUSE
(CONSENT REF; 65412)

Roo Protecton Area
(RPA) 10 ree group G4
(referto tree survey). i

Sustainable urban drainage system
comprising surface water discharge ffom
ach dwelling to network of fiter drains.
Catchpits nstalled to clear sediment,

Line of canopy to ree group.
G refer to tree survey).

<O = —

° New natvenecge tobe P -
planted to porth boundary. Within tree Root Protection Areas access o be. ) =
fomed with Cellueb TRP cellar confnement N
‘system (cross hatched area) with aggregate fil Root Protecton Area ™
and permeab bonded gravel wearing course. (RPA) to ree group G1 s
(reer o ree survey).
Root Protaction Area
(RPA) to'rea growp G4
(refer to tree survey).
a‘
d H g
Plotboundary formed
with 1.2m high tmber k
o postandraifence. N £
o
% / s
[7]catchpit  secA
[ oo goup G5 GARDEN /
| (reer o roe suvey) L N
[ £ H E
Line of canopy o ree group o 1 £
G4 (refer to ree survey). o e 3
o
Sustanatle | en g
Urban Drainage | o
system (SUDs) | S H THE HAVEN |
| = f H (CONSENT REF; 66836)
KNOWSLEY HOUSE e ¥
: (CONSENT REF; 66142) 5 i
xisting lapideted smber st : > = G
fencing replaced with 1.2m s .
high timber post and rail fence. J o o
s

Landscaping

Plot boundary formed
with 1.2m high imber
post and rail fence.

Boundary to landscape.
bufr formed with 1.2m high
timber post and rai fence.

Root Protecton Area
(RPA) totres group G4
(refer to ree survey).

Landscaping

Line of canopy to ree group.
G refer to ree suvey)

THE BUNGALOW
(CONSENT REF; 65626)

Curtilage of Ainsworth
Nursing Home.

Root Protection Area
(RPA) totres group G2
(refer to tree survey)

Line of canopy to ree group.

Overhead pover Ines.
power G3 (refer totree survey).

Root Protecton Area
(RPA) totree group G2
(refer to ree survey).

Line of canopy to ree group.
G2 refer to ree survey).

PROPOSED SITE LAYOUT (1:200)

KEY TO EXISTING & PROPOSED LEVELS:

+70.420 Existing levels from topographical survey.

®70.480 Proposed design level

Levels relate to national datum
T (OSGB35(15) using GNSS data.
ELEV: 158517

KEY TO EXTERNAL BOUNDARIES & EQUIPMENT

Rear garden to dwelling to have an area of amenity grass, and a patio.
Perimeter paths & patios to dwelling to be resin bound gravel (golden/buft
colour). Refer to landscaping design for hard & soft landscaping details.

Dwelling to have three parking spaces. Drives and parking areas to be
surfaced with permeable resin bound gravel.

Bin storage area enclosed within close boarded timber screen fence -
1.6metres high (separate containers for general waste, plastic bottis, glass &
paper, & garden waste).

51 St recyit
Duweling to be provided with a single Mode 3 compliant Electric Vehicle
Charging Point (EVCP) to be installed to the extaral wall of dwelling directly
adjacent to the parking spaces. The specification for the EVCP's are to be:
Rolek Wallpod:EV Type 2 Mode 3 charging socket.

&

Duweling to be provided with a cycle store (capable of accommodating two
cycles). To be metal storage unitfor 2 bikes (colour - grey) by Asgard of
similar & approved, galvanised steel, 3-point locking system, unft is securely
bolted to the ground. Width: S0cm, depth 190cm, height: 120cm.

Oycle
store

EXTERNAL LIGHTING SPECIFICATION

To minimise indirect impacts from ighting it s proposed that artficial lighting
is only directed where necessary for safe use of amenity areas. None of the
external lighting installed will be greater than 1,800 lumens (15 Watts) and
only LED lights will be installed (they do not emit on the UV spectrum, are
more easily controllable in terms of direction/spill and can be turned on and
offinstantly). Lighting to be ftted as low as practical to extemal walls, and
fixed in a steep downviard angle with the lighting housing further helping to
directlight below the horizontal plane.

Electic Vehidle
Charging Point

W.M.D.L. - Wall Mounted Down Light

iDL
/ Use Saxby Odyssey W - wall down lights or similar (630 lumens).

wmBL  WM.B.L. - Wall Mounted Bulknead Light
=" Use Portchester Hood 15W - LED Bulkhead or similar (1,782 lumens).
g ELB.-Extenal Lighting Bollard
Use Westminster 10W - LED bollard or similar (1,320 lumens).
TREE WORKS/LANDSCAPING

Refer to tree survey and arboricultural method statement for details of existing
trees to be retained, trees to be felled (category U trees only).

Refer to landscaping design for details of compensatory tree planting, and
soft landscape planting.

R catogary Utee-tal

Within tree Root Protection Areas drives to be

L formed vith Cellweb TRP cellular confinement

~~—— system (cross hatched area) with aggregate fill
and resin bound gravel wearing course.

Line of canopy to ree group
o <(re!er totree suvey).

Drive

Category A& B
roes - retained

| coegay

k Utree-fell

Root Protection Area
(RPA) totree group
(referto ree survey).

New landscape planiing
(refer tolandscaping design)

O]

fence PR 1.2m Plot boundary formed with 1.2m

high timber post and railfence.

added to
B/15.02.22 [IPE|Proposal re-designed to show a single dwelling.
C|21.03.22 [IPE|Proposed single dwelling re~sited 4metres to the
north, and 2metres to the eost
D|20.04.22 4PE[Tree Root Protection Areas to T1 and T6 updated
following confirmation received from Arboriculturist.
E|21.06.22 4PE[Tree Root Protection Areas updated following
odditional site visit and survey data provided by
Arboriculturist (site visit June 2022).

A[31.08.21 [IPE]External fighting details added to plan, and section
lines plat 1.

Amendments
Title

ERECTION OF ONE DWELLING AND ASSOCIATED ACCESS,
PARKING AND LANDSCAPING, PROVISION OF LANDSCAPE
BUFFER, AND REFURBISHMENT OF THE GATE HOUSE WITHIN
THE CURTILAGE OF THE FORMER AINSWORTH NURSING HOME,
KNOWSLEY ROAD, AINSWORTH, BURY~

[Ctient
PEL ELECTRICAL LTD

Dug. No.
21/1242/200E - PROPOSED SITE LAYOUT

Date Plot Scale rawn by [Status
07.06.2021 A1@1:200 JPE ISSUE

JPE CONSULTANCY LIMITED
ARCHITECTURAL DESIGN & PLANNING

S Woodend Drive, Stalbridge, Cheshire, SK1S 2F
Telophons 07875 627 988 _jim@jpsconsuttoncy.co.uk




Dwelling to have a sprinkler system installed
(designed to BS9251), and will meet the
requirements of Approved Document B of
the Building Regulations for provision of
access for the Fire Service.

PROPOSED GROUND FLOOR PLAN (1:100)

BED 5

N\

sec C

BED 3

N
™~
ﬁ

GALLERY

EN-SUITE

14

ENIRE

12

Tl

10|

CSEER

sec C
11.025m _ 4.05m
SECD
sec A
T q\—;
E— e
DINING ROOM
I R |
8.325m 7.65m
LIVING ROOM
uTILITY]
f HOME
ENTRANCE I
i HhLL OFFICE
.
= =l d — —X
>r
0.675m A
EV.C.P. — sec
F 4.5m L secB
sec C

Dwelling to be provided with a single Mode 3
compliant Electric Vehicle Charging Point (EVCP)
to be installed to the external wall of the dwelling
directly adjacent to the parking spaces. The
specification for the EVCP’s are to be; Rolek
Wallpod:EV Type 2 Mode 3 charging socket.

o8

—=

sec C

sec A

sec B

PROPOSED FIRST FLOOR PLAN (1:100)

Notes Notes

b

mendments

Project

>

01.07.22 |JPE[HOUSE DESIGN 'HANDED' TO AMENDED SITING OF
SINGLE DWELLING

Title
ERECTION OF A DWELLING AND ASSOCIATED ACCESS, PARKING
AND LANDSCAPING, PROVISION OF LANDSCAPE BUFFER, AND
REFURBISHMENT OF THE GATE HOUSE WITHIN THE CURTILAGE
OF THE FORMER AINSWORTH NURSING HOME, KNOWSLEY
ROAD, AINSWORTH, BURY~

Client
PEL ELECTRICAL LTD
Dwg. No.
21/1242/202A — PROPOSED FLOOR PLANS
Date Plot Scale Drawn by Status
07.06.2021 A3@1:100 JPE PLANNING
JPE CONSULTANCY LIMITED

ARCHITECTURAL DESIGN & PLANNING
9 Woodend Drive, Stalybridge, Cheshire. SK15 2SF
Telephone 07875 627 988 jim@jpeconsultancy.co.uk




Pitched and hipped
roofs to be clad > _
with natural slates.

Aluminium, circular

section gutters and ~—

rainwater pipes (black). = A — ‘M
Vertical emphasis = — :” ‘ — 1
to windows. = — ——
e+ —
Brick detailing to 4.75m i —
window heads to match o L 111111 — AN ERR AR
existing buildings. | — [ ] E— I
= B = — &
[T T 1 = — —
Red brick facing to — H. — |
match existing buildings. =
P —————— —_—— e — | —
PROPOSED FRONT ELEVATION (1:100)
Ny
T i
=T § 7
N e
5.9m T4
Single storey height E —— T ITT T ———| T
to rear elevation. =\ N — ‘ ‘ (1N N\ — ‘
= \ — — DY | —
= — \ D — — — E— \ \||—=3
o / / = — / 4] — T —]
— 7 / s / —]
——ll/ / ——|/ / I —
Y A ey | g gy Sy | g ————— e =

PROPOSED REAR ELEVATION (1:100)

1%

Single storey height

to rear elevation.

[T

PROPOSED SIDE ELEVATION (1:100)

Two storey front elevation

facing existing two storey

Administration Building.

PROPOSED SIDE ELEVATION (1:100)

Notes

Notes

b

Project

KEY DESIGN PRINCIPLES;

Key design principles identified for inclusion in the final design
include:

- New dwelling sited close to existing access and grouping of
buildings;
Existing mature trees and dense vegetation retained to south
and west boundaries;
Landscape buffer incorporated to south and west boundaries;
Small building footprint in relation to plot area;
Existing mature trees retained to frontage of new dwelling.
Supplementary landscape planting to be provided;
Materials to match those to existing buildings;
Building form to match existing structures with pitched roofs
reducing down to single storey height at rear;
Varying height of roofs similar to form of existing buildings.

DESIGN/MATERIALS REFERENCE ;

red brick facings to elevations
detailing to elevations at heads & sills
variation to height and scale of roofs
hipped roofs with feature dormers
vertical emphasis to windows

slate roof

aluminium rainwater goods (black)

000080

arched door surround (Gate House & Administration Block)

>

HOUSE DESIGN 'HANDED' TO AMENDED SITING OF
SINGLE DWELLING

Title

ERECTION OF A DWELLING AND ASSOCIATED ACCESS, PARKING
AND LANDSCAPING, PROVISION OF LANDSCAPE BUFFER, AND
REFURBISHMENT OF THE GATE HOUSE WITHIN THE CURTILAGE
OF THE FORMER AINSWORTH NURSING HOME, KNOWSLEY
ROAD, AINSWORTH, BURY~

Client
PEL ELECTRICAL LTD
Dwg. No.
21/1242/203A — PROPOSED ELEVATIONS
Date Plot Scale Drawn by Status
07.06.2021 A3@1:100 JPE PLANNING
JPE CONSULTANCY LIMITED

ARCHITECTURAL DESIGN & PLANNING
9 Woodend Drive, Stalybridge, Cheshire. SK15 2SF
Telephone 07875 627 988 jim@jpeconsultancy.co.uk




CHANGE OF USE AND REFURBISHMENT OF GATE HOUSE TO GUEST AC

i
i

IR
§

]
]

COMMODATION ANCILLARY TO PLOT 1~

PROPOSED FRONT ELEVATION (1:100)

]
]

PROPOSED REAR ELEVATION (1:100)

]

A

[T
|s==
‘I’:’:“:‘

PROPOSED SIDE ELEVATION (1:100)

PROPOSED SIDE ELEVATION (1:100)

EXISTING FRONT ELEVATION (1:100)

4Nl

|

GATE HOUSE
EXISTING LAYOUT PLAN (1:100)

EXISTING REAR ELEVATION (1:100)

BATHROOM
KITCHEN
BEDROOM
LIVING ROOM
1]
GATE HOUSE

PROPOSED LAYOUT PLAN (1:100)

EXISTING SIDE ELEVATION (1:100)

EXISTING SIDE ELEVATION (1:100)

mendments

Project

Title
ERECTION OF TWO DWELLINGS AND ASSOCIATED ACCESS,
PARKING AND LANDSCAPING, PROVISION OF LANDSCAPE
BUFFER, AND REFURBISHMENT OF THE GATE HOUSE WITHIN
THE CURTILAGE OF THE FORMER AINSWORTH NURSING HOME,
KNOWSLEY ROAD, AINSWORTH, BURY~

Client
PEL ELECTRICAL LTD
Dwg. No.
21/1242/204 — GATE HOUSE — PLANS AND ELEVATIONS
Date Plot Scale Drawn by Status
07.06.2021 A3@1:100 JPE PLANNING
JPE CONSULTANCY LIMITED

ARCHITECTURAL DESIGN & PLANNING
9 Woodend Drive, Stalybridge, Cheshire. SK15 2SF
Telephone 07875 627 988 jim@jpeconsultancy.co.uk




ERECTION OF A DWELLING AND ASSOCIATED ACCESS, PARKING AND LANDSCAPING, PROVISION OF A LANDSCAPE BUFFER,

AND REFURBISHMENT OF THE GATE HOUSE WITHIN THE CURTILAGE OF THE FORMER AINSWORTH NURSING HOME~

TREE GROUP G4
GENERAL HEIGHT OF
TREE GROUP = 18.20m

TREE GROUP G1
GENERAL HEIGHT OF
TREE GROUP = 23.20m

ADMINISTRATION BLOCK;
THRESHOLD LEVEL = 159.74m
RIDGE LEVEL = 168.97m
HEIGHT = 9.23m

PAVILION BLOCK;
THRESHOLD LEVEL = 159.25m
RIDGE LEVEL = 166.43m
HEIGHT = 7.18m

PROPOSED DWELLING
FINISHED FLOOR LEVEL = 160.00m
RIDGE HEIGHT = 166.80m
PROPOSED HEIGHT = 6.8m
‘ HE EE T
> I I
1.2m HIGH POST & & 4 E EE EE E ‘ L
RAIL FENCE AT & Loke
SITE BOUNDARY & = 1 — — — 1t — = —
BUFFE R SPACE- ELE & LAN SITE BUILL BUILL ILION
STREET SCENE THROUGH PROPOSED DEVELOPMENT (1:200)
Notes Notes Amendments Project
[A]01.07.22 | JPE[STREETSGENE AMENDED TO SHOW AMENDED SITING OF Title

SINGLE DWELLING,

ERECTION OF A DWELLING AND ASSOCIATED ACCESS, PARKING
AND LANDSCAPING, PROVISION OF LANDSCAPE BUFFER, AND
REFURBISHMENT OF THE GATE HOUSE WITHIN THE CURTILAGE
OF THE FORMER AINSWORTH NURSING HOME, KNOWSLEY
ROAD, AINSWORTH, BURY~

(Client
PEL ELECTRICAL LTD
Dwyg. No.
21/1242/205A — STREET SCENE
Date Plot Scale [Drawn by ‘Smtus
07.06.2021 A1@1:200 JPE PLANNING
JPE CONSULTANCY LIMITED

ARCHITECTURAL DESIGN & PLANNING
9 Woodend Drive, Stalybridge, Cheshire. SK15 25F
Telephone 07875 627 988 jm@jpeconsultancy.co.uk




Precedent Planting Images

Woodland wildflower mix

Plant Schedule

Crataegus laevigata ‘Paul's Scarlet’ Cornus kousa chinensis

Galanthus nivalis

Carpinus betulus

Landscape Proposals - General Arrangement 1:200
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[Grass Mixes. [Grass Mixes.
Shade 2 €6
[% mix [Botanical name & N
wildfiowers (2056 8% [Agrosts capilaris [Highland Bent
40% [Festuca rubra Slender-creeping Red-fescue
[Ramsons 32% |Festuca rubra ssp. Commutata (Chewing’s Fescue
1 8% [Poa nemoralis [Smooth stalked grass
1 IRough Chervil 8% [poa trivialis
[Foxglove
1
L00%|Geum rivale [Water Avens
[Wood Avens
2.80%|Hyacinthoides non-scripta Bluebell
1.50%(Prunella vulgaris selfneal
[Red Campion
0.20%/silene flos-cuculi - (Lychnis flos-cuculi) [Ragged Robin
1.00%{Teuerium scorodon’; Wood sage:
|stow growing grasses (50%):
10%]Agrostis capillaris (Common Bent
2| Anthoxanthum odoratum [sweet Vernal-grass (w)
o
289%|Festuca rubra Slender-creeping Red-fescue.
12%[Poa nemoralis [Slender-creeping Red-fescue.

Overhead power lines

‘GENERAL LANDSCAPE SPECIFICATION NOTES:

General notes on planting mixes

Hetbaceou stck sl grasesandgroundcovershrubs o b parted i smalgroups
{max. Sno. o, fror o to footpaths or
at the entrance/ to the side of properties.

Woody shubs to be planted in small groups {max. 510, at 3 plants per i

Large shrubs shoul not be posiioned in frontof ground floor windows or mmeditely
adjacent to that views znd/

1.0 SOILS: Subgrade / subsoll to be prepared in accordance with BS 4428 and scarified or
fipped to 200mm depth prior to spreacing topsoil to alleviate compaction and promote
drainage. Imported and as saved topsol to be in sccordance with BS3882: 2007
“Multipurpose Grade' with minimum ol organic matter contents 1% greater than the minimal
value {or as approved). Imported topsail (and 'as saved' if requested) is to be laboratory
tesied to 853682 2007 24 ameliorated o recuired o moet e equies characerics 5¢
detailed within Table 1 of 353882: 2007 specification. Grass areas to be 2 mi h of
L50mm, i beds 300mm depth an transplants 300mm Gepih. Ay wee/gras growth o
be sprayed out vith appropriate herbicice at least 10 days prior to cultivation. Incorporate
Dmprvetaw non peat compost to BSI PAS 100 to 50mm depth emw worked nto sol

B Proposed services in landscape areas should be Mstalled as a minimum below the
Tedui1od opecilGapths and i et n sccordance with serice / iy ecutroments

2.0 EXISTING TREES: Where trees are to be retained they should be subject o a full
arboricultural inspection to assess condition 2nd safety. Retained trees shall be protected
from damage by erection of 2.3m weldmesh fencing on a scaffold framework in accordance
BS 5837:2005 figure 2. These barriers shall be meintained in position and in good condition
until works are complete. Fencing to be located in accordance with Table 2. at a racius of 12
times the stem diameter (single stem trees) or 10 times the basal diameter (trees with more
then one stem arlsing below 1.5m above ground level] refer to Cleuse 5.2.2. Further
o be tak: 94,

“Compactus

Cov 0%
a o G2

3.0 TREE SURGERY / REMOVAL: Tree surgery 2nd tree removal to be carried out by an
boriculture! 15

4.0 TREE PLANTING: Al trees to be in accordance with 85 3936 / 4043. Trees 10 be planted in
accordance with BS 8545 2014 and securely staked and tied in pits 1000 x 1000 X 750mm
backfilled with topsoil mixed with 40L of tree planting compost, ensuring tree pits are a
minimum of 75mm deeper and 150mm wider than the tree oots. Base of pits to be broken
up 10 a depth of 200mm. Root balls to be encircied by Root Rain Metro or similar irrgigation
pipe. Well water after planting, The base of trees Lo planted in grass areas are to be covered
with 75mm depth bark mulch o 1.0 metre diameter and kept weed free.

Al standard trees (8-10cm girth] and above to be staked. Extra heavy standard trees (14-16cm
&th) and above 1o be double-staked. Stakes to be driven vertically at least 300mm into
bottom of pit before planting. Consolidate material round stake and firm suffciently to
prevent movement of the rootball. Cut off stakes to spprox|mately 600 mm sbove ground
level. Adjustable ties to be used f0 attach trees to stakes. Where necessary trees to be
protected from rabbits with securely-staked Individus! rabbit mesh guards.Trees within areas
of public open space to be fitted with strimmer guards.

Where proposed tree locations conflict with services, trees are to be relocated In accordance
with the appropriate utilties guidzance notes subject o client / lacal zuthority approval
Proprietary ool barrier Greenleaf, Refoot or similar to be installed in accordance with

st nere rek

5.0 SHRUB & HERBACEOUS PLANTING: Plants 10 be In accordance with BS 3936 and handled in
accordance with CPSE guidelines and planted in accordance with B5 £428. All shrubs to have 2
minimum of three breaks. Well water plants immediately after planting and prior to spreading
of mulch. Planting areas 10 be covered with 75mm depth barc muich and kept weed free.

Mixed Native Hedge:
Cmon  40%
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6.0 HEDGE PLANTING: plants to be in accordance with BS 3936 and handled in accordance
with CPSE guidelines and planted in accordance with BS 4428, Hedge plants to be pit planted
in Gouble staggered rows 300mm apart at 450mm centres. Well water plants immeciately
after planting and prior to spreading of mulch. Planted areas to be covered with 75mm depth

“ mulch and kept weed free. Where necessary plants to be protected from rabbits with
rabbit fence and / or individual rabbit. mesh guards securely staked.

7.0 TURFING: Grass turf areas to be Rolawn Medallion® Turf or similar aparoved, fad in
accordance with 854428, Topsal to be rototvated and levelled as required and any debris or
stones greater than 30mm@ diameter removed. Pre-turfing fertiiser to be applied in
accordance with manufacturers instructions. Turf 10 be leid from planks with broken joints
well butted up. Well water after laying to avoid shrinkage.

.0 SEEDING: grass areas 10 be seeded In accordance with BS £428. To be seeded during

March, Aprilor September. Topsoil to be rotatvated and levelled as required and any debris

orstones greater than 20mm @ diameter removed. Pre-seed fertliser to be applied i
Uightly soviing,

9.0 WILDFLOWER SEEDING: grass areas 1o be seeded n accorcance with B 4428 during
March, April or September. Unimproved topsoil to be imported, rotovated and leveled it
required and any debris or stones greater than 20mm diameter removed. Lightly rae areas
sfter sowing. Refer to schecules for seed mixes and sowing rates.

100 BULB PLANTING:cach b to be lenied at o dept of sppromarcy wice s ne:gm,

svmmd level. In existing grsssed s st ol here oy o emmgmm e s
and replaced. Bulbs should be firm and encire, not dried out; and free from pests, disezses
end fungus.
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KEY:

-
Proposed shade tolerant lawn mix (Emorsgate EG23)
4 woodland wildflower mix (Emoresgate EH1)
nd e bl paning (Seebet Snowereps and Wid Garlc)

@ Proposed habitat log ple (using trees felled on site)

Proposed planting areas (sha tolerant mix of shrubs,
perennials and grasses) See planting schedule for details

2., | Proposedtree planting
(see planting schedue and plan annotation forkey tree details)
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Proposed hedge planting
(see planting schedule and plan annotation for details)

posed resin-bound areas
(:o\den/ buff colour)

Driveway - Cellweb TRP cellular (or similar) confinement
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gravel wearing course
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wildlife Corri
The buffer willinclude the following:

« Access gates to be provided to the woodland buffer to allow maintenance
« Native mixed hedgerow (Hawthorn, Hazel, Holly and Privet)

Holy e squifolum) an vew (avus baceat) 251 (or equivalent
led) specimens to provide screening

fronpry
that will bloom in spring and early summer

Native bulb planting (Bluebells, Snowdrops and Wild Garlic)

Creation of dead wood habitat ples for colonisation by invertebrates, fungi,
and small mammals including hedgehogs

Private Garden:
Inclusion of native species, and species known to be of value for the

attraction of wildife

Inclusion of trees which support blossom and fruit which wil attract insects

understorey
attraction of invertebrates including bumblebees and butterflies

« inclusion e
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Existing trees:

. se refer

existing ste trees.
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