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aerial view of the site and its approach via Chatburn Old Road

1	 Background Information

1.1	 INTRODUCTION
This design statement has been prepared to support a technical details 
consent application for the development of 9 dwellings at land to the 
south of Chatburn Old Road.

This application follows on from a Permission in Principle (PIP) 
application 3/2018/0582 which was approved at appeal (APP/
T2350/W/19/3223816).

The statement seeks to demonstrate that the proposal which follows 
has undergone a formal and thoughtful design process and that the 
scheme proposed is a response to site context, access (into and within), 
massing, orientation and materiality. 

It also demonstrates consideration for the architectural detail that will 
be taken forward in order to create a high quality development; whilst 
highlighting a sustainable approach has been adopted. 

1.2	 AIM
This statement demonstrates that the proposed scheme has been 
informed by a rigorous process of assessment, evaluation and design 
and includes the following information:

•	 Layout - how the dwellings are to be arranged on the site and their 
relationships with their environs; 

•	 Use - what the buildings, and spaces they create, will be used for; 

•	 Amount - how much would be built on site; 

•	 Appearance - what the dwellings and proposed spaces will look like 
including building materials; 

•	 Scale - the extent/size of development;  

•	 Access - how the site is accessed and the accessibility of the 
dwellings within the context of the site.



Moorend Crof t

design and access s tatement          may 2022

1.3	 THIS DOCUMENT
Referencing the national guidance - only applications for major 
development, development in designated areas and listed building 
consents must be accompanied by a design and access statement 
(DAS). 

These documents are a useful tool for outlining the design principles 
relevant to an application. They not only help to illustrate the design 
process undertaken but also the design can benefit through the 
thoughtful and rigorous approach required by a DAS. 

The National Planning Policy Framework (NPPF) states that a DAS must 
:-

(a)	 explain the design principles and concepts that have been 
applied to the development;

(b)	 demonstrate the steps taken to appraise the context of the 
development and how the design of the development takes that context 
into account;

(c)	 explain the policy adopted as to access, and how policies 
relating to access in relevant local development documents have been 
taken into account;

(d)	 state what, if any, consultation has been undertaken on issues 
relating to access to the development and what account has been taken 
of the outcome of any such consultation; and

(e)	 explain how any specific issues which might affect access to the 
development have been addressed.

This DAS therefore explains how the proposed development is a 
suitable response to the site and its setting and demonstrates that it can 
be adequately accessed by prospective users.

It includes an appraisal of the site including an assessment of the 
immediate and wider surroundings in terms of physical, social and 
economic characteristics.

The DAS then goes on to state details relating to the proposed scheme 
including outlining the principles that have informed the design and the 
amount of development proposed.

1.4	 DESIGN BRIEF
Stanton Andrews Architects were asked to review the existing site, 
following the successful appeal for the PIP, and consider options for 
9no. contemporary detached dwellings. 
The proposals should be mindful and respectful of the neighbouring 
Hare Hill Croft developemnt.

1.5	 STANTON ANDREWS ARCHITECTS
Charles Stanton and Neil Andrews established their architecture 
practice in late 2006. With projects across the north-west Stanton 
Andrews have established a strong reputation for producing high 
quality and imaginative designs to suit the needs, desires, aspirations 
and budgets of its clients. 

The practice has over 15 years experience and projects have 
consistently demonstrated a focused and considered appraisal of the 
existing arrangement, its site, and context; resulting in imaginative 
and elegant designs tailored to the specifics of each commission. 
This combined with a sensibility for historical context and vernacular 
identities has created socially and environmentally responsive 
architecture that enhances and sustains successful places.

view from site looking south towards pendle hill

view of tpo trees within site boundary
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2	 Si te

2.1	 LOCATION
The site is located on the western edge of the settlement boundary 
of Chatburn, approximately 2km north of Clitheroe within the Ribble 
Valley.

2.2	 SITE DESCRIPTION
The proposed site covers an area of 0.98ha and consists of land which 
is currently vacant but has the benefit of permission in principle (PIP) 
for residential development up to 9no dwellings.

Within the site there are not many notable landscape features beyond 
the two established trees protected by a TPO. There is a public footpath 
which runs through the site from east to west.

The site is bounded by Chatburn Nature Reserve and existing properties 
to the south (along Crow Trees Brow) whilst the recent Hare Hill Croft 
development is to the north. To the east is High Beech House and the 
rear of the property’s associated curtilage. Woodland/vegetation is 
located to the west with the quarry site slightly further beyond.

The site is accessed off Chatburn Old Road, adjacent to the western 
boundary of the neighbouring Hare Hill Croft development.

There is a noticeable fall across the site from West to East with the 
levels becoming steeper towards the eastern boundary. The site is 
entered to the North-West (level 120.72) falling to the South-Eastern 
boundary towards Crow Trees Brow (level 111.84) and to High Beech 
House (level 111.15).

existing site topographic survey

photos to existing public footpath along rear 
of Crow Trees Brow
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3	 Planning

3.1	 PLANNING HISTORY
We do not intend to document the full planning history of the site 
in detail as it is the subject of a recent appeal judgement (APP/
T2350/W/19/3223816). Suffice to mention a number of issues were 
outlined and clarified by the judgement.

Following the appeal, permission in principle was granted for 
residential development of up to 9 dwellings on the site in accordance 
with the terms of application 3/2018/0582.

The planning history for the immediate surroundings confirms the 
adjoining site to the north, Hare Hill Croft, received approval for 
the ‘Erection of 10 dwellings’ (Ref: 3/2014/0618) in June 2015. This 
scheme has since been fully developed.

3.2	 DEVELOPMENT PLAN
Ribble Valley Borough Council’s (RVBC) Proposals Map identifies the 
site as being located just outside the settlement boundary for Chatburn. 
This matter has already been considered by the PIP appeal and given 
the site adjoined three sides of the staggered settlement boundary it 
was deemed the site effectively consolidates/rounds-off the boundary. 
Thus complying with the core strategy’s definition of appropriate 
expansion to a tier 1 settlement.

One such reason within the appeal read as follows :-
‘The appeal site lies outside, but adjoining, the settlement boundary 
for Chatburn as defined on a previous iteration of the development 
plan for the area. However, as part of the ‘Housing and Economic 
Development’ Development Plan Document (HEDDPD) the Council 
proposed to adjust the settlement boundary for Chatburn, primarily 
in relation to Chatburn Old Road, to bring the on-going residential 
development on land to the north of the appeal site within the 
settlement boundary. The effect of this realignment is also to bring a 
small portion of the appeal site within Chatburn’s settlement boundary. 
What it also does is ensure that the majority of the appeal site’s 
northern boundary adjoins the settlement boundary, in addition to the 
staggered line of the settlement boundary around the site’s eastern 
and south-eastern perimeter.’

Extract from the Housing and Economic Development DPD Proposals Map (2016). Site circled in red.
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3.3 	 PLANNING POLICY
The main applicable planning policies were discussed/outlined in the 
PIP appeal and can be summarised as follows :-

DS1	 - sets out the overarching development strategy for the borough. 
The policy states that new housing development will be directed 
towards principal settlements and tier 1 villages

DS2	 - echoes paragraph 11 of the NPPF and states that the Council 
will take a positive approach that reflects the presumption in favour 
of sustainable development. The Key Statement says that applications 
that accord with the Local Plan will be approved without delay, unless 
material considerations indicate otherwise

DMG1	- assists in ensuring that development proposals are in line with 
numerous broad considerations by providing a series of overarching 
considerations regarding the quality of developments with regards to 
design, access, amenity, the environment and infrastructure.

DMG2	- outlines further strategic considerations and assists in the 
interpretation of the general development strategy DS1 - underpinning 
the settlement hierarchy for the purposes of delivering sustainable 
development. 

The appeal decision went into further details and offered justifications 
for the application site in relation to the respective policy’s. These read 
as follows :-

‘Policy DS1 of the RVBC Core Strategy sets out a broad spatial 
development strategy for the distribution of housing across the 
Borough. Sitting below the Borough’s Principal Settlements, Chatburn is 
one of eleven ‘Tier 1’ settlements which are considered by the Council 
to be the more sustainable of the Borough’s defined settlements. 
Policy DS1 states that development will also be focused towards these 
‘Tier 1’ settlements in addition to the scope offered by the Principal 
Settlements.’

‘Core Strategy Policy DMG2 goes on to state that development should 
be in accordance with the development strategy established by policy 
DS1. With specific reference to ‘Tier 1’ settlements, development 
proposals should ‘consolidate, expand or round-off development 
so that it is closely related to the main built up areas’. It goes on to 
conclude that such development should be appropriate to the scale of, 
and in keeping with, the existing settlement.’ 

‘Whilst ‘rounding off’ is defined in the core strategy glossary as
development which is ‘part of rather than an extension to’ the built-
up area of a settlement, the Council accept that to ‘consolidate’ or 
‘expand’ is not confined to within settlement limits.’

‘The proposal would adjoin the Chatburn settlement boundary as it 
follows existing residential development fronting both Chatburn Old 
Road and Crow Trees Brow. Furthermore, a development of the scale 
proposed in this instance would be broadly consistent with Chatburn’s 
role as a tier 1 settlement.’

Ultimately, it has been determined that the principle of development 
is acceptable with the site being well related, in physical terms, to the 
built-up areas of Chatburn (backed on to existing properties to Crow 
Trees Brow, Hare Hill Croft and Chatburn Old Road). The site itself is 
also only a modest walk from services/facilities within the main built up 
area of Chatburn. Therefore the development is not considered to be 
isolated and is of a size appropriate to a tier 1 settlement.

The proposed change of use to residential purposes will also act to fulfil 
the local housing needs. Introducing low density, high quality, housing 
which respect the site setting. 

3.4 	 OTHER TECHNICAL MATTERS
The site is not subject to any statutory, ecology related, designations 
within the vicinity of the application site. 

The application site does not include any locally or nationally listed 
buildings and is not within the Chatburn Conservation Area.

The trees towards the Eastern boundary are protected by Tree 
Preservation Orders (3/19/3/210).

With regard to privacy and overlooking, the appeal inspector was 
invited to view the relationship between the site and properties on Crow 
Trees Brow. The inspector concluded that : 
‘The rear garden areas of properties on Crow Trees Brow were 
generously long. Insofar as applicable to an application for permission 
in principle I cannot conclude that the appeal site would not be 
suitable for the principle of residential development on these grounds.’
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indicative site layout - at pre-application stage

3.5 	 CONSULTATION - PRE-APPLICATION ADVICE
Ribble Valley Borough Council’s pre-application advice (ref: RV/2020/
ENQ/00068) outlines the requirements for any technical details 
application to accord with the relevant policies contained within the 
development plan. 

Further recommendations in relation to separation distances for any of 
the proposed dwellings were also outlined. This suggested :-
-  	 21m to facing dwellings
-  	 21m back to back distance
-  	 10.5m minimum length to gardens
-  	 12-14m minimum distance between habitable room windows 		
	 and blank elevations

The advice goes on to state that for the submission of a formal 
application, the Local Planning Authority (RVBC) would require the 
following information:

•	 Location Plan
•	 Existing Site Plan
•	 Proposed Site Plan
•	 Full details of existing and proposed ground levels and proposed 

building finished floor levels including levels for proposed roads. 
•	 Existing and proposed site sections including details of height, scale 

and location of proposed housing in relation to adjacent existing 
development/built form

•	 Existing and Proposed Floor Plans and Elevations
•	 Details of proposed landscaping
•	 Details of refuse storage locations and routes for access
•	 Details of parking provision allocation
•	 Proposed plans and access details
•	 Arboricultural Impact Assessment (including all hedgerows)
•	 Ecology Report
•	 Surface water drainage information
•	 Heads of Terms
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4.1	 DESIGN PROCESS
The current design layout is the result of a detailed and thorough 
design process, in which a number of options were explored prior to 
deciding on and refining a preferred scheme. 

A number of early feasibility options were computer modelled within 
the context of the site. The use of detailed 3D modelling not only assists 
in visualising the schemes but also provides a detailed understanding of 
the massing of the proposals. 

The process allowed the proposed dwellings and setting to be fully 
‘understood’ ensuring that any proposals were well considered and 
integrated. 
 
The resultant proposal for the dwellings has been designed to achieve 
the desired accommodation in response to the brief. It is believed the 
scheme provides contemporary, usable living accommodation with a 
strong connection and respect for its setting.

4.2 	 DESIGN AND LAYOUT
The site is responsible for creating its own vistas and interfaces given 
that it is essentially an infill site backing on to existing neighbouring 
properties. As such, there are no external focal points of the site from 
the surrounding public network. Therefore the main access road, off 
Chatburn Old Road, forms the frontage for a number of the proposed 
dwellings and provides the opportunity to create a key visual interface 
on arrival to the development. 

The topography of the site allows for an additional, internal, spine road 
to be formed off the main access route. One of the primary drivers for 
this arrangement is that it generates inwardly facing properties that 
subsequently create ‘softer’ boundaries to the perimeter of the site. This 
integration ensures the interface between the proposed development 
and existing properties is considerate and respectful.

The proposed site layout has been designed to provide vehicular and 
pedestrian access that is inclusive for all. Together with the primary 
access point to the site, the scheme also addresses the existing public 
footpath through the site to provide pedestrian links to the surrounding 
area and its services/amenities.

proposed site layout

4	 The Design
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Each property also addreses the pre-application requirements for 
dwellings and their respective separation distances which avoid 
overlooking and loss of privacy between each of the 9 plots.

Full details of existing and proposed ground levels (including levels for 
proposed roads) have been included in the documentation supporting 
this planning application, addressing the suggested requirements set out 
in the pre-application advice (ref: RV/2020/ENQ/00068)

4.3	 USE
The proposed site’s previous use has been deemed redundant by the 
granting of permission in principle for residential development. It is 
therefore deemed that the proposed residential use is both sustainable 
and appropriate for the area.

The additional residential dwellings will add to the growing residential 
bias of the area and can enhance the sense of community. The 
development will also bring economic and social benefits to the 
immediate area with existing, redundant, land replaced by a high 
quality and thoroughly detailed/landscaped residential scheme.

4.4	 AMOUNT
To follow the previously identified constraints of the PIP application, the 
proposal is a residential development that features 9 new dwellings. 
The site is just under a hectare in size so this equates to a relatively low 
density of development of 9.18 plots/ha.

4.5	 APPEARANCE AND MATERIALS
The applicant is keen to ensure a high standard of design. As such, a 
robust architectural language is used for the houses which integrates 
the development within its setting and reflects the surrounding area.  

Externally the materials for the proposed dwellings are complementary 
to the local vernacular; including natural stone and render with dressed 
stone detailing and natural slate roofs.

first floor plan example - plot 4/5

ground floor plan example - plot 4/5
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4.6	 SCALE
The proposed dwellings are all broadly of a similar two-storey scale, 
which is consistent with other dwellings in the surrounding area.

The drawings accompanying the application provide full information on 
the proposed houses, including plan dimensions plus eaves and ridge 
heights.

The dwellings also feature integral garages of ancillary form which 
have been detailed with lower ridge heights to minimise the potential 
visual impact whilst allowing the proposals to be more sympathetic to 
the setting.

All the dwellings feature gables to their principal frontage responding 
to the local vernacular and to break up the built form. The gables direct 
you to the principal entrance and create additional aesthetic interest.

4.7	 ACCESS/PARKING
A main access road into the site is proposed off Chatburn Old 
Road - providing access to each dwelling and allowing safe access/
manoeuvrability for service vehicles (as shown to site plan drg.
no.1903/PL30).

The appeal decision denotes Chatburn Old Road as :-
‘A quiet rural lane largely due to it culminating in a dead-end just to 
the west of the site entrance. It is a pleasant walk from the site to the 
services and facilities at the foot of Chatburn Old Road’

Provision for off-road parking is provided to each dwelling; meeting 
and exceeding minimum requirements. These provisions include double 
garages along with driveways for additional parking as shown to the 
proposed site plan.

An alternative pedestrian route through the site is also indicated to the 
proposed site plan - providing pedestrian links to the surrounding area 
and services/amenities within the main built up area of Chatburn.

Access design and details of servicing/refuse routes have been 
developed in conjunction with Highways Consultant DTPC. A summary 
of the highway’s related matters will be provided under separate cover 
following the initial submission.

proposed elevation examples - plot 4/5



Total :712 -
284 -40%20/m²Narcissus 'Tete a Tete'NARTT
213 -30%20/m²Crocus chrysanthus 'Snow Bunting'CROCHSB
72 -10%20/m²Crocus chrysanthus 'Cream Beauty'CROCHCB
143 -20%20/m²Crocus chrysanthus 'Blue Pearl'CROCHBP
NumberPercentage ContributionDensitySpeciesAbbreviation

Bulb Mix

Total :1039 -Total :100%
311 -30%6/mB60-80cmTransplant 1+1Crataegus monogynaCRAMON
208 -20%6/mB60-80cmTransplant 1+1Prunus spinosaPRUSP
208 -20%6/mB60-80cmTransplant 1+1Corylus avellanaCORAV
104 -10%6/mB60-80cmTransplant 1+1Rosa caninaROSCA
104 -10%6/mB60-80cmTransplant 1+1Rosa arvensisROSAR
104 -10%6/m5L60-80cmContainerIlex aquifoliumILEA
NumberMix Species ContributionDensityPot SizeHeightSpecificationSpeciesAbbreviation

Native Hedge Mix

Total :447 -
31 -10L60-80cm3/m²Viburnum tinusVIT
20 -3L30-40cm6/m²Viburnum davidiiVD
24 -5L40-60cm4/m²Skimmia japonica 'Rubella'SR
19 -3L30-40cm6/m²Spiraea japonica 'Anthony Waterer'SJA
25 -10L60-80cm3/m²Pieris 'Forest Flame'PFF
33 -10L60-80cm3/m²Mahonia aquifolium 'Apollo'MAP
35 -5L40-60cm4/m²Lavandula stoechasLAVST
31 -3L30-40cm6/m²Hebe albicans 'Red Edge'HRE
28 -10L60-80cm3/m²Hydrangea paniculata 'Grandiflora'HpG
62 -3L30-40cm6/m²Hebe pinguifolia 'Pagei'HEP
20 -10L60-80cm3/m²Fatsia japonicaFj
37 -3L30-40cm6/m²Ceanothus thyrsiflorus repensCET
14 -10L60-80cm3/m²Buddleja davidiiBUDDA
28 -5L40-60cm4/m²Berberis thunbergii 'Atropurpurea Nana'BTA
40 -3L30-40cm6/m²Bergenia cordifoliaBCO
Number of PlantsPot SizeHeightDensitySpecificationSpeciesAbbreviation

Shrubs

Total :27 -
10 -25L80-100cmIlex aquifoliumILEA
11 -25L80-100cmSarcococca confusaSco
6 -25L80-100cmCornus alba 'Sibirica'CSB
Number of PlantsPot SizeHeightSpecificationSpeciesAbbreviation

Specimens

Total :1577 -
1577 -6/mB60-80cmDouble staggered rowCarpinus betulusCAR
Number of PlantsDensityPot SizeHeightSpecificationSpeciesAbbreviation

Hedges

Total :15 -
1 -BHeavy Standard: 3x12-14cm350-425cmTilia cordataTC
2 -BHeavy Standard: 3x12-14cm350-425cmSorbus aucupariaSA
1 -BHeavy Standard: 3x12-14cm350-425cmPrunus aviumPA
1 -Heavy Standard: 3x12-14cm350-425cmFagus sylvaticaFs
3 -RBHeavy Standard: 3x12-14cm350-425cmBetula pendulaBP
4 -RBHeavy Standard: 3x12-14cm350-425cmBetula utilis jacquemontiiBJ
3 -BHeavy Standard 3x12-14cm350-425cmAcer campestre 'Street Wise'ACST
Number of PlantsPot SizeSpecificationGirthHeightSpeciesAbbreviation

Trees

PLANTING SCHEDULE

2 No.CSB

1 No.Sco

1 No.ILEA

7
9

104 No.CAR

55 No.CAR

46 No.CAR

110 No.CAR

127 No.CAR

90 No.CAR

67 No.CAR

86 No.CAR

16 No.CAR

32 No.CAR

145 No.CAR

75 No.CAR

25 No.CAR

55 No.CAR

34 No.CAR

187 No.CAR
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22 No.CAR

48 No.CAR

31 No.CAR

44 No.CAR

48 No.CAR

54 No.CAR

28 No.CORAV
42 No.CRAMON
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28 No.PRUSP
14 No.ROSAR
14 No.ROSCA

96 No.CORAV
144 No.CRAMON
48 No.ILEA
96 No.PRUSP
48 No.ROSAR
48 No.ROSCA

84 No.CORAV
125 No.CRAMON
42 No.ILEA
84 No.PRUSP
42 No.ROSAR
42 No.ROSCA 2 No.BUDDA

3 No.Fj
4 No.SR
5 No.HRE
4 No.SJA4 No.SR

3 No.Fj
3 No.BUDDA

4 No.HpG

3 No.MAP
7 No.HEP

4 No.LAVST

5 No.HpG

6 No. VD
4 No.MAP

4 No.MAP
3 No.HpG

7 No.HEP
5 No.LAVST

3 No.BUDDA

8 No.Fj

5 No.SR
6 No.SJA

5 No.HRE
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3 No. VIT
4 No.BTA
3 No.PFF

4 No.MAP

9 No.HEP

5 No.LAVST

4 No.MAP

7 No.HEP

5 No.LAVST

5 No.HpG

12 No.HEP6 No.LAVST

8 No.HRE

4 No.BUDDA
6 No.SR

4 No.Fj

3 No.MAP

3 No.HpG

9 No.HEP

3 No.MAP

5 No. VD

3 No.LAVST
5 No.HEP

3 No. VD

3 No.LAVST
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7 No.CET

4 No. VIT
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5 No.BTA
6 No. VIT

8 No.CET

9 No.BCO

6 No.BTA

5 No. VIT

6 No.PFF

5 No.SR
4 No.SJA

2 No.Fj
5 No.HRE
2 No.BUDDA

43 No.CROCHBP
22 No.CROCHCB
64 No.CROCHSB
86 No.NARTT

40 No.CROCHBP
20 No.CROCHCB
59 No.CROCHSB
79 No.NARTT

20 No.CROCHBP
10 No.CROCHCB
30 No.CROCHSB
39 No.NARTT

40 No.CROCHBP
20 No.CROCHCB
60 No.CROCHSB
80 No.NARTT

1 No. ACST

2 No. ACST

2 No.BP

1 No.BJ

2 No.BJ

1 No.BJ

1 No.BP

1 No.CSB

2 No.CSB

1 No.CSB

1 No.Sco

2 No.Sco

1 No.Sco

1 No.Sco

3 No.Sco

2 No.Sco

1 No.ILEA

2 No.ILEA
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2 No.SA

1 No.PA
1 No. TC

1 No.Fs

HEDGE PLANTING

PROPOSED TREE PLANTING

KEY

NATIVE SHRUB PLANTING

ORNAMENTAL
SHRUB PLANTING

BULBS

TURF
(CLOSE MOWN)

NATIVE HEDGE PLANTING

SPECIMEN PLANTING

ONE SPARROW TERRACE AND ONE BAT
BOX SHALL BE INSTALLED.
THE BOXES SHOULD BE AT LEAST 4
METRES FROM GROUND LEVEL ON
BUILDINGS OR EXISTING TREES.
BIRD BOXES SHOULD IDEALLY BE SITED
FACING NORTH TO EAST, TO AVOID
EXPOSURE TO DIRECT SUNLIGHT. BAT
BOXES SHALL BE SITED AWAY FROM
ARTIFICIAL LIGHT.
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SPECIFICATION

GROUND PREPARATION - GENERAL

Preparing for topsoiling
Grading and cultivation shall be in accordance with BS 4428:1989 section 4. Subsoil that is to receive topsoil shall, whether obviously
overcompacted or not, be thoroughly broken up by hand, by heavy rotovator, by subsoiler or tined equipment with adequate passes made
to thoroughly break up the surface to a depth of 150mm, cleared of all large stones, bricks, perennial weeds, tree roots (excluding living
tree roots), coarse vegetation and other extraneous matter.

Subsoil grading
Subsoil shall only be graded after loosening as above, and this shall be undertaken by the use of a tractor and blade grader on large areas
and by a small mechanical grader or by hand on small areas. Ground shall at no time be traversed by heavy machinery, for grading or any
other purpose after subsoiling and/or topsoiling has taken place.

Making up levels
When subsoil is deposited in low lying areas to raise formation levels, it shall be lightly consolidated and left broken up ready to receive
topsoil. Imported fill material shall be natural subsoil free from metal, concrete or organic material with any one dimension greater than
100mm. All imported fill material shall be approved by the Landscape Architect prior to spreading on site.

Supply of topsoil
Topsoil to be supplied shall be approved by the Landscape Architect and details of the source of supply shall be provided in order that
inspection may be made before delivery commences. Topsoil shall conform to BS 3882: 2015, Recommendations and classification for
topsoil, clause 4.1a. The soil shall be free of weeds, roots or perennial weeds, pests, diseases, debris, tree roots, sticks, subsoil and foreign
matter and shall be capable of being broken down to a fine tilth.

Temporary topsoil heaps
The depositing of temporary heaps of topsoil shall be so arranged that possible damage to existing grass, plants, tarmacadam, paving etc,
is avoided. Unless otherwise agreed by the Landscape Architect, temporary spoil heaps shall be on protected ground. Such protection shall
take the form of tarpaulins, plastic sheets, boards or similar covering. If damage does occur, it shall be made good at the contractor's own
expense. Areas excavated to receive topsoil but have not had the base loosened shall not be used as temporary off loading areas. If the
bottom of the excavation has been loosened off, loading on these areas is permissible.

Spreading topsoil
Prior to topsoil replacement the formation level shall be cleared of all stones, rubbish, debris with any one dimension greater than 75mm.
Areas to be seeded or turfed shall be covered by topsoil 100mm thick and areas to be planted shall be covered by topsoil 300mm thick.
Topsoil shall be spread in an evenly consolidated layer and shall be left cleared of all roots, stones and debris with any one dimension
greater than 50mm throughout its depth. Unless otherwise stated the finished level shall be 25mm above adjacent hard areas. No topsoil
shall be spread until the subsoil grade has been inspected by a Landscape Architect.

PLANTING

Cultivation
Planting areas shall be rotovated to a depth of 225mm in the original ground, or where the ground is compacted, ripped and rotovated. Pick
off stones, bricks, timber and all other debris arising which have any dimensions greater than 50mm and remove off site to tip.  Do not
cultivate across any drain where the stone is flush with the ground surface.

Soil improvers
Where directed composts, fertilisers or other additives shall be incorporated into the soil. Spent mushroom compost or similar shall be
spread to the specified thickness and incorporated, by rotovating, into the top 150mm. Fertilisers, organic or inorganic, shall be raked into
the top 25mm.

Rejection of plants
All plant material should comply with the minimum requirements in BS 3936-1: 1992 Specification for trees and shrubs and BS 3936-4:
2007 Specification for forest trees and BS 8545: 2014 Trees from Nursery to Independence in the Landscape. Any plant material, which in
the opinion of the Landscape Architect, does not meet the requirements of the Specification, or is unsuitable, or defective in any other way,
will be rejected. The minimum specified sizes in the plant schedule will be strictly enforced. The contractor shall replace all plants rejected
at his own cost.

Planting
All plant material shall generally be planted between November and March in open cool weather. Planting shall not take place in frosty,
snowy or waterlogged conditions. Where approved, pot or container grown plants may be planted outside the described season, but
adequate watering shall be supplied. Torn or damaged roots and branches shall be cleanly pruned prior to planting.

Planting of whips, transplants and shrubs
The nature of the material to be planted is variable and the contractor shall allow for planting to be properly carried out in all cases as
described in BS 4428: 1989 section 7 Amenity tree planting, section 8 Woodland planting and section 9 Planting of shrubs, herbaceous and
bulbs. All plants shall be planted at same depth, or very slightly deeper, as they were grown. Roots shall not be bent, broken or forced into
inadequate pits or notches. Plants shall be upright, firmed in and wind resistant, with no air pockets around roots. All pots and root
wrappings shall be carefully removed prior to planting. All pots and wrappings arising shall immediately be picked up and stored ready for
removal to tip. Plants shall be planted at the specified centres. On steep slopes this shall be in the horizontal measure.

Tree planting within soft landscape areas
Trees shall conform to BS: 3936-1: 1992 and be planted in tree pits of the following sizes unless directed otherwise:
Feathered trees - 900 x 900 x 450
Selected standards - 1000 x 1000 x 600
Heavy standards/Extra heavy standards - 1200 x 1200 x 600
Excavated subsoil or stone shall be carted off site to tip. The bottom 250mm of the pit shall be dug and broken up. The bottom of the pit
shall be backfilled with subsoil (site or imported) to comply with BS 8601: 2013. The top 300mm of the pit shall be backfilled with imported
topsoil as specified unless directed otherwise.

Compost for planting pits
Compost shall be a proprietary product, bark based incorporating fertilisers  and improving additives. The type of compost shall be
approved before its delivery on site, and the details of the product shall be supplied. Cambark planting compost is approved. Where
directed compost shall be added to and mixed with topsoil backfill at the following rates:
Feathered trees - 40  litres
Selected standards - 60 litres
Heavy standards/Extra heavy standards  - 80 litres

Stakes for trees
Stakes shall be peeled round softwood, pointed, minimum diameter 75mm. The stakes shall be driven into the base of the tree pit prior to
placing the tree and backfilling.
Stakes shall in general have a clear height above the finished ground level as follows unless directed otherwise:
Feathered trees - 750mm (one tie)
Selected standards - 900mm (2 stakes, one tie each)
Heavy standards/Extra heavy standards  - 1200mm (2 stakes, one tie each)
The stake shall be long enough to drive until they hold the tree firmly without rocking.

Tree ties
Ties for bareroot trees, shall be approved rubber nail-on type with cushioned spacer such as Toms, or other equal and approved. Nails
shall be flat headed galvanised and shall hold the ties securely into the stake. Ties shall not be over tight on the tree stems. Ties available
from J Toms Limited, Wheeler Street, Headcorn, Ashford, Kent, TN27 9SH.
Feathered Type - 04 (one tie)
Select standards - Type L1 (one tie per stake)
Heavy standards/Extra heavy standards - Type L3 (one tie per stake)

Ties for rootball and container grown trees shall be 50mm rubber tree belts in a figure of eight around the tree. Fixed to the stake with two
flat head galvanised nails.
Feathered - one belt
Select standards Type - two belts
Heavy standards/Extra heavy standards - two belts

Planting of trees
The tree shall be set upright and at the same depth as grown in the nursery, the roots shall be spread out (bareroot) and the soil followed
by compost topsoil mixture, backfilled. Backfilling should be done to ensure close contact between roots and by firming in layers (bareroot).
The soil shall be left level and tidy, any subsoil clods, bricks or stones over 50mm arising, collected and carted off site.

Mulching
A 75mm compacted layer of medium grade pulverised bark, with a particle size of not more than 100mm and containing no more than 10%
fines, shall be spread to form a continuous layer covering the whole of the bed, or in the case of standard trees within grass shall be in the
form of a circle of 600mm diameter around the base of the tree. Whips and transplants shall be mulched in the form of a 300mm diameter
circle around the base of the tree. Where trees are planted within grass a circular hemp mulch mat is required beneath the layer of mulch at
the diameters stated above, secured with fixing pegs. The tree pit surface shall be as big as possible.

TURFING

Soil preparation and cultivation
All areas to be turfed shall be cultivated to a depth of at least 100mm, all weeds, stones and refuse larger than 50mm shall be removed to
Contractor's tip, and shall be brought to a fine tilth. Allow for hand cultivation where machine work is not possible.

Turf
Turf shall be extra-quality meadow turf and shall comply to BS 3969: 1998 +A1: 2013 and shall  be laid in accordance with BS 4428: 1998,
section 6, Turfing. The Contractor shall supply a sample of the turf he proposed to use for approval of the Landscape Architect and shall
ensure that all turves are similar to the approved sample. The Contractor shall inform the Landscape Architect of the location of the supply,
so that turf can be inspected prior to lifting.

Season
Turf shall be laid when weather and soil conditions are suitable and, where possible, preference should be given to autumn and early winter
operations. No turf shall be laid in exceptionally dry or frosty weather or in other unsuitable weather conditions.

Delivery and stacking
For large areas, turf shall be delivered at appropriate intervals throughout the work so as to avoid stacking for long periods.

Laying
No turf shall be laid until the soil preparation has been satisfactorily completed by being brought to an even tilth and firmness. Turves from
the stack shall be wheeled to turf layers on planks laid closely side by side. Adequate timber planks shall be used to support operatives and
barrows, and provide access. The turves shall be laid in consecutive rows with broken joints (stretcher bond), closely butted and to the
correct levels. The turf shall be laid off planks working over turves previously laid. Where necessary, the turves shall be lightly and evenly
firmed with wooden beaters, the bottom of the beaters being frequently scraped clean of accumulated soil or mud. A dressing of finely sifted
topsoil shall be applied and well brushed into the joints. Any inequalities in finished levels owing to variation in turf thickness or uneven
consolidation of soil shall be adjusted by raking and/or packing fine soil under the turf. A roller shall not be used. The finished levels of the
turf shall conform to the levels indicated, allowing for final settlement. Turf edges and margins shall be laid with whole turves. Turves
adjoining buildings, walls or fences shall be taken to the face of the structure, giving complete soil cover.

Laying around trees
Turf shall not be laid to within 300mm of any tree trunk.

Watering
The Contractor shall be responsible for the replacement of any scorched turf. All necessary watering shall be carried out with sprinklers or
oscillating sprays so as not to wash soil out of joints. If shrinkage occurs and the joints open, fine topsoil shall be brushed in and well
watered.

PROTECTION TO EXISTING TREES

The recommendations in BS 5837: 2012, Trees in Relation to Design, Demolition & Construction must be complied with at all times.
No pruning, lopping, felling or severance of roots is to take place without prior consent of the local authority.
Any work to the existing trees is to be carried out by a qualified tree surgeon.
The position and construction of protective fencing shall be agreed with the local authority prior to any site works commencing.
Under no circumstances must any materials be stored under the canopy of existing trees, and no cement, diesel or oil stored near them.
No vehicles should pass under the canopy of existing trees.
No fires should be lit in close proximity to existing trees.
No ropes, cables, services or notice boards shall be fixed to existing trees.
Under no circumstances should the levels around existing trees be either raised or reduced.
Scaffolding may only be erected within protected areas if it is done so in accordance with BS 5837.
Any excavations under existing tree canopy spreads shall be done by hand.

GRASS SEEDING AND MAINTENANCE

Soil Preparation and Cultivation
Final grading of topsoil shall be agreed by the Landscape
Architect before cultivation and seeding. All areas to be
seeded shall be cultivated to 150mm depth and all weeds,
stones, and refuse larger than 50mm shall be removed to tip.
Cultivated soil shall be rolled and raked to produce a tilth
25mm deep. Allow for hand cultivation where machine work is
not possible. Seed sowing must immediately follow the
preparation of the seed bed.

Seeding
Sowing shall be carried out during calm weather. All sowing is
at the contractor's own risk and any areas where germination
fails shall be re-seeded at the contractor's own expense.
The operation should be carried out in equal sowings and
transverse directions and the seed shall be raked or harrowed
in. Sowing shall be at the rate of 50 grammes per sq.m. and
overseeding shall be at a rate of 20 grammes per sq.m.

Seed Mix
The seed mix shall be A22 mix, obtainable from Germinal
Seeds GB.
Grass seed shall be of the composition, purity and germination
as specified in BS 4428: 1989.  Certificates of purchase shall
be provided for all deliveries prior to the sowing of grass seed
stating source, mixture, purity and germination percentage.
Alternative cultivars of the above species may only be used if
approved by the landscape architect.

Protection of Newly Seeded Areas
All reasonable precautions shall be taken to ensure that
pedestrian and other traffic does not cross the grass areas
during cultivation, seeding or until grass is established.  Where
obvious 'Short cutting' is occurring, the contractor shall erect
an approved temporary fence so as to minimise the
maintenance period or until such time as it is no longer
necessary, or as directed.

First Cut
When the grass is 100mm high, it shall be cut down to 50mm
so as to avoid root pulling.  If the grass has been allowed to
grow any longer than 100mm then the cuttings shall be raked
off and taken off site.

Second Cut
When the grass is  65mm high a second cut shall be carried

out using a rotar
mower.  No more than one third of the foliage must be

removed.

Subsequent Cuts
Thereafter, when the grass grows to 100mm high, it shall be
cut down to 50mm with a flail type mower, until the end of the
maintenance period, or longer if so directed.  The grass shall
be cut on a regular basis if so directed.

Making Good
Any defects such as shrinkage, ponding, sparse germination
or disease shall be made good and re-seeded all as above.

Damage to Existing Grass
The contractor will be responsible for cultivating, seeding and
maintaining, as above all areas of existing turf that are
damaged during the course of the works for reasons of
storage, working areas, transport of materials excepting those
areas which are specifically defined and measured in the
contract.
Any areas, which in the opinion of the Landscape Architect,
are consolidated during the course of these works, shall be
loosened with a ripper or other suitable implement to ensure
adequate drainage through the sub soil.

MAINTENANCE
All maintenance to be carried out up to handover to the adopting authority/ householder from the date of planting and turfing to ensure
successful establishment. All dead, diseased, damaged plants must be replaced during this time unless the local Planning Authority
states, in writing, any variation to this.

Weeding
All beds to be kept weed free by hand weeding. Beds to be forked over as necessary to keep soil loose to approved cambers with no
hollows.

Pruning
At appropriate time, prune plants to remove dead, dying or diseased wood and suckers to promote healthy growth and natural shape.

Watering
The Contractor shall ensure that sufficient water is applied to maintain healthy growth.

Litter
Site to be kept free of litter.

Grass cutting
The initial cut shall be carried out when first growth is apparent, blades set 20mm above ground. The Contractor shall continue cutting
at appropriate intervals during the growing season and maintain 40mm high sward until grass areas are handed over. Watering,
weeding, cutting, repair of all erosion and settlement and re-seeding as necessary to establish a uniform and healthy stand of grass
shall continue until handover to the householder.
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4.8	 LANDSCAPING
Landscape design is important to soften the development and ensure a 
sustainable and visually appealing solution for the proposed site.

The landscaping for the proposed development has been considered 
during the design process in order to ensure that surface and material 
choices, as well as the proposed planting and amenity spaces, 
complement the overall site layout. 

Where possible the landscaping design can enhance and support the 
character of the local area. The ‘softer’ boundaries created by the 
orientation/layout of the dwellings also adds to the attractiveness of 
the proposed development - maintaining generous amenity space for 
residents and surrounding neighbours.

The proposed site layout predominantly includes private gardens 
and, as such, will rely upon occupants for long term maintenance 
and management. However, this can enhance the sense of community 
within the development and mean that external contractors will not be 
required other than to maintain the public spaces of the proposal. This 
will be taken care of by a management company.

Ultimately, landscape design has been undertaken in conjunction with 
Landscape Consultant Trevor Bridge Associates (TBA). The image to the 
left is an early ‘draft’ proposal to suit an evolving overall site layout 
(TBA drg.no. 6791.02). 

An updated landscape plan will follow the initial submission at a later 
date. This addresses the suggested requirements of the pre-application 
advice (Ref: RV/2020/ENQ/00068).

Early ‘draft’ proposal of Landscape Strategy from TBA
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KEY

T = Individual Tree
G = Group of Trees
W = Woodland

Please refer to associated Tree Survey Schedule and
appendices for specific details in respect of items below:

Category 'A' Tree/Group/Woodland
Those of a High Quality with an Estimated
Remaining Life Expectancy of at Least 40
Years

Category 'B' Tree/Group/Woodland
Those of a Moderate Quality with an
Estimated Remaining Life Expectancy of at
Least 20 Years

Category 'C' Tree/Group/Woodland
Those of Low Quality with an Estimated
Remaining Life Expectancy of at Least 10
Years, or Young Trees

Category 'U' Tree/Group/Woodland
Those in Such a Condition that they Cannot
Realistically be Retained as Living Trees in
the Context of the Current Land Use for
Longer Than 10 Years

Tree Categorisations:

Those to be Considered for Retention:

e: info@bowlandtreeconsultancy.co.uk
t: 01772 437150

Root Protection Areas (RPAs):
RPAs
Area(s) of Ground Around Trees that
Should be Protected Throughout
Development Works with Protective
Fencing to form a Construction Exclusion
Zone - see Appended Temporary
Protective Fencing Specification

Important: The original version of this plan was produced in
colour, which is essential to the plan's interpretation and usability.
As such, a monochrome copy should not be relied upon

Those Considered Unsuitable for Retention:

Drawn by: PH

Note: The stem locations of tree T6 and the locations and
extents of the groups and the woodland were not included on
the topographical survey plan provided, and their locations were
subsequently plotted by the arboricultural surveyor at the time of
the survey using GPS siting.  As such, the plotted locations of
this tree, and the locations and extents of the groups and the
woodland cannot therefore be considered to be wholly accurate
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Extract from Arboricultural Tree Constraints Plan

5.1	 ECOLOGY
An ecology survey and assessment has been produced by ecology 
consultant ERAP which states that residential development at the 
site is feasible and acceptable in accordance with all ecological 
considerations.

The proposed development of the site is also understood to provide the 
opportunity to secure ecological enhancement for the area given that 
the landscape design and fauna typically associated with residential 
areas can appeal to breeding birds and roosting bats.

See ERAP’s report submitted in support of this application for further 
details. This addresses the suggested requirements of the pre-
application advice (Ref: RV/2020/ENQ/00068)

5.2	 ARBORICULTURAL IMPACT
A tree constraints report has been produced to support of the 
development proposal by Bowland Tree Consultancy Ltd. This report 
and its associated details highlight that there are limited existing trees 
of note on site apart from the two trees to the east covered by a tree 
preservation order (TPO).

There are several groupings of trees to the immediate site boundaries, 
However it is understood that these trees will present limited constraints 
to the current arrangement and are unaffected by the proposals.

The current site layout has been designed to limit impacts on the TPO 
trees and as such development has generally been restricted to outside 
of the identified tree root protection areas (RPA) 

Some trees/groupings to the north east of the site, which are proposed 
to be removed, are identified in the tree constraints report as having 
the lowest value.

See Arboricultural Impact Assessment (Bowland Tree Consultancy) 
submitted in support of this application for further details. This 
addresses the suggested requirements of the pre-application advice 
(ref: RV/2020/ENQ/00068)

5	 Technical Considerat ions
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SURFACE WATER TO BE RESTRICTED TO
Qbar GREENFIELD FIGURE OF 9.6 L./SEC.
AS SHOWN ON UK SuDS CALCULATION
ATTENUATION FOR ALL EVENTS UPTO AND
INCLUDING 1 IN 100 YEAR + 40%cc EVENT IN
CELLULAR STORAGE

ALL DESIGNS SHOWN ARE FOR APPRAISAL PURPOSES ONLY AND ARE
SUBJECT TO DETAILED DESIGN AND APPROVAL BY THE RELEVANT
REGULATORY AUTHORITIES AT THE APPROPRIATE TIME
DRAWING IS THUS NOT ISSUED FOR CONSTRUCTION PURPOSES

DEVELOPMENT AREA = 1.0ha
DISCHARGE RATES USING HR
WALLINGFORD UKSUDS WEBSITE
GIVING Qbar = 9.6 L./SEC.
M5-60 = 20mm
R = 0.2
SAAR = 1258mm

REFA WOULD ADVISE THE CLIENT
THAT A DETAILED OFF SITE SURVEY
SHOULD BE UNDERTAKEN AT THE
EARLIEST OPPORTUNITY TO ENABLE
THE FEASIBILITY DRAWINGS TO BE
UPDATED WITH ACCURATE
INFORMATION
OF PARTICULAR IMPORATNCE ARE :-

1. EXISTING MAINS SERVICES AND
OTHER APPARATUS

2. EXISTING SEWER INVERT
LEVELS

3. EXISTING WATERCOURSE
LEVELS

DENOTES EXISTING ADOPTED
COMBINED WATER SEWER

DENOTES PROPOSED SURFACE
WATER SEWER TO BE ADOPTED
UNDER S104 AGREEMENT

DENOTES PROPOSED FOUL
SEWER TO BE ADOPTED
UNDER S104 AGREEMENT

DENOTES APPROXIMATE FINISHED
FLOOR LEVELS

FFL
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DENOTES PROPOSED SEWER
EASEMENT

PLEASE NOTE THAT THE FLOOR LEVELS
SHOWN ARE FOR APPRAISAL PURPOSES
ONLY AND WILL BE SUBJECT TO REVIEW /
CHANGE AT DETAILED ROAD AND SEWER
DESIGN STAGE

FOUNDATIONS TO BE DESIGNED
TO TAKE INTO ACCOUNT ANY
ADJACENT DEEP SEWERS

PROPOSED FOUL WATER TO
CONNECT TO EXISTING FOUL WATER
SEWER SUBJECT TO APPROVAL BY
UNITED UTILITIES

DENOTES PROPOSED CELLULAR
STORAGE (TO BE ADOPTED)
TO CATER FOR 100 YEAR + 40% CC
EVENT

THE OFF SITE SEWER CONNECTION(S)
HAVE BEEN DESIGNED IN
ACCORDANCE WITH INFORMATION
FROM UNITED UTILITIES RECORDS
AND TOPOGRAPHICAL SURVEY

REFA WOULD ADVISE THE CLIENT TO
EMPLOY A SUITABLY EXPERIENCED
COMPANY TO UNDERTAKE TRIAL
HOLES TO  ASCERTAIN THE EXACT
LOCATION OF EXISTING SERVICES
AND THE  PROXIMITY OF THE SAME TO
THE PROPOSED SEWERS AND THEN
TO ADVISE REFA OF ANY POTENTIAL
CLASHES TO ENABLE DESIGN
CHANGES TO BE MADE WHERE
FEASIBLE

DUE TO THE NEED FOR OFF SITE
SEWER WORKS  IT IS STRONGLY
ADVISED THAT THESE
INVESTIGATIONS ARE UNDERTAKEN
PRIOR TO ANY CONSTRUCTION ON
SITE TO ALLOW DESIGN CHANGES TO
BE MADE.

REFA WILL NOT BE HELD
RESPONSIBLE FOR ANY ABORTIVE
WORKS IF THIS PROCEDURE IS NOT
FOLLOWED

THE FOUL AND SURFACE WATER
DRAINAGE SYSTEMS HAVE BEEN
DESIGNED IN ACCORDANCE WITH THE
DESIGN & CONSTRUCTION GUIDANCE
AND SC030219 AND ARE SUBJECT TO
S106 CONNECTION APPROVAL BY
UNITED UTILITIES IN RESPECT OF
COMBINED SEWER CONNECTION
INFILTRATION HAS INITIALLY BEEN
DISCOUNTED AS A SUITABLE MEANS
OF SURFACE WATER DISPOSAL DUE
TO GROUND CONDITIONS.
SURFACE & FOUL WATER IS TO
DISCHARGE TO EXISTING COMBINED
SEWERS , WITH RATE OF RUN OFF
FOR SURFACE WATER TO
RESTRICTED TO USING HR
WALLINGFORD UKSUDS WEBSITE
GIVING Qbar 9.6 LITRES/SECOND
MAXIMUM. DISCHARGE RATE TO
APPLY TO ALL  EVENTS UP TO AND
INCLUDING 1%AEP + 40% CC.

THE PIPE DIAMETERS AND GRADIENTS
SHOWN ARE FOR GUIDANCE ONLY
AND MAY BE SUBJECT TO CHANGE AT
DETAILED DESIGN STAGE

EXISTING INVERT LEVEL TAKEN
FROM CLIENT SURVEY = 103.78m
(150mmØ) TO BE CHECKED BY
CONTRACTOR BEFORE ANY ON
SITE SEWERS ARE LAID TO ENABLE
DESIGN CHANGES TO BE MADE AS
REQUIRED
TRIAL HOLE EXCAVATIONS /
DRAINGE SURVEY WILL BE
REQUIRED TO LOCATE THIS
EXISTING SEWER TO ASCERTAIN
DEPTH

COVER LEVELS MUST BE CONFIRMED
BY ROAD DESIGNER PRIOR TO ANY
ON SITE CONSTRUCTION

A1 SHEET

CONSULTING ENGINEERS

RONALD JACKSON

CHATBURN OLD ROAD
CHATBURN

DRAINAGE STRATEGY 
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Extract from Drainage Consultants Plan

5.3	 SURFACE WATER DRAINAGE
A drainage strategy has been produced to support the current 
application submission by REFA Consulting Engineers.

The proposed development is considered to have no detrimental 
impacts in terms of drainage that cannot be managed/mitigated. The 
site will appropriately accord with all guidance in the NPPF and the 
local plan provided the current requirements are followed.

It is currently proposed that all surface and foul water drainage will 
discharge to existing combined sewers (subject to approval by the 
relevant regulatory authorities). The rate of run off for surface water 
wall also be restricted/attenuated to the relevant regulatory authority’s 
satisfaction.

Infiltration has initially been discounted as a suitable means of surface 
water disposal due to existing ground conditions.

The current designs are for appraisal purposes only and are subject to 
detailed design and approval by the relevant regulatory authorities.

See REFA’s full drainage strategy (drg.no.22033/100/1) submitted 
in support of this application for further details. This addresses the 
suggested requirements of the pre-application advice (ref: RV/2020/
ENQ/00068)

5.4	 OTHER MATTERS
To conclude the technical considerations, it has been highlighted that 
this planning application is supported by a number of reports which 
demonstrate that the proposed development is capable of being 
implemented without significant adverse impacts arising from any site 
constraints. It is considered that the proposed development does not 
raise any further issues on interests of acknowleged importance.

The requirements outlined in the pre-application response have been 
adhered to and it is deemed that there would be no further influences 
to consider in determination of this application.


