Ward: Radcliffe - West ltem 03

Applicant: Hive Homes (Greater Manchester) LLP
Location: Site of the former Riverside High School, School Street, Radcliffe, M26 3BW

Proposal: Residential development to erect 90 dwellings with associated parking and
landscaping

Application Ref: 69233/Full Target Date: 19/04/2023
Recommendation: Minded to Approve

It is recommended that this application is Minded to Approve subject to the signing
and completion of a Section 106 agreement for recreation provision, affordable
housing and off-site biodiversity mitigation, thereto in accordance with policies H2/1,
RT2/2 of the adopted Unitary Development Plan, SPD1 and SPD5 and Section 15 of
the National Planning Policy Framework. If the agreement is not signed within a
reasonable timeframe, then delegated authority is sought by the Development
Manager to determine the application.

The Development manager requests a site visit.

Description

The application site relates to 2.3ha of land which formally comprised Radcliffe High School
site and its grounds. The main school building has long since been demolished and the
northern part of the site redeveloped for a school for children with special educational
needs, known as Millwood School, which was granted planning permission in 2010. As
part of that application, permission was also granted in outline to develop the southern part
of the site for a residential development. This permission was not implemented.

The site is bounded by a builder's merchant to the north, the Millwood School to the west,
traditional terraced housing to the east, single storey sheltered housing and more
contemporary suburban housing opposing the site to the south. The site falls within the
Radcliffe Strategic Regeneration Framework and as such is a priority housing site.

The proposal is for full planning permission for a residential development comprising 90 no.
two storey dwellings with associated parking and landscaping. There would be two vehicular
accesses into the site, one from School Street on the southern boundary and another from
Abden Street at the eastern boundary and two additional dedicated pedestrian from School
Street and Ulundi Street. The dwellings would be made up of:

* 30 no. 3 bed mews;

* 6 no. 4 bed mews;

* 38 no. 3 bed semi-detached;

* 10 no. 3 bed detached;

* 6 no. 4 bed detached.

There would be 7no. house types (13 variations in total), of which all would be two storey,
although the Newbold mews property would have accommodation in the roof space, served
with a small dormer at the front (with a higher ridge).

The finishing materials are indicated as red brick, with blue brick detailing and grey roof tiles
with grey uPVC window frames, doors and rainwater goods, but the application states that
precise details would be agreed by condition.



Existing boundary iron railings to School Street/Ulundi Street would be retained where
possible. Rear gardens to plots would be enclosed by 1.8m high timber fencing and 1.8m
brick wall and piers with timber panel infills. An acoustic fence would be erected along the
northern boundary to the neighbouring builder's merchant. The existing western boundary
fence to the school would be retained.

The proposal has been amended to facilitate the retention of two stands of mature trees
arranged in rows northwards from the boundary with School Street. This resulted in the
realignment of the access road into the site from School Street westwards. The
arrangement of dwellings fronting School Street has also been amended in addition to minor
alterations in response to feedback from the Highway Officer.

Relevant Planning History
66307: Demolition and Site Enabling Works. Approved 22/02/2021

53879: Non Material Amendment following the grant of permission 52038. Approved
1/7/2011

52038: Full planning for construction of a new primary school for children with special
educational needs together with the construction of associated parking and external play
areas; outline proposals to develop the remaining high school site for housing. Approved
16/02/2010

45673: Outline application - residential development including associated infrastructure &
open space. Approve with Conditions 14/09/2007

Publicity

Direct neighbour notification undertaken 19/01/2023
Press Notice undertaken 26/01/2023

Site Notice 23/01/2023

5 representations were received raising matters that can be summarised as:

Access/Highways/Parking

» The proposal would add more traffic onto the local road network. School Street is a
narrow and very busy road, serving Millwood School with its associated heavy traffic at
drop-off and collection times and vehicles only have one way in and out. Additionally,
there are horse riders, cyclists and pedestrians accessing the canal and rural paths.

» The junction at Hutchinson Way and Sion Street is already challenging and can be
blocked.

» Afull traffic study of the area should be undertaken

« Exit via Abden Street is hampered by the traffic lights at Blackburn Street and access
via Lord Street would cause congestion given that this isn't light controlled.

» Site traffic would need to be accommodated on site. Traffic associated with the previous
demolition blocked pavements and parked poorly.

« Traffic accessing the site from School Street has previously caused damage to
pavements and come close to damaging private property as the turning circle is not big
enough for larger construction vehicles (some vehicles have had to unload on the
street). Such impacts would need to be mitigated.

» The provision of 192 parking spaces should mitigate against overflow parking and
having two access points, plus additional pedestrian accesses is good news, as it would
split the pedestrian and vehicular traffic, avoiding it all being routed along School Street.
Construction activity would need to mitigate against such impacts.

« The parking area to the neighbouring care home should not be blocked by
construction/loading/deliveries.

» The documents provided contain a number of inaccuracies - we are assured this will be




understood by both highways & planning in the assessment. The highways officer noted
that School Street is the most direct route from the Key Route Network, albeit there are
a number of accesses on the opposite side of the street to consider.

» It is stated that the plan therefore shows the adjacent access points, including School
Court which is situated approx 25m to the east, low-rise sheltered housing (this is not
School Court).

Amenity
» Construction activity should be time limited to mitigate against noise and disturbance.

» The site should be made secure (fencing) to prevent anti-social behaviour.

« The main site entrance should not be from School Street as previously it has caused
massive disruption in relation to noise and privacy .

» The neighbouring Millwood School is a Special School to children with complex medical
and/or behavioural needs. Construction activities can be very distressing and disruptive
to the children (as was found with the remediation of the land).

* Noise and construction activities would need to be managed appropriately to ensure that
impacts on the neighbouring care home is kept to a minimum

Ecology/landscaping

e All existing trees would be removed and these provide homes for wildlife and are
attractive. The replacement planting must be required, although it would be many years
before they provide the same benefits.

Drainage

» The drainage on School Street is poor. There has been sewage floods at neighbouring
properties and United Utilities have said that the drainage system is not in good
condition. The drainage system would need to be upgraded.

Other matters

» The location of the proposed development indicates that the rear gardens of some
houses directly border the neighbouring school site and therefore directly overlook
children's playgrounds and the school car park. This could present a safeguarding issue
for the school. What measures are in place to provide a barrier against this intrusion?

« The development has the potential to significantly improve the quality of life and
recreational leisure facilities for the local community, residents and pupils. Section 106
monies from the developer should be directed to improving the facilities along and
access to the towpath of the canal.

Support points

« The development looks well laid out and the properties seem to fit in well with the
existing character. The landscaped area fronting School Street would provide a good
division.

* New housing and therefore families in the neighbourhood, will create opportunities for
the care home to receive new service users in future. Staff are mostly local too, and so
this may aid recruitment.

Due to amendments to the proposal, further direct neighbour notification was undertaken on
21/07/2023

2 further representations were received raising the following matters:

« The developer appears to have not given due consideration to the existing properties in
the vicinity, overstating the appropriateness of the proposal based on inaccurate
information.

» The proposed layout & transport plan neglects to identify the neighbouring properties
and two further access points.

« The revised access location places the primary access to the site directly opposite
existing property. This will have a huge negative impact on the enjoyment of opposing
property and it's resale attractiveness/value.



* Vehicles exiting the estate will cause light nuisance to the main living and sleeping
areas at opposing property. If this was triggered by an existing domestic or business
property, we would have just cause to claim this as a statutory light pollution nuisance - |
feel that developer proposals should be held accountable in the same regard.

« The placement of the junction means, according to the highway code, occupants or
visitors to properties opposing are unable to park opposite this junction - it is an offence
if hindering emergency services.

» This currently occurs on a daily basis by visitors, deliveries and 'home to school
transport', which includes disabled visitors.

» Itis suggested that a primary access point opposite Pendlebury Street, potentially with a
mini-roundabout, would be far more suitable to the traffic flow and cause significantly
less hazard is in the area.

Statutory/Non-Statutory Consultations

Traffic Section: No objection, subject to conditions relating to the formation of accesses
(including relocation of speed cushions), footpaths, street lighting, review of waiting
restrictions, street lighting, adherence to adoption standards (if necessary), agreement of a
Construction Traffic Management Plan (CTMP), provision of vehicular turning facilities,
driveways and surfacing and waste and recycling provision.

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

Environmental Health - Pollution Control: No objection, subject to condition securing the
mitigation measures set out in the Ambient Noise Assessment

Environment Agency: No comments received.
The Coal Authority: No objection.
Waste Management: No objection.

United Utilities (Water and waste): No objection, subject to a condition relating to foul and
surface water drainage.

Greater Manchester Police - designforsecurity: No objection. The proposal, where
feasible, should be designed and constructed in accordance with the recommendations and
specification set out in the supporting Crime Impact Statement.

Transport for Greater Manchester: No objection.

TfGM would recommend that the development funds improved pedestrian facilities at the
junction of Pilkington Way / Sion Street / Dale Street and that this is secured by way of
planning condition subject to agreement with the Local Highway Authority (LHA).

The site would be served by a new priority junction on School Street. The access should
be designed to ensure the provision of tactile paving and dropped kerbs. Any redundant
access points which served the former site should be reinstated as continuous footway to
adoptable standards. A secondary access is also proposed connecting to Abden Street.
This connection should be designed in accordance with adopted standards in liaison with
the Local Highway Authority.

TfGM would suggest that it may be beneficial for a review to be undertaken of the Traffic
Regulation Orders in the vicinity of the development, with a view to introducing additional
parking restrictions as appropriate, as well as ensuring adequate parking restrictions remain
in place, and are refreshed accordingly

Nearest bus stops to the site, which provide a range of services at regular intervals, are



around a 4 minute walk from the site and Radcliffe Bus Station around 6 minutes away.
Radcliffe Metrolink stop is located around an 11 minute walk away.

TfGM would refer to the Local Authority to determine whether the quantum of development
triggers the requirement for a Residential Travel Plan. If not, then TfGM would recommend
that a Travel Pack is produced for residents. It is therefore considered that there are
genuine public transport alternatives available for future residents of the site.

Planning & Building Regs consultation Fire Protection Dept Bury Fire Station (Part
B): No objection.

The Fire Service requires vehicular access for a fire appliance to within 45m of all points
within the dwellings and the access road should be a minimum of width of 4.5m and capable
of carrying 12.5 tonnes. There should be a suitable fire hydrant with 165m of the furthest
dwelling.

The Fire Service strongly supports the installation of domestic sprinkler systems as a
positive measure to protect persons. At a small cost occupants’ can be given the
reassurance of a high level of protection.

Borough Engineer - Drainage Section: No comments received.

Greater Manchester Ecology Unit: No objections, subject to the inclusion of conditions
relating to reasonable avoidance measures relating to bats. A contribution should be
secured for the off-site mitigation for the loss of 2.32 biodiversity units or alternatively, more
of the existing trees could be retained, with more ambitious targets for habitat creation on
site.

Minerals and Waste Planning Unit (Urban Vision Partnership Ltd): No comments
provided.

Pre-start Conditions - Agent has agreed with pre-start conditions

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
H4/1 Affordable Housing

EN1/1 Visual Amenity

EN1/2 Townscape and Built Design
EN1/3 Landscaping Provision

EN1/5 Crime Prevention

EN5/1 New Development and Flood Risk

EN6 Conservation of the Natural Environment
EN6/3 Features of Ecological Value
EN7 Pollution Control

EN7/1 Atmospheric Pollution
EN7/2 Noise Pollution

EN7/5 Waste Water Management
EN8/2 Woodland and Tree Planting

RT2/2 Recreation Provision in New Housing Development
HT2/4 Car Parking and New Development
HT4 New Development

HT5/1 Access For Those with Special Needs

HT6/2 Pedestrian/Vehicular Conflict

CF1/1 Location of New Community Facilities

SPD1 Open Space, Sport and Recreation Provision
SPD5 DC Policy Guidance Note 5: Affordable Housing



SPD6 Supplementary Planning Document 6: Alterations & Extensions
SPD11 Parking Standards in Bury

H5 Housing Improvement
H5/1 Area Improvement
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.

ASSESSMENT

Principle - Residential

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 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
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.

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 within the urban area and there are residential dwellings surrounding the
site and the proposal would not therefore conflict with the surrounding land uses.
Appropriate infrastructure would be available and the site is located in an accessible
location, within 8 minutes walk of Radcliffe town centre. As such, the proposed development
would be acceptable in principle, and would be in accordance with Policy H1/2 of the Bury
Unitary Development Plan and the NPPF.

Furthermore, as noted above, planning permission for residential development has been
approved at the site on two separate occasions, having been considered against the same
UDP policies that relate to the present proposal. Whilst the NPPF did not relate to those
planning applications, the latest version indicates that planning permission should be
granted unless paragraph 11 (d) i or i apply.

Design and layout

H2/1 - The Layout of New Residential Development and H2/2 - The Layout of New
Residential Development, provides the assessment criteria for detailed matters relating to
height, appearance, density and character, aspects and finish materials.

The proposed development would provide a mix of detached, semi-detached and terraced
dwellings, framing streets which would be laid out to reflect the traditional layout of terraced
streets to the east. The proposed dwellings would be of a simple form and character, again
to reflect the predominant residential character, although the arrangement would be of a
lower density to facilitate vehicle parking and private and communal amenity space.
However, the layout would form robust building lines that would result in a clear delineation
of streets with framing dwellings and the associated curtilages.

The layout of dwellings fronting onto School Street has been amended (partly to enable the
retention of the majority of existing mature trees) to reflect the wider existing traditional
residential character and that within the core of the proposed development. The built form
would be framed by generous soft landscaping and retained mature trees. Similarly, the
dwellings at proposed plots 69-75 (onto Ulundi Street) have been re-orientated to have their
principal elevation fronting the existing street (as opposed to backing onto it and presenting
a fenced boundary). This would reinforce the layout of the existing street.

The proposed materials would reflect those existing in the wider area with brick facades,
which would be render free with grey tiles.

Existing boundary iron railings and former gate posts to School Street/Ulundi Street would
be retained where possible. 1.8m brick wall and piers with timber panel infills would frame
principal gateways into and within the site and close boarded timber fencing would be used
principally to separate gardens.

All of the proposed dwellings would have a side or rear gardens, which would provide a
suitable level of private amenity space. There would be space within the side/rear gardens
for bin storage.

Given the above, the proposed development would assimilate not be a prominent feature in
the streetscene and would be in accordance with Policies EN1/2, H2/1 and H2/2 of the Bury
Unitary Development Plan.

Impact upon residential amenity
Neighbouring amenity




SPD6 provides guidance on aspect standards between residential properties and as such,
would be relevant in this case. The aspect standards states that there should be a minimum
of 20 metres between directly facing habitable windows and 13 metres between a habitable
room window and a two storey blank wall.

The separation distances between the proposed dwellings would comply with the aspect
standards in SPD6.

Concerning the relationship to existing dwellings surrounding the site, the proposed
dwellings at plots 69-75, which have been re-orientated and re-positioned (as noted above),
would be approximately 14m from the opposing front elevations of existing dwellings. This
arrangement would reflect the existing layout of Ulundi Street to the immediate north and
the relationship between opposing dwellings on other nearby terraced streets. Furthermore,
the proposed dwellings at plots 69-75 would have small forecourt gardens that would frame
the street on the west side and soften the character and appearance of the development. It
is considered that the wider benefit of creating a robust and more attractive street scene
with dwellings either side fronting it justifies the tolerance of a separation distance that
reflects and reinforces the traditional layout.

All other relationships to surrounding dwellings would meet the suggested separation
distances.

Objections refer to potential impacts on neighbouring amenity due to construction activities.
Such matters can be controlled by agreement of a Construction Traffic Management Plan,
to be agreed by condition. The hours of operation fall within the Environmental Pollution Act
considerations.

Other objections refer to the impact of the access into the site from School Street and the
impact of the associated vehicles by way of noise (queuing on School Street) and head light
nuisance to opposing dwellings. Existing dwellings on the south side of School Street front
onto an adopted road within the urban area opposing a brownfield site that has had
planning permission on two occasions previously (having been approved under the same
UDP policies). Furthermore, dwellings in many urban settings oppose junctions and it is not
an anomalous juxtaposition. Headlights on cars tend to be in a default 'dipped' position and
dwellings typically have blinds or curtains drawn during darker hours.

Similarly, the neighbouring school to the east was approved under the same planning
permission as outline permission for residential development at the site under consideration
and there is a significant area of landscape buffer and intervening security fencing that
would retained. GM Police have not raised any concerns.

Given the above circumstances, the proposed development would not conflict with the
relevant policies.

Occupiers amenity
UDP Policy EN7/2 states that the Council will not permit development close to a permanent
source of noise.

Given the relationship of those dwellings at the northern part of the site adjacent to the
boundary to the existing builder's merchant, the proposal is supported by a Noise & Building
Envelope Assessment, which was undertaken in accordance with BS 4142 - Method for
rating and assessing industrial and commercial sound and BS 8233:2014 - Guidance on
sound insultation and noise reduction for buildings.

The Assessment concludes that the results of the noise impact indicate that the builder's
merchant would have a ‘low’ impact at the nearest residential receivers, subject to the
installation of a 2m high acoustic fence for the full length of the northern boundary and
stated construction methods.



The Council's Pollution Control Section is satisfied that subject to the implementation of the
recommendations of the Assessment, the proposal would not have unacceptable impacts
on occupier's amenity.

The 'Technical housing standards — nationally described space standard (NDSS) (2015)'
concerns internal space within new dwellings and is suitable for application across all
tenures. It sets out requirements for the Gross Internal (floor) Area of new dwellings at a
defined level of occupancy as well as floor areas and dimensions for key parts of the home,
notably bedrooms, storage and floor to ceiling height. The requirements of this standard for
bedrooms, storage and internal areas are relevant only in determining compliance with this
standard in new dwellings and have no other statutory meaning or use.

The standard has not been adopted as a local plan policy (given that Bury UDP dates from
1997), but it represents a useful guide as to what may constitute an acceptable standard of
development.

The development would not meet the standards. However, the applicant notes the presence
of developments within the vicinity of the site that have been determined and are being built
out, or have recently been approved, where space standards have also not been met. In
this instance, given that Bury do not currently have a local plan policy that requires
development to adhere to NDSS and the tilted balance that needs to be applied when
considering paragraph 11(d) of the NPPF, the non-compliance of the dwellings with NDSS
is not considered to be so significant that it would warrant refusal of the scheme.

Accessibility, Highways and Parking

UDP Policy EN1/2 requires the consideration of the design and appearance of access,
parking and service provision. This is further supported by UDP Policy H2/2 that requires
proposals to demonstrate adequate car parking provision, access for both vehicles and
pedestrians, and provision for public transport and the existence of any public rights of way,
and UDP Policy HT6/2 that requires developments to reduce pedestrian/vehicular conflict.
UDP Policy HT2/4 requires all applications for development to make adequate provision for
their car parking and servicing requirements. Supplementary Planning Document 11
provides parking standards for developments.

Objections largely refer to highway concerns as noted above.

A Transport Statement has been prepared to accompany the planning application with
further addendums in response to matters raised by TfGM and the Council's Highway
Officer, who is aware of the nature and content of the objections.

The consultation responses from TfGM and the Council's Highway Officer are reported
above. Neither object to the proposal and recommend that the proposal is acceptable,
subject to the conditions that would require agreement of the re-positioning of speed
cushions and a review of waiting restrictions to ensure that access and egress into the site
and the local highway network operates in a safe manner. Further conditions are noted
above, which would include a requirement to make good any residual damage to the
surrounding highway network caused by construction activity.

In relation to the TfGM recommendation for a contribution for the improvement of pedestrian
facilities at the junction of Pilkington Way / Sion Street / Dale Street, the applicant has
submitted an assessment of the pedestrian routes from the site to facilities in and around
Radcliffe town centre. This finds that there are other, more likely pedestrian routes into the
town centre (than via Pilkington Way/Sion Street/Dale Street) that are more direct, well lit
and safer, better surfaced, and some of which will be improved as part of City Region
Sustainable Transport Settlement (particularly around Green Street/May Street/Railway
Street). This would strengthen the applicant's assumption that School Street/Blackburn
Street or pedestrian footbridge (via Green Street) would represent the most desirable and
the shortest pedestrian routes to the town centre from the site.



The assessment concludes that given that other more attractive (more pedestrian friendly)
routes are available to residents, and whilst some residents may choose to use the
Pilkington Way/Sion Street/Dale Street junction, the numbers are likely to be low and
therefore a contribution would not be proportional to the size and scale of the development.

Given the circumstances set out by the applicant, it is not considered that it would be either
proportionate or justified to seek the off-site mitigation works suggested by TfGM.

Each dwelling would have 2 off-street parking spaces, provided either to the front or to the
side of each property and this is considered adequate given the high accessibility of the site.

Ecology and landscaping

The objection refers to the loss of trees at the site. However, the proposal has been
amended since the original submission and the two principal groups of trees would be
retained in the main.

A Preliminary Ecological Appraisal has been submitted.

The Greater Manchester Ecology Unit (GMEU) have raised no objections to the proposal,
subject to a condition to protect bats.

Section 174 of the NPPF 2021 states that the planning policies and decisions should
contribute to and enhance the natural and local environment. The site currently comprises
mixed scrub, neutral grasslands, base ground and urban trees.

The proposed development would replace this with low value ecological value habitats and
bare ground. The ecological report notes that only partial compensation would be possible
on site and off-site compensation would be required. The GMEU consider that the latest
iteration of the supporting Biodiversity Net Gain Assessment (following amendment to the
proposed layout and retention of the most significant existing trees) significantly
over-estimates the value of the existing habitat (earlier assess methods gave higher values
to urban trees). They have therefore advised that the habitat loss (after the introduction of a
landscaping scheme) would equate to 2.32 biodiversity units.

Given that the biodiversity baseline was established in 2021 in relation to planning
permission 66307, this translates into a contribution of £23,200 (i.e.£10,000 x 2.32).

Therefore, subject to conditions and a contribution for off-site biodiversity mitigation, the
proposed development would not cause harm to a protected species and would be in
accordance with Policies EN6 and EN6/3 of the Bury Unitary Development Plan and the
NPPF.

Trees and landscaping
An Arboricultural Constraints Appraisal has been submitted in support of the application and
the proposal has been amended to retain a significant level of existing tree cover.

The proposal is also supported by a comprehensive soft landscaping scheme, which
includes, as mitigation for the loss of trees, the provision for the planting of a mixture of
native as well as ornamental trees, shrubs and hedges and tree protection measures.

GMEU are satisfied that the proposed replacement landscaping (in tandem with the off-site
mitigation noted above) would be satisfactory.

Therefore, the proposed development, subject to conditional control, would not harm the
character of the area and would be in accordance with Policy EN8/2 of the Bury Unitary
Development Plan.

Other matters



Greater Manchester Fire & Rescue Service (GMFRS)
The applicant has confirmed that the proposal would be in accordance with the technical
requirements set out in the consultation response from the GMFRS.

Ground conditions
The Environmental Protection Officer and the Coal Authority do not object to the proposal,
subject to the above noted conditions.

Air quality
The Environmental Protection Officer has no objection to the proposal, subject to the
inclusion of a condition relating to the installation of electric vehicle charging points.

Drainage
United Utilities do not object to the proposal, subject to conditions relating to a surface and
foul water drainage scheme.

Waste Management
Each proposed dwelling would be adequately provided for the storage of waste and
recycling facilities with collection point pertaining to unadopted streets.

Planning obligations
Recreation - A contribution of £246,319.40 would be required towards recreation in
accordance with Policy RT2/2 of the Bury Unitary Development Plan and SPD1.

Affordable Housing - The proposed development would provide 22 affordable units, which
would equate to 25% of the total number of units in accordance with Policy H4/1 of the Bury
Unitary Development Plan and SPG5.

Of the 22 affordable units, 6 (25%) would be provided as First Homes at a 30% discount.

The affordable units would be adequately pepper-potted around the site and as such, would
comply with the policy requirement for pepper potting throughout.

Off-site _biodiversity mitigation - As noted above, the proposal generates a requirement to
replace 2.32 biodiversity units, translating into a contribution of £23,200, which would be
allocated to a site known as Walker's Field, Chesham, in accordance with paragraph 174 of
the NPPF.

Observation on representations received
Many of the points raised in the representations, where material, have been addressed in
the above analysis and/or recommended conditions.

On the specific point relating to claimed inaccuracies, the local planning authority is satisfied
that the submitted plans and supporting information has enabled a robust assessment of the
proposal and the potential impacts.

CONCLUSION

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that if regard is to
be had to the Development Plan for the purpose of any determination to be made under the
Planning Acts, the determination must be in accordance with the plan, unless material
considerations indicate otherwise.

The 'titled balance' applies and the NPPF therefore requires that planning permission
should be granted 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.

Given the status of the site, the principle of the development is acceptable. The proposal
would deliver much needed residential development on a previously developed site within



the urban area that is considered to be in a highly sustainable location. It would provide a
mix of good quality market and affordable dwellings in a layout that would create varied and
attractive streets, framed in a wider context of robust and extensive landscaping and open
space.

Further, the development would not unacceptably undermine residential amenity, highway
safety or ecological interests and would provide a contribution for off-site biodiversity
mitigation.

Other constraints including drainage and flooding, contamination, coal mining risk and air
quality impacts have been adequately addressed.

On this basis, the scheme, along with the legal agreement to secure the above noted
contributions, the development would comply with the Unitary Development Plan and the
NPPF when considered as a whole.

As such, the proposal would comply with the above policies of the Local Plan and the
NPPF. Therefore, in accordance with Section 38(6) of the Planning and Compulsory
Purchase Act, the proposal merits approval.

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 the application process 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: Minded to Approve
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.

2. Subject to the requirements of the conditions below, the development hereby
permitted shall be carried out in accordance with the following approved drawings
and documents:

Drawings:

Location plan (dwg no. SLO1)

External Works - Sheet 1 (Dwg No. 21196-EDGE-XX-XX-DR-C-1101 P02)
External Works - Sheet 2 (Dwg No. 211196-EDGE-XX-XX-DR-1102 P02)
Plot Drainage - Sheet 2 (Dwg No. 211196-EDGE-XX-XX-DR-C-2012 P02)
External Works - Sheet 1 (Dwg No. 21196-EDGE-XX-XX-DR-C-1101 P02)
1.8m Brick Wall with Piers with Timber Infill Panels (Dwg No. BW01)
1800mm High Feathered Access Door (Dwg No. TGO01)

1.8m Feather Edges Timber Fence (Dwg No. FB01)

Newbold End - Floor Plans (Dwg No. NB-END-001 A)

Newbold End - Elevations (Dwg No. NB-END-002 A)

Bowker mid - elevations and floor plans (Dwg No. BO-MID-001 18-122 REV.C)
Brooklands house type - elevations and floor plans (Dwg No. BR-001 18-122
REV.B)

Construction details (Dwg no. 211196-EDGE-XX-XX-DR-C-3201 -P01)



Bowker Alternative House Type - floor plans and elevations (Dwg no.
BO-ALT-001)

Timber fence detail (Dwg no. FB01)

Hollinwood House Type - proposed floor plans and elevations (Dwg no. Hw 001)
Timber gate detail (dwg no. TG01)

Brooklands Alternative Bay House Type - proposed elevations and floor plans
(Dwg no. BR ALT B-001)

Cornbrook Alt House Type - proposed floor plans ane elevations (Dwg no.
CO-ALT-001)

Cornbrook end House Type - proposed floor plans and elevations (Dwg no.
CO-END-001)

Cornbrook mid house type - proposed floor plans and elevations (Dwg no.
CO-MID-001)

Firswood house type - proposed floor plans and elevations (Dwg no. FI-001)
Newhey Alternative Bay House Type - proposed floor plans and elevations (Dwg
no. NH-ALT B-001)

Proposed Layout (Colour) (Dwg No. 21-039 PL01 U)

Proposed Layout (Dwg No. 21-039 PLO1 U)

Catchment Analysis ((Dwg No. 21196-EDGE-XX-XX-DR-C-2004 Rev. P03)
Manhole schedule (dwg no. 211196-EDGE-XX-XX-DR-C-2201 P03)

Longitudinal Sections - Dheet 2 (dwg no. 211196-EDGE-XX-XX-DR-C-2102 P03)
Road Setting Out - Sheet 1 (dwg no. 211196-EDGE-XX-XX-DR-C-3002 P02)
Road Setting Out - Sheet 2 (dwg no. 211196-EDGE-XX-XX-DR-C-3003 P02)
Kerb and Surfacing Layout (dwg no. 211196-EDGE-XX-XX-DR-C-3006 P02)
Longitudinal Sections - Sheet 1 (dwg no. 211196-EDGE-XX-XX-DR-C-2101 P03)
Drainage Layout (dwg no. 211196-EDGE-XX-XX-DR-C-2002 Rev P03)

Bowker End (Dwg No. BO-END-001 G)

Indicative Sections (Dwg No. 21-039 CS01 C)

Hard Landscaping Plan (Dwg No. 21-039 HLO1 B)

Land Use Plan (Dwg No. 21-039 LUO1 B)

Boundary Details Plan (Dwg No. 21-039 BD01 G)

Indicative Streetscenes (Dwg No. 21-039 SS01 B)

Proposed Soft Landscaping Plan - Sheet 1 of 2 (Dwg No. 21-039 L-S-001 B)
Proposed Soft Landscaping Plan - Sheet 2 of 2 (Dwg No. 21-039 L-S-002 B)
Materials Plan (Dwg No. 21-039 MP01 B)

Refuse Management Plan (Dwg No. 21-039 RM01 B)

Documents:

Addendum Gas Risk Assessment and Updated Remediation Strategy (Ref. LKC
20 1836)

Ambient Noise and Building Envelope Assessment (Ref. J004296-6055-TD-01)
Crime Impact Statement (2022/0362/CIS/01)

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.

No development shall commence unless and until:-

« 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 3 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.

No development comprising the erection of any external walls shall take place until
details of the materials to be used in the construction of the external surfaces of
the development, including the roof, and all boundary treatments, have been
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved details. The
materials to be used throughout the development shall be consistent in terms of
colour, size and texture with the approved details.

Reason. In the interests of visual amenity and to ensure a satisfactory
development pursuant to Policy EN1/2 - Townscape and Built Design of Bury
Unitary Development Plan.

Each dwelling hereby approved shall be provided with 1 electric vehicle (EV)
charge point (minimum 7kW*) prior to its occupation.

*Mode 3, 7kW (32A) single phase, or 22kW (32A) three phase, and for 50kW
Mode 4 rapid charging may be required. British Standard BS EN 61851-1:2019 to
be used.

Reason. To encourage the uptake of ultra-low emission vehicles and ensure the
development is sustainable. To safeguard residential amenity, public health and
quality of life, pursuant to Section 9 of the National Planning Policy Framework.

Notwithstanding the details indicated on the approved plans and in the supporting

information, no development shall commence unless and until full details of the

following have been submitted to a scope and specification to be agreed on a

topographical based survey of the site and adjacent adopted highways to the

Local Planning Authority:

1. Formation of the accesses onto School Street, incorporating the provision of
adequate arrangements at the interface with the adopted highway and 1 in 20
plateau (maximum) at the junction, relocation of the affected speed cushions in
a position to be agreed and any associated accommodation works, level
access to the private footpaths serving Plots 80 - 85 and the public open space
between Plots 79 & 80, provision of visibility splays appropriate for a design
speed of 20mph, demarcation of the limits of the adopted highway, tactile
paved crossing points, give-way markings and any associated alterations to
existing road markings (subject to the requirements of the scheme of 20mph
traffic calming measures and Traffic Regulation Order review) and all
associated highway and highway drainage remedial works;

2. Formation of the access onto Abden Street/un-named back street adjacent to
No.'s 65/67 Ulundi Street, incorporating the provision of adequate
arrangements adequate arrangements at the interface with the adopted
highway and tying-in with the existing kerbline of and parking lay-by/road
markings on Abden Street, 1 in 20 (maximum) plateau at the junction,
reconstruction of the section of Abden Street between Ulundi Street and the
easterly site boundary and scheme of road markings/coloured surfacing,



alterations to the boundaries at Plots 43/43 to form an acceptable junction with
the back street and provide visibility splays appropriate for a design speed of
20mph, demarcation of the limits of the adopted highway, tactile paved
crossing points, give-way markings and alterations to existing road markings
(subject to the requirements of the scheme of 20mph traffic calming measures)
and all associated highway and highway drainage remedial works;

3. Revised footpath arrangements in the vicinity of Plot 69 to ensure that the new
pedestrian route connects to and at the correct level on the existing southerly
footway on Chard Street and all associated accommodation works on the
adopted highway;

4. All works around the perimeter of the site to either retain or replace the existing
school boundary walls, pillars and railings, incorporating, where required, new
foundations that do not encroach under the adopted highway, demarcation of
the limits of the adopted highway with flush/50mm upstand edgings (as
appropriate) and all associated accommodation works on the adopted
highway;

5. In the event that the site access/estate roads are not to be considered for
adoption by the Council, measures to prevent the discharge of surface water
onto the adopted highway;

6. In the event that any retaining structures are required that abut/are sited in
close proximity to the adopted highway, an 'Approval In Principle' for the
proposed structures, incorporating full structural, construction and drainage
details, calculations, pedestrian protection measures and a detailed
construction method statement;

7. Provision of a street lighting assessment to a scope and specification to be
agreed for School Street between the site access and Hutchinson Way, Abden
Street between the site access and Blackburn Street, the proposed residential
estate roads, and, where necessary, a scheme of improvements;

8. Review of need for the introduction of waiting restrictions to scope to be
agreed at the junction of the site accesses with School Street and Abden
Street, including, if required, all necessary road markings and signage;

9. A scheme of 20mph traffic calming measures on the proposed estate roads to
a scope and specification to be agreed, incorporating the formation of speed
tables at all appropriate junctions, road markings, signage and works within the
existing as required.

The details subsequently approved shall be implemented in full to a programme
agreed with the Local Planning Authority.

Reason. To secure the satisfactory development of the site in terms of highway
safety, ensure good highway design, in the interests of fire safety, ensure the
intervisibility of the users of the site and the adjacent highways and maintain the
integrity of the adopted highway, all in the interests of highway safety, pursuant to
policies H2/2, EN1/2 and HT6/2 of the Bury Unitary Development Plan.

In the event that it is intended for the proposed residential estate roads to be
considered for adoption by the Council, notwithstanding the details indicated on
the approved plans and supporting information, no development shall commence
unless and until full details of the following have been submitted on a
topographical based survey of the site and adjacent adopted highways to the
Local Planning Authority:

1. Formation of the proposed estate roads (including any necessary land filling
operations and method of compaction), incorporating minimum 5.5m
carriageway and 2.0m footway widths;

2. Provision of long sections and cross sections at positions to be agreed through
the proposed estate roads and turning heads to ensure that adoptable
gradients will not exceed 1 in 14 for the purposes of adoption and incorporating
a maximum 1 in 20 plateau at each junction within the development and at the
interface with the adopted highway;

3. Demarcation of the limits of adoption at all relevant locations;



10.

11.

Provision of visibility splays and forward visibility envelopes appropriate for a
design speed of 20mph at all internal junctions and bends in accordance with
the standards in Manual for Streets with no obstructions above the height of
0.6m within them;

Revised access/parking arrangements for Plots 5, 31 & 36 to ensure that the
new dwellings are served from the adjacent private shared accesses and to
mitigate the need for long reverse manoeuvres into the adjacent junctions
along the proposed adopted footways that would otherwise result from the
layout as submitted;

Revised access/parking arrangements for Plot 40 to avoid the proposed
driveway straddling the anticipated limits of adoption;

Provision of adequate levels of visibility at the back edge of the footway at
Plots 27, 38 & 39;

Swept path analysis of the proposed estate roads to ensure that an 11.85m
long refuse collection vehicle can pass a private car at all points and
manoeuvre at all turning heads;

Facilities for the storage of bins on collection day at the interfaces of all shared
accesses with the proposed adopted highway;

Proposed planting/surfacing details and management/maintenance
arrangements for all landscaped/car parking areas abutting the proposed
adopted highway;

Proposed porous/permeable shared driveway/hardstanding materials and/or
measures to prevent the discharge of surface water onto the adopted highway.

The details subsequently approved shall be implemented to an agreed programme
and to the written satisfaction of the Local Planning Authority.

Reason. To secure the satisfactory development of the site in terms of highway
safety, ensure good highway design, ensure the intervisibility of the users of the
site and the adjacent highways and maintain the integrity of the adopted highway,
all in the interests of highway safety. pursuant to policies H2/2, EN1/2 and HT6/2
of the Bury Unitary Development Plan.

No development shall commence unless and until a ‘Construction Traffic
Management Plan’ (CTMP), has been submitted to and agreed in writing with the
Local Planning Authority and shall confirm/provide the following:

1.

® N

10.

Photographic dilapidation survey of the footways and carriageways leading to
and abutting the site in the event that subsequent remedial works are required
following construction of the development and as a result of statutory
undertakers connections to the site;

Access route for all construction vehicles to the site from the Key Route
Network, including the need to prohibit/limit the use of the residential street in
the Abden Street/Lord Street area;

Access point(s) for construction traffic taking into consideration existing
residential properties and their accesses onto School Street and any
temporary works/phasing of the development that may be required to facilitate
safe access for construction vehicles;

If proposed, details of site hoarding/gate positions, taking into consideration
the need to maintain adequate levels of visibility onto the adopted highway;
The provision, where necessary, of temporary pedestrian facilities/protection
measures on the highway;

A scheme of appropriate warning/construction traffic speed signage in the
vicinity of the site and its access(es);

Confirmation of hours of operation and number of vehicle movements;
Arrangements for the turning and manoeuvring of vehicles within the curtilage
of the site and/or measures to control/manage delivery vehicle manoeuvres;
Parking on site or on land within the applicant’s control of operatives' and
construction vehicles, together with storage on site of construction materials;
Measures to ensure that all mud and other loose materials are not spread onto
the adjacent adopted highways as a result of the groundworks operations or



10.

11.

12.

13.

14.

15.

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 construction period and the
measures shall be retained and facilities used for the intended purpose for the
duration of the construction period.

Reason. To mitigate the impact of the construction traffic generated by the
proposed development on the adjacent highways, 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 policies H2/2, EN1/2 and HT6/2 of the Bury Unitary Development Plan.

In the event that it is not intended for the proposed residential estate roads to be
considered for adoption by the Council, no development shall commence unless
and until details of the proposed arrangements for future management and
maintenance of the proposed estate road within the development have been
submitted to and approved by the local planning authority. The estate roads shall
thereafter be maintained in accordance with the approved management and
maintenance details until such time as a private management and maintenance
company has been established.

Reason. This is required prior to the commencement of development to ensure
that the unadopted estate roads serving the development is maintained to an
acceptable standard in the interest of residential/highway safety, to ensure a
satisfactory appearance to the highways infrastructure serving the development,
and to safeguard the visual amenities of the locality and users of the highway
pursuant to policies H2/2 and EN1/2 of the Bury Unitary Development Plan.

The various turning facilities indicated on the approved plans shall be provided
before the areas of the development to which they relate are first occupied and the
areas used for the manoeuvring of vehicles shall subsequently be maintained free
of obstruction at all times.

Reason. To minimise the standing and turning movements of vehicles on the
highway in the interests of road safety, pursuant to policies H2/2, EN1/2 and HT6/2
of the Bury Unitary Development Plan.

Minimum hardstanding lengths of 5.0m at all dwellings (10.0m when in tandem)
shall be provided to the written satisfaction of the Local Planning Authority and
thereafter maintained.

Reason. To allow adequate space to maintain vehicles clear of the highway in the
interests of pedestrian safety, pursuant to policies H2/2, EN1/2 and HT6/2 of the
Bury Unitary Development Plan.

The car parking indicated on the approved plans shall be surfaced and made
available for use to the satisfaction of the Local Planning Authority prior to the
each dwelling/part of the site to which it relates being occupied and thereafter
maintained at all times.

Reason. To ensure adequate off street car parking provision in the interests of
road safety pursuant to policy HT2/4 of the Bury Unitary Development Plan.

Bin storage shall be provided within the curtilage of each dwelling in accordance
with the approved Refuse Management Plan (Dwg No. 21-039 RM01 B).

Reason. To ensure that adequate bin storage arrangements are provided within
the curtilage of each dwelling, pursuant to policies H2/2 and EN1/2 of the Bury
Unitary Development Plan.

Any tree assessed as low risk by either TEP in the preliminary ecological
assessment dated February 2021 drawing number g8603.001, or Arbtech in the
preliminary ecological appendix 4 Habitat survey plan, shalll be removed using soft
felling techniques under the guidance of an ecological consultant, unless



16.

17.

18.

19.

otherwise agreed in writing by the Local Planning Authority.

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 drainage for the development hereby approved shall be carried out in
accordance with the principles set out in the approved Drainage Layout
211196-EDGE-XX-XX-DR-C-2002 Rev P03, dated 11/05/2023, which was
prepared by EDGE. For the avoidance of doubt surface water must drain at the
restricted rate of 22.3I/s. Prior to occupation of the first dwellinghouse, the
drainage scheme shall be completed in accordance with the approved details and
retained thereafter for the lifetime of the development.

Reason. To ensure a satisfactory form of development and to prevent an undue
increase in surface water run-off and to reduce the risk of flooding, pursuant to
Policy EN5/1 of the Bury Unitary Development Plan and Section 14 of the National
Planning Policy Framework.

All trees to be retained on site, as indicated on approved drawing Proposed layout
21-039 PLO1 Q, 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.

The hard and soft landscaping shall be carried out in accordance with the
approved Proposed Soft Landscaping Plan - Sheet 1 of 2 (Dwg No. 21-039
L-S-001 B) and Proposed Soft Landscaping Plan - Sheet 2 of 2 (Dwg No. 21-039
L-S-002 B). All planting, seeding and/or turfing shall be carried out in the first
planting and seeding seasons following the occupation of the building(s) relating to
that phase or the completion of the development, whichever is the sooner, and any
trees, shrubs, hedges or plants which within a period of five years from the
completion of development die, are removed, or become seriously damaged or
diseased shall be replaced in the next planting season with others of similar size
and species, unless the Local Planning Authority gives written consent to any
variation.

Reason. To secure the satisfactory development of the site and in the interests of
visual amenity and to ensure the protection of wildlife and supporting habitat and
to secure opportunities for enhancing the site's nature conservation value,
pursuant to policies EN6/4, EN8/2 and EN10/2 of the Bury Unitary Development
Plan and Section 15 of the National Planning Policy Framework.

The acoustic fence to the northern boundary of the site, as detailed in the
submitted Ambient Noise & Building Envelope Assessment (Report Ref.
J004296-6055-TD-01), shall be implemented in full prior to the occupation of the
first dwellinghouse and where building fabric mitigation measures are indicated,
these shall be completed in full prior to the first occupation of the associated
dwellinghouse.

Reason. In order to ensure that the amenities of the future occupants of the

proposed properties are not adversely impacted by noise from the nearby
industrial builder's merchant, in accordance with Policy EN7/2 of the Bury Unitary
Development Plan and the Section 15 of the National Planning Policy Framework.

For further information on the application please contact Dean Clapworthy on 0161 253

5317
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ADDRESS: Site of the former Riverside High School,
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Photo 1: School Street frontage

Photo 2 - Newer suburban housing opposite site
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Photo 3 -Opposite direction

Photo 4 - North along Ulundi Street (from junction with School Street)
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Photo 5 Rear of houses at eastern boundary

Photo 6 - Millwood School (left) and builders merchants (right)
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Photo 7 - Panorama from School Street

Photo 8 - Panorama from Ulundi Street

Photo 9 - Panorama west/north

Photo 10 - Panoramas east
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Photo 11 - lllustrative Street Scene (School Street)
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SPECIFICATION
GROUND PREPARATION - GENERAL
NOTES
CLEARANCE/EXCAVATING
TREE ROOTS
Protected area: Do not cut roots within precautionary protection area.
- Size of area: Branch spread of the tree.
Excavation in protected area:
- Method: By hand.
- Backfill as soon as possible or temporarily line with polyethylene sheet to reduce evaporation.
Outside protected area: Give notice of roots exceeding 25 mm and do not cut without approval.
Cutting:
- Make clean smooth cuts with no ragged edges.
- Pare cut surfaces smooth with a sharp knife.
- Treatment of cut roots: Not required.
Backfill: As dug material, enriched with phosphate fertilizer.
GROUND PREPARATION
SUBSOIL SURFACE PREPARATION
General: Excavate and/ or place fill to required profiles and levels.
Loosening:
- Light and noncohesive subsoils: When ground conditions are reasonably dry,
300 mm.
- Stiff clay and cohesive subsoils: When ground conditions are reasonably dry,
450 mm.
- Rock and chalk subgrades: Lightly scarify to promote free drainage.
Stones: Immediately before spreading topsoil, remove stones larger than 50 mm.
Remove Arisings, contaminants and debris and Builders rubble.
PREPARATION OF UNDISTURBED TOPSOIL
Standard: In accordance with BS 4428.
- Grading and cultivation: Category B.
Hard ground: Break up thoroughly.
Clearing: Remove visible roots and large stones with a diameter greater than 50 mm.
Areas covered with turf or thick sward: Plough or dig over to full depth of topsoil.
Fallow period (minimum): Not required.
Weed control: At appropriate times treat with a suitable translocated non-residual herbicide.
IMPORTED TOPSOIL TO BS 3882
Quantity: Provide as necessary to make up any deficiency of topsoil existing on site and to complete the work.
Standard: To BS 3882.
Classification: Multipurpose.
- Grade: 0.6-2 mm.
Source: Contractor's choice.
- Product reference: Contractor's choice.
CULTIVATION
Compacted topsoil: Break up to full depth.
Tilth: Loosen, aerate and break up topsoil to a tilth suitable for blade
grading.
- Depth: 150 mm.
- Particle size (maximum): 2-8 mm.
- Timing: Within a few days before planting.
- Weather and ground conditions: Suitably dry.
Surface: Leave regular and even.
Levels: 25 mm above adjoining paving or kerbs and 50 mm above adjoining lawns.
Undesirable material brought to the surface: Remove visible weeds, roots and large stones with any dimensio
exceeding 50 mm.

CHOOL STREET, RADCLIFFE
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Soil within root spread of trees and shrubs to be retained: Do not dig or cultivate.
GRADING OF TOPSOIL

Topsoil condition: Reasonably dry and workable.

Contours: Smooth and flowing, with falls for adequate drainage.

- Hollows and ridges: Not permitted.

Finished levels after settlement: 25 mm above adjoining paving, kerbs, manholes etc.
Blade grading: May be used to adjust topsoil levels provided depth of topsoil is nowhere less than 100 mm.
Give notice: If required levels cannot be achieved by movement of existing soil.
FINISHED LEVELS OF TOPSOIL AFTER SETTLEMENT

Above adjoining paving or kerbs: 25 mm.

Below dpc of adjoining buildings: Not less than 150 mm.

Shrub areas: Higher than adjoining grass areas by 50 mm.

Within root spread of existing trees: Unchanged.

Adjoining soil areas: Marry in.

Thickness of turf or mulch: Included.

SEEDING/TURFING

CLIMATIC CONDITIONS

General: Carry out the work while soil and weather conditions are suitable.
WATERING

Quantity: Wet full depth of topsoil.

loosen thoroughly to a depth ofApplication: Even and without displacing seed, seedlings or soil.

Frequency: As necessary to ensure the establishment and continued thriving of all seeding/turfing.

loosen thoroughly to a depth of ERBICIDE: FOR PROPOSED SEEDED/TURFED AREAS

Type: Suitable for suppressing perennial weeds.

Timing: Allow fallow period before cultivation.

- Duration: 2 weeks.

CULTIVATION

Compacted topsoil: Break up to full depth.

Soil ameliorant/ Conditioner/ Fertilizer: Fully incorporate into topsoil to a depth of 100 mm.
Tilth: Reduce topsoil to a tilth suitable for blade grading.

- Depth: 100 mm.

- Particle size (maximum): 5 mm.

Material brought to the surface: Remove stones and clay balls larger than 50 mm in any dimension, roots, tufts ofConifers and evergreens: September/ October or April/ May.

grass, rubbish and debris.
GRADING
Topsoil condition: Reasonably dry and workable.
Contours: Smooth and flowing, with falls for adequate drainage.
- Hollows and ridges: Not permitted.
Finished levels after settlement: 25 mm above adjoining paving, kerbs, manholes etc.
Blade grading: May be used to adjust topsoil levels provided depth of topsoil is nowhere less than 100mm .
Give notice: If required levels cannot be achieved by movement of existing soil.
FINAL CULTIVATION
Timing: After grading and fertilizing.
Seed bed: Reduce to fine, firm tilth with good crumb structure.
- Depth: 25 mm.
- Surface preparation: Rake to a true, even surface, friable and
lightly firmed but not over
compacted.
- Remove surface stones/earth clods exceeding:
General areas: 20 mm.
Fine lawn areas: 10 mm.
Adjacent levels: Extend cultivation into existing adjacent grassed
areas sufficient to ensure full marrying in of levels.
DELIVERY AND STORAGE OF TURF
Timing: Lay turf with minimum possible delay after lifting. If delay

30m 40m "\,
\

occurs, lay turf out on topsoil and keep moist. Name, forms, dimensions, provenance and other criteria: As Firming: Lightly firm soil around plants and fork and/ or rake soil, without damaging roots, to a fine tilth with gentleMULCHING TREES ORNAMENTAL SHRUBS
Frosty weather or waterlogged ground: Do not lift turf. scheduled and defined in the National Plant Specification. cambers and no hollows. Material: Medium grade bark mulch. Within the first three to five years of establishment, a mulch composted wood chip or bark mulch will be laid around
Delivery: Arrange to avoid need for excessive stacking. PLANT HANDLING, STORAGE TRANSPORT AND PLANTING Top dressing: Not required. - Purity: Free of pests, disease, fungus and weeds. the base of all young plants to suppress weed growth and will be maintained to a depth of 75mm. Between April and
Stacking height (maximum): 1 m. Standard: To HTA 'Handling and establishing landscape plants'. Depth: N/A.WOODLAND/EDGE BEDS - Recycled content: None permitted. September frequent inspections of these areas will be undertaken, removing weeds wherever necessary by hand
Dried out or deteriorated turf: Do not use. Frost: Protect plants from frost. Material: Medium grade bark muich. Preparation: Clear all weeds. Water soil thoroughly. pulling to assist the successful establishment of plants.
TURFING GENERALLY Handling: Handle plants with care. Protect from mechanical damage and do not subject to shock, e.g. by dropping- Purity: Free of pests, disease, fungus and weeds. Coverage: 1200 diameter with tree positioned in the centre. Pruning of ornamental shrubs will be undertaken in order to clear deadwood, promote healthy growth and produce
Time of year: Autumn or early winter. from a vehicle. - Recycled content: None permitted. Finished level of mulch: 30 mm below adjacent grassed or desired growth of flowers, fruit, foliage or winter colour as appropriate. Pruning will also
Timing of laying: Plant packaging: Coextruded polyethylene bags with black interior and white exterior. All bare root plants to bePreparation: Clear all weeds. Water soil thoroughly. paved areas. include for clearing out crossing and damaged branches.
- Spring and summer: Within 18 hours of delivery. supplied in bags containing and enclosing the whole root system. Transplants should be supplied with shoots andCoverage: 50 mm depth. TREE PROTECTION OF TREES IN PUBLIC OPEN SPACE Watering of the ornamental shrub planting might be required during periods of prolonged drought. Particular care will
- Autumn and winter: Within 24 hours of delivery. roots fully enclosed in the bag, whereas larger shrubs and trees should have only the root system enclosed. The bagFinished level of mulch: 50 mm below adjacent grassed or paved Manufacturer: Acorn Planting Products Ltd. be taken during such periods to ensure sufficient watering is carried out to facilitate healthy growth.
Weather conditions: Do not lay turf when persistent cold or drying winds are likely to occur or soil is frost boundshould be co-extruded polythene bags with black interior and white exterior with larger trees packaged as followsareas. - Product reference: Spiral Shelters. Any damaged, failing or dead shrubs will be replaced.
waterlogged or excessively dry. 6-8cm and 8-10cm girth trees = 3Nr trees per bag. All plants shall be adequately packaged and protected duringTREE PITS Type: Spiral. Weed control will include spot treatment using selective herbicide of noxious weeds such as docks, thistles, nettles,
Working access: Planks laid on previously laid turf. Do not walk on prepared bed or newly laid turf. transportation from source to planting on site. To minimise storage of plant stock, operations are to be arranged soSizes: 500 mm wider than, and the same depth as the rootball (min 700 mm depth). Size/ Colour: 63mm dia by 750mm height, colour: slight tint. ragwort and willowherb.
Jointing: Laid with broken joints, well butted up. Do not stretch turf. that trees and shrubs are planted immediately after each planting pit is prepared. Sloping ground: Maintain horizontal bases and vertical sides with no less than minimum depth throughout. Support: 1200mm 22-241b/100 bamboo cane- as per manufacturers recommendation. AMENITY GRASS
Edges: Whole turfs, trimmed to a true line. Packaging of bulk quantities: Pallets or bins sealed with polyethylene and shrink wrapped. Pit bottoms: With slightly raised centre. Break up to a depth of 150mm. General: Ensure that protection methods do not impede natural movement of trees or restrict growth. During the first three years some areas of amenity grassland may require cultivating and re-seeding.
Adjusting levels: Remove high spots and fill hollows with fine soil. Planting: Upright or well balanced with best side to front. - Treatment: 3 Nr Scotts UK Sierrablen Flora tablet (supplier - Greentech, Tel: 01423 332100 - or similarTREE PROTECTION FOR WHIPS/TRANSPLANTS IN PUBLIC OPEN SPACE Grass cutting will be undertaken fortnightly, during the growing season.
Consolidating: Lightly and evenly firm as laying proceeds to ensure full contact with substrate. Do not use rollers. HERBICIDE: TO CLEAR ALL VEGETATION approved) UK per tree. Manufacturer: Acorn Planting Products Ltd. The grass will be kept as medium 'walk on' length of 35-50 mm. This length is suitable for most recreational grassland.
Dressing, brushed well in to completely fill all joints: Sandy loam . Locations: All planting areas. Pit sides: Scarify. - Product reference: Spiral Shelters. Weed control will include spot treatment using selective herbicide of noxious weeds such as docks, thistles, nettles,
Watering: Thoroughly water completed turf immediately after laying. Type: Suitable for suppressing perennial weeds. Backfilling material: Previously prepared mixture of 1 part non peat based proprietary compost and 3 parts extractedType: Spiral. ragwort and willowherb.
Check that water has penetrated into the soil below. Timing: Allow fallow period before cultivation. material. Size/ Colour: 50mm dia by 600mm height (colour: slight tint).
Turf configuration: Diagonal or horizontal. - Duration (minimum): 2 weeks. Accessories: As drawings. Support: 1200m 22-24Ib/100 bamboo cane- as per manufacturers recommendation.
Securing turfs: PEAT TREE PIT ACCESSORIES: IRRIGATION OF TREES IN PUBLIC OPEN General: Ensure that protection methods do not impede natural movement of trees or restrict growth.
- Fixings: Pointed softwood pegs, 200 mm long x 25 mm square. Peat or products containing peat: Do not use. SPACE SHRUB PROTECTION OF PLANTS IN PUBLIC OPEN SPACE
- Frequency of fixings: Each turf. CULTIVATION Locations: All trees. Manufacturer: Acorn Planting Products Ltd.
Removal of fixings: When turf is thoroughly self anchored by its roots. Make good any damage to grass until area isCompacted topsoil: Break up to full depth. Manufacturer: Greenleaf Horticulture (or similar approved). - Product reference: Sentree mesh guard.
accepted. Cultivation: Loosen, aerate and break up soil into particles of 2-8mm. - Product reference: RRPC4 Root Rain Metro tree irrigation. Size/ Colour: 50mm dia by 600mm height, colour: slight tint.
EXTERNAL PLANTING - Depth: 300 mm. Type: Perforated plastics irrigation pipe, 35 mm diameter, in circle above and around sides of rootball, with metal cap. Support: 90cm 12-141b/100 bamboo cane- as per manufacturers recommendation. Plant Schedule
CLIMATIC CONDITIONS - Timing: Within a few days before planting. MULCHING PLANTING BEDS TO ALL ORNAMENTAL BEDS & TREE PIT ACCESSORIES: UNDERGROUNDGeneral: Ensure that protection methods do not impede natural movement of shrubs or restrict growth.
General: Carry out the work while soil and weather conditions are suitable. - Weather and ground conditions: Suitably dry. GUYING OF EXTRA HEAVY STANDARD TREES TRANSPLANT PLANTING: FURROW PLANTING T—l
- Strong winds: Do not plant. Surface: Leave regular and even. Locations: All EHS trees (ie. 16-18cm trees & above). Notching: Make a vertical notch or pit 'T" or 'L', large enough to accommodate full depths of roots. rees'
TIMES OF YEAR FOR PLANTING Levels: As above. Manufacturer: Platipus Anchors Limited (or similar approved). - Size of notch/pit: Large enough to accommodate full depth/spread of roots. Species Height Girth Specification Pot Size
Deciduous trees and shrubs: Late October to late March. Undesirable material brought to the surface: Remove visible weeds,roots and large stones with any dimension- Product reference: Platipus Tree Anchoring System, Type RF2P (or similar approved). Planting: Plant tree and backfill or close the notch with the root collar at ground level and firm the soil. _ _ .
exceeding 30 mm. Soil within root spread of trees and shrubs to be retained: Do not dig or cultivate Type: The product is a root ball fixing kit that provides fast and secure root ball anchoring during the first few years ofPLANTING IN TURF Acer Camp?Stre 350-425cm|12-14cm Heavy Standard: 3x/B
Herbaceous plants (including marginal): September/ October or March/ April. REGULAR PLANT LAYOUT: TO ALL ORNAMENTAL BEDS tree growth. The components of the anchoring system are all located below ground, therefore avoiding thePreparation: Cut and upturn a turf of minimum 500 mm square. Acer davidii 350-425cm|12-14cm|Heavy Standard: 3x|B
Container grown plants: At any time if ground and weather Spacing: In regular, staggered rows. appearance of unsightly guy wires or stakes. Basic installation tools required are a drive rod and tension lever. Notching: Make a vertical slit from the centre of the turf, to the side away from the prevailing wind. Acer ginnala 350-425cm({12-14cm Heavy Standard: 3x|B
conditions are favourable. Density: As per schedules. STAKING GENERALLY - Depth: To accommodate full depth of roots. — - -
- Watering and weed control: Provide as necessary. SHRUB PLANTING PITS Stakes: Softwood, peeled chestnut, larch or oak, straight, free from projections and large or edge knots and withPlanting: Plant tree, close notch with root collar at ground level and firm the soil. Betula utilis Jacquemont" 350-425¢m|12-14cm HeaVy Standard: 3x|RB
Dried bulbs, corms and tubers: September/ October. Timing: Excavate 1 days (maximum) before planting. pointed lower end. MAINTENANCE NOTES Betula pendula 350-425cm|{12-14cm|Heavy Standard: 3x|RB
Colchicum (crocus): July/ August. Sizes: Wide enough to accommodate roots when fully spread and 75 mm deeper than root system. - Preservative treatment: To provide a 20 year service life. TREES - T — T -
Green bulbs: After flowering in spring. Pit bottom improvement Break up to a depth of 150 mm, incorporating 25 g of slow release fertilizer per planting ptNails: To BS 1202-1, galvanized, minimum 25 mm long and with 10 mm diameter heads. Where trees are staked, the stakes and ties will be checked monthly and it is anticipated that they will need adjusting Carpmus bet.UIus Fastlglata 350-425cm|12-14cm HeaVy Standard: 3x|B
Wildflower plugs: Late August to mid November or March/ April. Backfilling material: Previously prepared mixture of 1 part non peat based proprietary compost, 3 parts extractedStake size (minimum): 150 mm diameter. at least twice annually. Any broken or damaged stakes will be replaced and ties re-fixed at a slightly lower position, Fagus sylvatlca 350-425cm({12-14cm Heavy Standard: 3x|B
Aquatic plants: May/ June or September/ October. material and 1 Nr Scotts UK Sierrablen Flora tablet (supplier - Greentech or similar approved) per shrub. SHORT SINGLE STAKING FOR FEATHERED & STANDARD TREES allowing for growth since planting. it _ _ .
PLANTS/ TREES - GENERAL FORMAL HEDGES Staking: Position stake close to tree on windward side and drive at 45 degrees at least 300mm into bottom of tree pitRemove stakes as necessary, when the tree is suitably established, approximately year 5. Malus tSChOhOSkII 350-425¢m|12-14cm Heavy Standard: 3x|B
Condition: Materially undamaged, sturdy, healthy and vigorous. Shrubs for hedges: Consistent in species, cultivar and clone to ensure a uniform hedge. before planting. To reduce excessive competition, a weed free area will be retained around any trees less than 3m in height and will be Prunus avium 350-425cm|12-14cm|Heavy Standard: 3x|B
Appearance: Of good shape and without elongated shoots. Planting: In trenches large enough to take full spread of roots. Set out plants evenly. - Backfiling: Consolidate material around stake maintained to a diameter of 0.5m around the base of the trees using glyphosate spray twice a year. Newly planted Pyrus calleryana 'Chanticleer’ 350-425cm|12-14cm Heavy Standard: 3x|B
Hardiness: Grown in a suitable environment and hardened off. SHRUB, HERBACEOUS AND BULB BACKFILLING MATERIAL Height of stakes: Cut to approximately 600 mm above ground level. trees will require re-firming as required during the first three years. - -
Health: Free from pests, diseases, discoloration, weeds and physiological disorders. Composition: Previously prepared mixture of topsoil excavated from pit and additional topsoil as required: Ties: Cushioned ties with spacer. Young trees will require formative pruning to maintain a desirable shape as well as to maintain health and vigour. Sorbus aria 350-425¢cm|12-14cm HeaVy Standard: 3x|B
Budded or grafted plants: Bottom worked. Ameliorant/ Conditioner: Previously prepared mixture of 1 part non peat based proprietary compost, 3 parts extractedTying: Secure tree firmly but not rigidly to stake with at least two ties within 25 mm of top of stake. Once trees attain a height of 3m, the maintenance of a weed free base and formative pruning can be discontinued. Sorbus aucup. 'Sheerwater Seedling' | 350-425cm|12-14cm Heavy Standard: 3x|B
Root system and condition: Balanced with branch system. material. TREE BACKFILLING MATERIAL However, crown pruning is desirable and any dead or severely damaged trees will be felled and replaced accordingly.
- Standard: The National Plant Specification. - Application rate: 1Nr litre bag per 30 Nr shrubs. Excess compost to be spread evenly around the shrubs afterComposition: Previously prepared mixture of topsoil excavated from pit and additional topsoil as required. HEDGEROWS
Species: True to name. planting. Ameliorant/ Conditioner: Enmag. Management operations during the establishment phase (until branches of adjacent plants fully merge together) will Shrubs
Origin/ Provenance: Local provenance. Fertilizer: Sierra Flora (or similar approved). - Application rate: 120g per tree pit. comprise of weed control, watering (if required) and formative 'facing up' of the hedgerow to establish dense branch : s . : . :
Definition: Origin and Provenance have the meaning given in the - Application rate: 1 Nr 159 'Sierra Flora' tablet per shrub. Fertilizer: Scotts (or similar approved) Sierrablen Flora 159 tablets (Green-tech, Tel: 01423 332100. growth. New planting will be re-firmed as required. Spemes - - - — SpeC|f|cat|on Helght Pot Size DenSIty
National Plant Specification. AFTER PLANTING - Application rate: 4Nr per tree. Do not place at the base of the tree, place at the side, halfway up the backfill, ndDuring the first five years of establishment, between April and October monthly inspections of hedgerow will be Aucuba japonica 'Crotonifolia 60-80cm | 10L 3/m?
PLANTS/ TREES - SPECIFICATION CRITERIA Watering: Immediately after planting, thoroughly and without damaging or displacing plants or soil. deeper than 20cm. undertaken and weeds will be removed by hand weeding and if necessary herbicide (glyphosate) spot Cytisus scoparius 'Cornish Cream’ 40-60cm | 5L 4/m2
Cotoneaster dammeri 30-40cm | 3L 6/m?
Choisya ternata Sundance ® 30-40cm | 5L 4/m?
Calluna vulgaris 'Gold Haze' 30-40cm | 2L 10/m?
Vi KEY Euonymus alatus 'Compactus' 30-40cm | 3L 3/m?
Escallonia 'Donard Seedling' 60-80cm | 10L 3/m?
N \Wiroas Euonymus fortunei 'Emerald 'n' Gold' 30-40cm | 5L 4/m?
PROPOSED TREE PLANTING Euonymus fortunei 'Silver Queen' 30-40cm | 3L 6/m?
\ Hebe 'Autumn Glory' 30-40cm | 3L 6/m?
—\MRy . THY] ]
SR Hypericum 'Hidcote 60-80cm | 10L 3/m?
- - e : - 2
_ NATIVE SHRUB PLANTING Hypericum x mos¢.3r|a.ntfm Trllcolor 30-40cm | 3L 6/m
\ Lavandula angustifolia 'Vera 30-40cm | 5L 4/m?
Mahonia aquifolium 'Apollo’ 30-40cm | 3L 6/m?
ORNAMENTAL Potentilla fruticosa 'Red Ace' 30-40cm | 5L 6/m?
q \ - = — - >
NN | SHRUB PLANTING Ph'otlnl'a x frasgrl Red Robin 60-80cm | 10L 3/m
\ - Skimmia japonica 30-40cm | 5L 6/m?
\ Senecio 'Sunshine' 40-60cm | 5L 6/m?
\ TURE Viburnum davidii 30-40cm | 3L 6/m?
A\ (CLOSE MOWN)
NATIVE SHRUB MIX
Species Specification Height  |Percentage Contribution Density
crassxA GRASS SEED, A22 Corylus avellana Transplant 1+1| Double staggered row | 60-80cm |  20% 1/m?
(CLOSE MOWN) Crataegus monogyna [Transplant 1+1 | Double staggered row | 60-80cm | 30% 1/m?
llex aquifolium Container 5L | Double staggered row | 60-80cm | 10% 1/m?
S 1 Prunus spinosa Transplant 1+1| Double staggered row | 60-80cm | 20% 1/m?
1 | WILDFLOWER SEED MIX Rosa arvensis Transplant 1+1| Double staggered row | 60-80cm | 5% 1/m?
Rosa canina Transplant 1+1| Double staggered row | 60-80cm | 5% 1/m?
Viburnum opulus Transplant 1+1|Double staggered row |60-80cm | 10% 1/m?
Hedges
Species Specification Height |Girth |Pot Size Density
Buxus sempervirens Single row 30-40cm 5L 4/m
Hebe 'Carl Teschner' Single row 25-30cm 5L 6/m
Prunus laurocerasus 'Rotundifolia’ Single row 60-80cm 10L 4/m
- 2 . .
I\éVI\LIL1DFBLOWE;R SEEIDP To be :/Iowg at aMr'aE[e of 59/M?. All wildflower areas to have 1M wide
EMB u Mas'g eR/Ie'r? ufrpo\fve i ead ow Mixture. close mown grass edge adjacent
~val -bl e? OWE Ixture torS edaq_ T 31553 829 028 roads and footpaths. Seeded with
.Va'l aple rrom emaorsgate oeeds | el or grass mix A22.
similar approved.
GRASS SEED - To be sown at a rate of 50g/M?2. |
A22 Hard Wearing, Low Maintenance. Available from Germinal GB. Tel: 01522 868714 (or similar approved)|
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