PLANNING APPLICATION NUMBER: P17/0184
Type of approval sought

Outline Planning Permission

Ward

Upper Gornal and Woodsetton

Applicant

Real Homes One Limited

Location:

VACANT LAND SITE OF FORMER COMMERCIAL TIP, BOURNE
STREET, COSELEY
Proposal
OUTLINE APPLICATION FOR RESIDENTIAL DEVELOPMENT FOR
UP TO 100 DWELLINGS (ACCESS TO BE CONSIDERED)
Recommendation APPROVE SUBJECT TO CONDITIONS AND 106
Summary:

This application was deferred from consideration at the Development Control
Committee of 12th September 2017 to enable Committee Members to be briefed
about specific site ground investigation and contamination findings, with proposed
remediation and mitigation measures to enable future residential development.

SITE AND SURROUNDINGS

1.

The site comprises a former quarry and tip extending over approximately 2.8
hectares which was in-filled from the early 1950s until the mid 1980s, with the
finished levels reflecting those of adjoining rear gardens. The site is surrounded on
all sides by post-war semi-detached dwellings in Elmdale Road, Hockley Road,
Cedar Avenue and Bourne Street. The site is accessed off Bourne Street between
the existing dwellings. The access is enclosed by metal galvanised palisade fencing
with gates set back from the highway. The site also includes a secondary access off
Cedar Avenue (located between No. 1 Cedar Avenue and 28 Hockley Road).

2.

The site levels fall from north to south by approximately 8 metres and fall in level
from west to east by approximately 6 metres. The access into the site is initially
tarmac leading to grass/bare ground fringed with scrub. There are some young trees

adjoining the access to the site (sycamore, ash) and a pocket of mature trees (pine,
silver birch, sycamore, willow) located within the north-eastern part of the site.

3.

The site is located within a predominantly residential area characterised by post-war
semi-detached dwellings. Located immediately opposite the access to the site to the
west is Turls Hill, an area of natural green grazing land and Hurst Hill Wood. Turls
Hill is designated as Green Belt, an area of High Historic Landscape Value and a
Site of Local Importance for Nature Conservation.

PROPOSAL

4.

The proposal seeks outline planning permission for residential development for up to
100 dwellings with means of access to be considered.

5.

The proposed development would be served by two access points from Bourne
Street and Cedar Avenue. Bourne Street would form the main access into the site
achieving 2.4m x 43m visibility, would include speed reducing measures to the north
and south of the existing access into the site, the creation of a lay-by immediately
outside 17-18 Bourne Street and the provision of a visitor parking lay-by located
immediately adjoining the main access. The Bourne Street access would measure
5.5m in width with footways to either side. The Cedar Road access would comprise
2.4m x 33m visibility towards Hockley Road and 2.4m x 43m visibility east; the
access would be 5.5m wide with a 2m footway to one side with a service strip the
other.

6.

In order to overcome one of the previous reasons for refusal indicated at paragraph
9 in the planning history of this report, a scheme of intrusive site investigation for
contamination with detailed proposals for remediation and mitigation of risk to enable
future residential development has been undertaken.

7.

The application is supported by:
•

Planning Statement

•

Design and Access Statement

•

Statement of Community Involvement

•

Phase 1 Desk Study (Contaminated Land)

•

Phase 2 Ground Investigation Study

•

Remediation Philosophy

•

Mining and Mineshaft Risk Assessment

•

Preliminary Ecological Assessment

•

Preliminary Bat Roost Assessment

•

Bat Activity Survey

•

Badger Survey

•

Flood Risk Assessment

•

Drainage Strategy

•

Viability Report

•

Illustrative Layout
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8.

The 2004 planning application was refused on the basis that the development
constituted development requiring the submission of an Environmental Impact
Assessment and in the absence of one being submitted the application was refused.

9.

The 2010 planning application for the redevelopment of the site was refused on the
basis that:

“The development proposed would be detrimental to the amenities of adjoining and
local residents by reason of their perception of the adverse effects associated with
the remediation of the land. As such, it would be contrary to saved policy DD4 of
the adopted Dudley Unitary Development Plan 2005.

The lack of a completed undertaking to provide 25% affordable housing, and to
make off site contributions towards Transport Improvements, POS construction and
establishment, libraries, public realm, nature conservation compensation works, the
provision of a management and monitoring fee would result in an unacceptable
impact upon local infrastructure with no compensation or enhancement to mitigate
against the impacts of the scheme thereby resulting in harm to the wider community
thereby being contrary to Policy DEL1 (Infrastructure Provision) of the Adopted JCS
(2011) and Supplementary Planning Document – Planning Obligations (March
2009).”

PUBLIC CONSULTATION

10.

33 letters of objection have been received, along with a petition signed by 527
residents, following consultation with 95 adjoining neighbours, the posting of a site
notice and the publication of an advert within a local newspaper. Main issues raised
are:
•

The site is unsuitable due to contaminated land and mineshafts.

•

Increase in traffic resulting on congestion at junctions and rat-running with
increased risk of accidents, notwithstanding traffic calming proposals.

•

Lack of capacity at medical centre to accommodate additional patients.

•

Local primary schools do not have sufficient capacity to accommodate the new
development (The Bramford Infant School).

•

11.

Lack of detailed environmental management plans for the site and surroundings.

Two ward councillors have written on behalf of local residents and have raised the
following concerns with respect to the proposed development:
•

Increased traffic and congestion on local roads.

•

Concerns around the proposed access to the site.

•

Impact on residential amenity of those residents living immediately around the
site.

•

Concerns around the high levels of contamination given this is a former tip and
the potential for this to impact on the health of local residents.

•

Concerns around the amount of mine shafts on the site and the potential for
these to be disturbed.

•

Problems that residents have had around the site with water drainage and the
potential for these to be made worse by this development and for their gardens
to become contaminated.

12.

•

Increased impact on local services, doctors’ surgery, schools and amenities.

•

Impact on wildlife on the site as this an identified area for wildlife.

The applicant’s consultant responded to the points raised on the 13th June 2017 as
follows:

“Highways, Traffic and Access - Agreement has been reached with the Highway
Authority in terms of the proposed access along with speed reducing measures
along Bourne Street.

Residential Amenity - The amenity of all residents living in close proximity to the site
will be protected. The eventual layout will be subject to the assessment of a
reserved matters application, which will comply with the Council’s minimum
separation distances and standards relating to layout and design.

Ground Conditions and Mineshafts - Concerns about the levels of contamination will
be resolved by remediating the site; making it safe and clean for the proposed
building works to commence.

A Remediation Philosophy has been submitted with the Planning Application which
sets out how this will be achieved in the least intrusive manner and with strict
controls where there is any unavoidable disturbance of the tip content to accord with
Environment Agency guidelines and recommended conditions.

A Mining and Mineshaft Risk Assessment accompanied the planning application
submission and considers ground conditions and coal mining related issues. The
report has been assessed by the Coal Authority who raise no objection to the
development proposals. The Coal Authority consider that the content and
conclusions of the Mining and Mineshaft Risk Assessment Report are sufficient for
the purposes of the planning system and meet the requirements of the NPPF in
demonstrating that the application site, is, or can be made, safe and stable for the
proposed development.

Flood Risk and Drainage – Reported problems of water draining off the site and
potential contamination of neighbouring gardens will be managed by an appropriate
drainage system designed to collect surface water indicated by the submitted Flood
Risk Assessment. Additionally, all rainfall from roofs, hard surfaces and foul effluent
from the new homes will be connected to the local drainage networks in accordance
with the Environment Agency’s requirements.

Due to the known contamination there will be no soak-away devices in any private
garden areas or landscaped areas but there will be water collection structures
leading to underground attenuation tanks providing detention of storm water to allow
sedimentation to occur and then to a hydrodynamic separator to remove sediment,
floatables and any associated pollutants prior to connection to the existing Swan
Brook culvert. This will comply with Environment Agency requirements for all
surface water to remain on site such that there is no generation of off-site overland
flood flows from the post development site.

Infrastructure and Financial Contributions – The matter raised about impact on the
doctor’s surgery is not a matter presently included in the Council’s Section 106
Policies. However, the potential impact on school needs will be appraised through
the Council’s Section 106 process and such needs will be weighed against the
costs of achieving the Council’s policy intent of delivering housing on the site and
making a known contaminated and potentially dangerous site safe and clean for the
immediate neighbours and other nearby constituents.

Ecology – The site was cleared in order for ground investigation works to take place
on site and throughout this process an ecologist was instructed to monitor the site
pre and post site clearance....”

OTHER CONSULTATION

13.

Head of Planning and Development (Highway Engineer): No objections subject to
conditions following submission of revised plans.

14.

Head of Planning and Development (Land Contamination Team): No objections
subject to conditions.

15.

Head of Environmental Health and Trading Standards: No objections with respect to
air quality, subject to conditions.

16.

Environment Agency: No objections subject to conditions.

17.

The Coal Authority: No objections subject to conditions.

18.

Lead Local Flood Authority: No objections following consideration of FRA and site
specific drainage strategy.

19.

West Midlands Police: No adverse comments.

20.

Natural England: No objection relative to Section 4 of the Countryside and Rights of
Way (CROW) Act which should not have any weight in the planning process or
interfere with the ability to develop the land.

21.

Public Health England. No comments received.

RELEVANT PLANNING POLICY

22.

National Planning Guidance
National Planning Policy Framework (2012)
Technical Guidance to the National Planning Policy Framework (2012)
Planning Practice Guidance (2014)
Community Infrastructure Levy Regulations (as amended) (2014)

23.

Black Country Core Strategy (2011)
CSP2 Development outside the Growth Network
CSP3 Environmental Infrastructure
CSP4 Place Making
DEL1 Infrastructure Provision
HOU1 Delivering Sustainable Housing Growth
HOU2 Housing Density, Type and Accessibility
HOU3 Delivering Affordable Housing
TRAN2 Managing Transport Impacts of New Development
ENV 1 Nature Conservation

ENV 5 Flood Risk, Sustainable Drainage Systems and Urban Heat Island
ENV 7 Renewable Energy
ENV 8 Air Quality

24.

Dudley Borough Development Strategy (2017)
S1 Presumption in favour of Sustainable Development
S3 Renewable Energy
S4 Flood Risk
S5 Minimising Flood Risk and Sustainable Drainage Systems (SuDS)
S6 Urban Design
S7 Landscape Design
S17 Access & Impact of Development on the Transport Network
S21 Nature Conservation Enhancement, Mitigation and Compensation
S22 Mature Trees, Woodland and Ancient Woodland
L1 Housing Development, extensions and alterations to existing Dwellings
L3 Provision of Affordable Housing in New Developments
D3 Contaminated Land
D4 Unstable Land

25.

Supplementary Planning Guidance/Documents
CIL Charging Schedule (2015) (updated 2017)

ASSESSMENT

26.

The main issues are
•

Environmental Impact Assessment

•

Principle/Policy

•

Open Access Land Designation

•

Highway Impact and Access

•

Contaminated Land

•

Nature Conservation and Trees

•

Unstable Land

•

Flood Risk and Drainage

•

Planning Obligations

•

Financial Material Considerations

•

Other Issues

Environmental Impact Assessment

27.

The environmental impacts of the previous application were assessed by an
Environmental Impact Assessment (EIA). At this time, the threshold for triggering
EIA is now lower than it was previously.

28.

The Town and Country Planning (Environmental Impact Assessment) (England)
Regulations were amended in 2017. The application site measures 2.8 hectares with
the proposed development seeking the erection of up to 100 dwellings. The
thresholds for considering whether a scheme should be screened in terms of its
potential environmental impact is set out a Schedule 2, 10 (b) of the Regulations that
relates to urban development projects. This threshold states that the following
thresholds and criteria apply:

“(i) The development includes more than 1 hectare of urban development which is
not dwellinghouse development; or
(ii) the development includes more than 150 dwellings; or
(iii) the overall area of the development exceeds 5 hectares.”

29.

The proposed development does not fall within the threshold/criteria for an urban
development project as set out by Schedule 2, 10 (b) of The Town and Country
Planning (Environmental Impact Assessment) (England) Regulations 2017 and as
such cannot be considered against this legislation. However, the planning
application has been submitted with a large suite of technical reports that has
enabled the Local Planning Authority to consider the environmental impacts of the
proposed development and mitigation that is required.

Principle/Policy

30.

The planning system is underpinned by the NPPF, which maintains a presumption in
favour of development to deliver 12 core planning principles. This includes ensuring
that planning is plan-led and that Local Planning Authorities proactively drive and
support sustainable economic development to deliver the homes, business and
industrial units, infrastructure and thriving local places that the country needs.

31.

The Council Plan sets out the key priorities for the Local Authority in terms of the
services that it provides. The current plan covers the period 2016-2019 and seeks to
put measures in place to grow the economy and create jobs, create a cleaner and
greener place to live and deliver stronger and safer communities. At the cornerstone
of achieving these strategic objectives is the need to build more homes Borough
Wide.

32.

The applicant has received a grant through the Black Country Growth Deal to
complete and undertake desk and intrusive ground studies and for the development
of a planning application submission. The Black Country LEP was successful in
securing significant sums of money from Central Government’s Local Growth Fund
to support economic growth in the Black Country up to 2021. The provision of 1400
new homes by 2021 forms part of the Growth Deal.

33.

The planning system, underpinned by the NPPF, seeks to boost significantly the
supply of housing where there is a presumption in favour of sustainable
development. The Council, due to the under delivery of housing provision, now has
to demonstrate more than a 5 year supply of housing. The latest Annual Monitoring
Report demonstrates a 6.01 years of supply illustrating an adequate supply to meet
its housing requirements over the next 5 years with an additional buffer (20%) for
under delivery.

34.

The site is designated for housing (HO.17) within the adopted Dudley Borough
Development Strategy (2017). Policy HOU1 of the BCCS seeks to ensure the
delivery of 63,000 houses. 2,556 houses of the overall total will be delivered outside

of the designated Growth Network. The application site lies outside of the Growth
Network.

35.

The site forms part of the Strategic Housing Land Availability Assessment (SHLAA)
(2015/16). The site is therefore considered as being available, suitable and
achievable for residential development. The fact that the site forms part of the
SHLAA and is designated for housing development within the Dudley Borough
Development Strategy means that it forms part of the Council’s five year land supply.

36.

The Council has failed to meet its housing delivery targets from 2006 and needs to
increase delivery for the remainder of the plan period up to 2026 to provide a
sufficient number of homes to meet need. The site is suitable for housing, as
demonstrated by its inclusion within the SHLAA and is a designated site for housing
within the Dudley Borough Development Strategy. The redevelopment of the site
would make a valued contribution towards meeting the Borough’s required housing
supply and would support the delivery of the wider Black Country Growth Deal that
seeks to deliver 1400 homes by 2021. The proposed development would therefore
be in full accordance with the aspirations of the NPPF, the Council Plan and Local
Plan to build more homes to help build a stronger sustainable economy being in
accordance with Policies CSP2 and HOU1 of the BCCS.

Open Access Land designation

37.

Some years ago and unbeknown to the applicants, the site was designated as Open
Access Land under Section 4 of the Countryside and Rights of Way (CROW) Act
1981. It is one of only two such areas in the Borough, the other being the open land
around Netherton Church. Natural England (NE) is a statutory consultee in respect
of such designated areas.

38.

Initially, NE objected to the 2010 application proposals on three grounds: loss of
habitat, loss of designated Open Access Land and adverse effect upon badgers,
bats and breeding birds. They also stated that local people should be able to access
the land for recreation and that the Council should have policies promoting this.

39.

When informed that public access was prohibited and that remediation of the site to
facilitate access would necessarily involve removal of all the existing vegetation
(upon which the Access Land designation relied) and that there were no public rights
of way across the site or adjacent to its boundaries NE withdrew its objection to the
application. Natural England have again been consulted on this application and
advise that the designation under Section 4 of the CROW should not have any
weight in the planning process or interfere with the ability to develop the land.

Highway Impact and Access

40.

The site would be served by two access points off Bourne Street and Cedar Avenue.
The two accesses would deliver suitable visibility reflecting the speed of vehicles
using the highway. The Bourne Street access would have a 5.5m wide carriageway
with footways located either side as well as providing improvements to the existing
highway at Bourne Street. The scheme would provide highway infrastructure
improvements to Bourne Street in the form of traffic calming, prohibition of waiting,
provision of a lay-by to provide space for on-street parking outside of the visibility
splay (No. 17-18 Bourne Street) and provision of a visitor parking lay-by close to the
site access. The Cedar Avenue access would be formed by a 5.5m carriageway
width with a 1m service strip and 2m footway. Given that this is a secondary access,
such arrangements are acceptable.

41.

The development is estimated to generate 58 two way trips in the am peak and 60
two way trips in the pm peak. This equates to a 17% traffic increase in Bourne Street
in the am peak which will be noticeable. The pm peak would result in a 10% increase
in traffic which would be within the normal daily variance.

42.

The Transport Assessment confirms that traffic queues to Brook Street will increase
in the am peak from 14 vehicles to 20 vehicles as a result of the development and in
the pm peak from 20 to 25 vehicles.

43.

Bourne Street is designed as the principle access into the site and will accommodate
the majority of traffic movements. The provision of the secondary access from Cedar
Avenue will provide a useful access to relieve the traffic onto Bourne Street; provides
an emergency access and removes the need for large turning heads within the
development. Traffic generation that could occur onto Cedar Avenue is likely to
equate to 20 two way vehicle movements in the two busiest hours of the day, i.e.
one vehicle every 3 minutes. This would not have a detrimental effect on the
operation of the highway in Cedar Avenue.

44.

Beyond Brook Street and the development, the effects of traffic will not be significant
with a total of some 20 vehicle movements in both the am and pm peaks at
Birmingham New Road and Sedgley Road which is not considered to have a
detrimental impact on the network.

45.

The site is sustainable, being within walking distance of a range of local services and
facilities including primary (Bramford) and secondary schools, doctors (Woodsetton
Medical Centre and Pharmacy, local shops and open space and parks (Turls Hill and
Silver Jubilee Park). The site is served by good bus services and within walking
distance of a bus stop (service 82) and is located 1500m from Coseley railway
station.

46.

In summary, the highway safety and transport impacts of the proposed development
would be neither significant or severe. The scheme would provide a safe and
suitable access which has passed a safety audit, with proposed highway
improvements to Bourne Street that would result in the creation of a sustainable form
of development, with easy access to local services and facilities. The proposed
development would therefore be in accordance with the NPPF, thereby being in
accordance Policy TRAN2 of the BCCS and Policy S17 of the Dudley Borough
Development Strategy.

Nature Conservation and Trees

47.

The site is designated as a Site of Local Importance for Nature Conservation
(SLINC) as well as being a designated site for housing development. The application
has been supported with a preliminary ecological assessment, a preliminary ground
level bat roost assessment of trees, a bat activity survey and a badger survey.

48.

This survey work was carried out to inform whether it would be possible for the
applicant to clear the site in order to undertake intrusive works to determine ground
conditions to inform the outline planning application submission, so that a proposed
remediation strategy could be submitted as part of the planning application.

49.

The site provided limited foraging areas and commuting corridors for bats and none
of the trees contained a bat roost. The trees on the site due to their young age;
would have low suitability to support roosting bats. The clearance of the scrub and
trees on the site did not, therefore, have an adverse impact upon bats.

50.

The site comprises one active Badger sett. Badgers do forage within the site,
adjacent gardens and appear to cross Bourne Street to enter the adjacent green
space of Turls Hill. The site clearance works were carried out in accordance with a
Badger protection strategy. This ensured compliance with legislation to ensure that
the sett was not disturbed. The applicant will need to obtain a licence from Natural
England following the issuing of a decision on this planning application for the
closure of the existing sett and the construction of a new artificial sett within an
appropriate location. As works would be to develop an allocated housing site in
accordance with the development plan, such works would be in the public interest
and therefore likely to be acceptable in principle. It is likely that such works would be
off-site, however the applicant would need to demonstrate to Natural England that
the favourable conservation status of the Badger population would be maintained.

51.

The applicant has a tree felling licence from the Forestry Commission to fell the trees
on the site up to 2020. The felling licence in force on the site would override any
existing or future Tree Preservation Orders on the site with the Local Planning

Authority having no powers to prevent the felling of the trees until such a time as the
felling licence expires. In addition, it should be noted that the Council’s Tree Officer
does not consider that the remaining trees on the site are of sufficient quality in
terms of visual amenity. In view of this, the loss of trees on the site is supported
subject to the reserved matters application providing replacements.

52.

The illustrative layout submitted with the planning application would deliver a large
area of on-site open space running through the middle of the site. This would
provide an opportunity for the retention of a green link, which would provide
replacement tree planting and the creation of new habitats through any subsequent
reserved matters application that would provide positive ecological enhancement.
This would provide a significant area of mitigation for the loss of the existing habitat
and trees.

53.

It also must be acknowledged that the only way in which an outline planning
application could be submitted that was able to propose a methodology for the
remediation of the site, thereby reducing uncertainty with respect to ground
conditions and risk in terms of contaminated and unstable land was through the
carrying out of intrusive works, forming part of a Phase 2 Site Investigation survey.
The Phase 2 survey, by its very nature had to result in the loss of the existing habitat
on the site, with the exception of the Badger sett.

54.

This site and situation is exceptional in terms of its ground conditions, with the
historic use raising concerns with respect to its potential risk to human health if left
untreated. The redevelopment of the site would provide an opportunity for the site to
be remediated and removing the current risk posed by its ground conditions. Whilst
the intrusive works, resulted in the loss of the habitat on the site, the planning
application submission now includes a clear strategy for ensuring that the land is
suitable for residential development and would no longer pose a risk in terms of
potential impacts to human health. The site would not be remediated without the site
being redeveloped for residential development. On balance, the loss of the habitat
would be offset through the remediation of the site making it suitable for residential

use thereby being in accordance with Policy ENV1 of the BCCS and Policies S21
and S22 of the Dudley Borough Development Strategy.

Contaminated Land and Gas

55.

The whole site is a former tip with tipping operations extending over thirty years,
ceasing in 1986. The site investigation works with respect to contaminated land have
demonstrated that the site can be safely redeveloped for residential development
subject to remediation. This includes:
•

Site remediation being progressed on the basis of ‘minimal disruption’ of the fill
material present beneath the site. This would involve up filling the site with a
clean imported cover material.

•

Scheme to be developed out in accordance with an agreed Materials
Management Plan (MMP).

•

Additional sampling to assess ground chemistry during construction to refine the
remediation strategy and MMP as required.

•

Include ground gas and groundwater quality monitoring, including Swan Brook
during any further intrusive groundworks.

•

Provision of a clean cover to gardens/soft landscaped areas of a minimum of
600mm thick.

•

Incorporation

of

ground

gas

precautionary

measures

in

the

sub-

structure/foundation design.

56.

Subject to the scheme being implemented in accordance with the above remediation
strategy, the proposed development would be in accordance with Policy D3 of the
Dudley Borough Development Strategy.

Unstable Land

57.

The intrusive works have confirmed the presence of the accumulation of made
ground across the site. The made ground would require the use of special
foundation designs in order for dwellings to be erected. The intrusive works have
confirmed that some parts of the site would not be suitable for development due to
made ground and high walls associated with former quarrying activities. This has
resulted in the production of a constraints drawing, which has informed the submitted
illustrative layout.

58.

The site comprises a significant number of mineshafts. The application has been
supported with the submission of a Mining and Mineshaft Risk Assessment Report,
which concludes that due to the age of those mineshafts within the former opencast
area, that having regard to the geological and mining structure of this part of the site
the likelihood of them adversely affecting the stability of the site is low. Mine shafts
falling outside of the opencast area will require a drilling and grouting exercise that
would need to be designed based upon the proposed layout at reserved matters
stage. Further site investigations would need be carried out prior to the
commencement of any development to ensure that stability was not an issue and to
ensure that the land is stabilised appropriately with respect to the mining legacy of
the site. The Coal Authority support the findings of the applicants coal mining risk
assessment and consider that it demonstrates that it would be appropriate to
approve development, subject to a condition requiring the completion of further
intrusive works and remediation prior to development proceeding any further. In light
of the above, the proposed development would be in accordance with Policy D4 of
the Dudley Borough Development Strategy.

Flood Risk and Drainage

59.

A Flood Risk Assessment has been submitted in support of the planning application.
The site is located in Flood Zone 1, with a low probability of flooding. There are no
historical records of flooding at the site from sewers, highway drainage, overland
flow or groundwater.

60.

Swan Brook lies to the west running through Turls Hill and is then culverted within
close proximity to the application site (Hockley Road). The potential impact of
flooding from the brook would be minimal and would be mitigated through
appropriate levels being agreed for the access road into the site. In addition, the
culvert mouth at Bourne Street has a grille installed to trap debris and to reduce the
potential blockage of the culvert. Internal floor levels will be raised by 150mm above
the general areas of car parking and proposed access roads to ensure that
proposed dwellings will not be susceptible to flooding with respect to surface water
drainage.

61.

A preliminary drainage design/strategy has been provided to demonstrate the
provision of a suitable surface water drainage scheme for the proposed
development. At this stage, this is based upon the illustrative layout and without
proposed levels having been agreed. Due to ground conditions, the drainage
scheme would comprise underground attenuation tanks and a downstream
hydrodynamic separator. The attenuation tanks will allow the retention of storm
water within the on-site drainage system thereby allowing sedimentation to occur.
This strategy would support an improvement to water quality whilst the
hydrodynamic separator would act to remove sediment and associated pollutants
from the storm water. The proposed strategy would minimise the impact of the
development on local watercourses, public sewers that drain the general area
around the development and would also ensure that there are no off site overland
flood flows generated by the proposed development.

62.

The proposed drainage strategy would ensure that there would be no residual flood
related risks that would remain after the development had been completed. The
housing would be located in Flood Zone 1 (low probability) which could be
constructed without putting existing properties, the new housing or its occupants at
risk from flooding.

63.

The proposed drainage strategy would ensure the provision of greenfield run-off
rates, with appropriate storage volumes, a 30% climate change allowance and a

10% urban creep allowance. The flood risk assessment and preliminary drainage
strategy would be acceptable and demonstrates compliance with Policy ENV5 of the
BCCS and Policies S4 and S5 of the Dudley Borough Development Strategy.

Planning Obligations

64.

Black Country Core Strategy (BCCS) Policy DEL1 ‘Infrastructure Provision’ sets out
the adopted policy framework for Planning Obligations within Dudley and the
Planning Obligations SPD provides further detail on the implementation of this
policy; these policy documents were prepared in accordance with national legislation
and guidance on planning obligations.

65.

Policy DEL1 requires all new developments to be supported by sufficient on and offsite infrastructure to serve the development, mitigate its impact on the environment,
and ensure that the development is sustainable and contributes to the proper
planning of the wider area.

66.

In determining the required planning obligations on this specific application the
following three tests as set out in the Community Infrastructure Levy (CIL)
Regulations, in particular Regulation 122, have been applied to ensure that the
application is treated on its own merits:

a) necessary to make the development acceptable in planning terms;
b) directly related to the development;
c) fairly and reasonably related in scale and kind to the development.

67.

Following consideration of the above tests and in accordance with the requirements
of the adopted Planning Obligations SPD, the following planning obligations are
required for this application:

Off-Site Provision (to be secured by S106 Agreement) –

•

Affordable Housing (25%) made up of a mix of 3 – 4 x 4beds (E), 4 x 3 beds (C)
with the remainder 7/8 x 2 beds – preferring them to be houses for rent and
based on the illustrative layout submitted in support of the outline planning
application.

•

Education contribution of £203,280 based on illustrative masterplan (Drawing
No: SK-1 Rev B)

On-Site Provision (to be secured by condition)
•

Nature conservation enhancements

•

Transport Infrastructure Improvements (speed reducing measures to Bourne
Street)

•

Air Quality Enhancement – provision of electric vehicle charging points for each
dwelling and installation of gas boilers that meet a dry NOx emission
concentration rate of <40mg/kWh.

68.

It is considered that these contributions meet the necessary tests as stated above in
that they contribute to the delivery of a sustainable development, are being provided
directly on the development site itself and are deemed to be in scale and kind to the
proposed development.

69.

This development complies with the requirements of BCCS Policy DEL1 and the
Planning Obligations SPD.

70.

The applicant has agreed to the payment of these onsite/offsite planning obligations
at the date of agenda preparation, however it is likely that these requirements will be
the subject of further viability testing at reserved matters stage when more fixed
costs and revenues can be assessed.

Financial Material Considerations

71.

Section (124) of the Localism Act states that: Local planning authorities are to have
regard to material considerations in dealing with applications including any local
finance considerations, so far as material to the application. A ‘local finance
consideration’ may be taken to cover the payment of New Homes Bonus, or sums
that a relevant authority has received, or will or could receive, in payment of the
Community Infrastructure Levy (CIL).

72.

The section does not change the law in any way. It is not a new basis for planning
policy and it remains unlawful for planning permissions to be ‘bought’.

73.

This proposal would provide up to 100 houses generating a New Homes Bonus
grant of 100 times the national average council tax for the relevant bands.

74.

The proposal is liable for CIL but the site falls within Zone 1 which has a £0 rate thus
no CIL charge is required

75.

Whilst these are significant sum(s) of money the planning merits of the proposal are
acceptable in any event and therefore this is not accorded significant weight.

CONCLUSION

76.

The Council has failed to meet its housing delivery targets from 2006 and needs to
increase delivery for the remainder of the plan period up to 2026 to provide a
sufficient number of homes to meet need. The site is suitable for housing, as
demonstrated by its inclusion within the SHLAA and is a designated site for housing
within the Dudley Borough Development Strategy. The redevelopment of the site
would make a valued contribution towards meeting the Borough’s required housing
supply and would support the delivery of the wider Black Country Growth Deal that
seeks to deliver 1400 homes by 2021. The proposed development would therefore
be in full accordance with the aspirations of the NPPF, the Council Plan and the
Local Plan to build more homes to help build a stronger sustainable economy.

77.

Highway safety issues will be mitigated and any transport impacts of the proposed
development would be neither significant or severe. The scheme would provide a
safe and suitable access, including improvements to Bourne Street that would result
in the creation of a sustainable form of development with easy access to local
services and facilities.

78.

The site is exceptional in terms of its ground conditions with the historic landfill use
raising concerns with respect to its current potential risk to human health left
untreated. The redevelopment of the site would provide an opportunity for it to be
remediated thereby removing the current risk posed by its ground conditions upon
the occupiers of dwellings that immediately adjoin the site. Whilst the intrusive
works, resulted in the loss of the habitat on the site, the planning application
submission now includes a clear strategy for ensuring that the land is suitable for
residential development and no longer poses an existing risk in terms of potential
impacts to human health. Such risk would not be mitigated without the site being
redeveloped for residential development. The loss of the habitat on the site would be
offset through the remediation of the site making it suitable for residential use and
through the provision of a substantial area of open land within the development that
would be suitable for nature conservation enhancement and habitat creation.

79.

The site investigation works with respect to contaminated land have demonstrated
that the site can be safely redeveloped for residential development subject to
remediation. The Coal Authority supports the findings of the applicants’ coal mining
risk assessment and considers that it demonstrates that it would be appropriate to
approve development on the site without resulting in land instability.

80.

The proposed drainage strategy would ensure that there would be no residual flood
related risks that would remain after the development has been completed. The
housing would be located in Flood Zone 1 (low probability) that could be
constructed without putting existing properties, the new housing or its occupants at
risk from flooding. The proposed drainage strategy would ensure the provision of
greenfield run-off rates, with appropriate storage volumes, a 30% climate change

allowance and a 10% urban creep allowance. The flood risk assessment and
preliminary drainage strategy would be acceptable.
81.

In summary, this application would result in the redevelopment of a contaminated
site with its remediation resulting in the removal of potential adverse impacts to
human health. The scheme would result in the development of an allocated housing
site, positively contributing towards the regeneration of the Borough, the delivery of
much needed housing, Council tax and New Homes Bonus. The technical reports
submitted in support of the application demonstrate that the site can be redeveloped
for housing, subject to any reserved matters application complying with the
recommendations of these reports and proposing a layout that would be in
accordance with the parameters for development shown on the submitted
illustrative masterplan.

RECOMMENDATION

82.

It is recommended that the application be APPROVED subject to:

a) The applicant entering into a Section 106 Agreement for the provision of 25%
affordable housing made up of a mix of 3 – 4 x 4beds (E), 4 x 3 beds (C) with the
remainder 7/8 x 2 beds and a contribution of a contribution of £203,280 towards
education. These sums are based on the submitted illustrative layout and may
need to be revised following the submission of a reserved matters application.

b) The completion of the Agreement by 12 December 2017 and, in the event of this
not happening, the application being refused if appropriate.

c) The following conditions, with delegated powers to Strategic Director of Place to
make amendments to these as necessary.

Conditions and/or reasons:
1. Application for approval of the reserved matters shall be made to the Local
Planning Authority before the expiration of three years from the date of this
permission. The development hereby permitted shall be begun before the
expiration of two years from the date of approval of the last of the reserved
matters to be approved.
REASON: Pursuant to the requirements of Section 92 of the Town & Country
Planning Act 1990, as amended by Section 51 of the Planning and Compulsory
Purchase Act 2004.
2. Approval of the details of appearance, layout, scale and landscaping of the site
(hereinafter called 'the reserved matters') shall be obtained from the Local
Planning Authority before any development is begun.
REASON: The application is an outline application under the provisions of Article
1(2) of the Town and Country Planning General Development (Procedure) Order
1995 and no particulars have been submitted with respect to the matters
reserved in this permission.
3. The reserved matters proposals for this site shall be in general accordance with
the Design and Access Statement prepared by HOW Planning LLP and
Illustrative Masterplan/Constraints Plan prepared by mck associates limited
(Drawing No: MP01 Rev E) and submitted in support of this outline application.
REASON: To ensure that the reserved matters relate to the principles
established in the design and access statement upon which the grant of outline
planning permission was based, in accordance with Section 62 of the Town and
Country Planning Act 1990 (as amended).
4. Prior to the commencement of development approved by this planning
permission (or such other date or stage in development as may be agreed in
writing with the Local Planning Authority), the following components of a scheme
to deal with the risks associated with contamination of the site shall each be
submitted to and approved, in writing, by the Local Planning Authority, a
preliminary risk assessment which has identified:
• all previous uses
• potential contaminants associated with those uses
• a conceptual model of the site indicating sources, pathways and receptors
• potentially unacceptable risks arising from contamination at the site.
REASON: To prevent the pollution of Controlled Waters, notably the underlying
Secondary A groundwater aquifer and the Swan Brook.
5. A site investigation scheme, based on condition 4 to provide information for a
detailed assessment of the risk to all receptors that may be affected, including
those off site.
REASON: To prevent the pollution of Controlled Waters, notably the underlying
Secondary A groundwater aquifer and the Swan Brook.
6. The site investigation results and the detailed risk assessment based on
condition 5 and, based on these, an options appraisal and remediation strategy
giving full details of the remediation measures required and how they are to be
undertaken.
REASON: To prevent the pollution of Controlled Waters, notably the underlying
Secondary A groundwater aquifer and the Swan Brook.

7. A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in condition 6 are complete and identifying
any requirements for longer-term monitoring of pollutant linkages, maintenance
and arrangements for contingency action.
REASON: To prevent the pollution of Controlled Waters, notably the underlying
Secondary A groundwater aquifer and the Swan Brook.
8. Prior to commencement of development, a verification report demonstrating
completion of the works set out in the approved remediation strategy and the
effectiveness of the remediation shall be submitted to and approved, in writing,
by the Local Planning Authority. The report shall include results of sampling and
monitoring carried out in accordance with the approved verification plan to
demonstrate that the site remediation criteria have been met.
REASON: To ensure that any remedial works where required are completed to a
satisfactory standard.
9. No infiltration of surface water drainage into the ground is permitted other than
with the express written consent of the Local Planning Authority, which may be
given for those parts of the site where it has been demonstrated that there is no
resultant unacceptable risk to controlled waters.
REASON: To ensure the protection of Controlled Waters.
10. Prior to the submission of a reserved matters application, a scheme of intrusive
site investigations for the mine entries and high walls and for the shallow coal
workings shall be submitted to and approved in writing by the Local Planning
Authority. Following approval of these schemes by the Local Planning Authority,
the intrusive site investigations shall be carried out prior to the commencement
of any development. Prior to the commencement of development, a report shall
be submitted for approval by the Local Planning Authority of the findings arising
from both of the intrusive site investigations referred to above, including the
results of any gas monitoring undertaken, a layout plan which identifies the
opencast high wall and appropriate zones of influence for the recorded mine
entries on site, and the definition of suitable 'no-build' zones. Prior to the
commencement of development, a scheme of treatment for the recorded mine
entries and remedial works for the shallow coal workings shall be submitted to
and approved in writing by the Local Planning Authority. Following approval of
the remedial works, these works shall be implemented in accordance with the
approved details and retained for the lifetime of the development.
REASON: To ensure that the proposed development does not result in the
creation of unstable land in accordance with Policy D4 of the Borough
Development Strategy (2017).
11. No above ground development shall commence until details of the electric
vehicle charging points, to be provided for the dwellings in accordance with the
Council's standard (Parking Standards SPD), has been submitted to and
approved in writing by the local planning authority. Prior to first occupation the
electric vehicle charging points shall be provided in accordance with the
approved details and shall be maintained for the life of the development.
REASON: In the interests of creating a sustainable form of development and to
encourage the use of ultra low emission vehicles in accordance with Policies
ENV8 (Air Quality) and DEL1 (Infrastructure Provision) of the Black Country
Core Strategy.

12. In order to minimise the impact of the development on local air quality, any gas
boilers provided within dwellings must meet a dry NOx emission concentration
rate of <40mg/kWh. The specification of the gas boiler(s) shall be submitted to
and approved in writing by the Local Planning Authority before they are fitted
and the approved specification shall be implemented prior to the first occupation
of the development and shall be maintained for the lifetime of the development.
REASON: In order to improve air quality across the Borough in accordance with
Policy ENV8 of the Black Country Core Strategy (2011).
13. No development shall commence (excluding demolition, site clearance and initial
ground investigation works) until details of the access roads into the site based
on Drawing No. P715/101D and P715/104 together with parking and turning
area(s) [including details of lines, widths, levels, gradients, cross sections,
drainage and lighting] have been submitted to and approved in writing by the
Local Planning Authority. The development shall not be occupied until the
access(es) into the site, together with parking and turning area(s) within the site
have been laid out in accordance with the approved details. These area(s) shall
thereafter be retained and not be used for any other purpose for the life of the
development.
REASON: In the interests of highway safety and to comply with Borough
Development Strategy 2017 Policy S6 Urban Design, Policy L1 Housing
Development, extensions and alterations to existing dwellings Policy D2
Incompatible Land Uses (in part) and policies CSP5, DEL1, TRAN2, CEN8 and
TRAN5.
14. No part of the development shall be occupied until visibility splays to both new
accesses have been provided at the junctions between the proposed means of
accesses and the highway with an 'x' set back distance of 2.4 metres and a 'y'
distance of 43 metres. No structure or vegetation exceeding 600mm in height
above the adjoining highway shall be placed or allowed to grow within the
visibility splay for the life of the development unless otherwise agreed in writing
by the Local Planning Authority.
REASON: In the interests of highway safety and to comply with Borough
Development Strategy 2017 Policy S6 Urban Design, Policy L1 Housing
Development, extensions and alterations to existing dwellings Policy D2
Incompatible Land Uses (in part) and policies CSP5, DEL1, TRAN2, CEN8 and
TRAN5.
15. No development shall be commenced (excluding demolition, site clearance and
initial ground investigation works) until details of the proposed highway retaining
structures, including sections and calculations to prove the structure is capable
of supporting likely future loadings have been submitted to and approved in
writing by the Local Planning Authority. No part of the development shall
thereafter be occupied until the retaining structure has been provided in
accordance with the approved details.
REASON: In the interests of highway safety and to comply with Borough
Development Strategy 2017 Policy S6 Urban Design, Policy L1 Housing
Development, extensions and alterations to existing dwellings Policy D2
Incompatible Land Uses (in part) and policies CSP5, DEL1, TRAN2, CEN8 and
TRAN5.

16. The development shall not be occupied until a Travel Plan has been submitted
to and approved in writing by the local planning authority, including details of a
Travel Plan Co-ordinator, public transport, walking and cycling initiatives,
Publicity and Marketing, Set targets and monitoring and to join a Travel Wise
scheme in Dudley together with a timetable for the implementation of each such
element. The Travel Plan shall be implemented in accordance with the details
approved by the local planning authority and remain operational for the life of the
development.
REASON: In the interests of highway safety and to comply with Borough
Development Strategy 2017 Policy S6 Urban Design, Policy L1 Housing
Development, extensions and alterations to existing dwellings Policy D2
Incompatible Land Uses (in part) and policies CSP5, DEL1, TRAN2, CEN8 and
TRAN5.
17. No development shall commence (excluding demolition, site clearance and initial
ground works) until details of the Highways Works as indicated on drawing
P715/107 & P715/101D, including the Traffic Regulation Order Prohibition of
Waiting, traffic calming measures and the parking lay by on Bourne Street have
been submitted to and approved in writing by the Local Planning Authority. The
development shall not be occupied until the agreed Highway Works have been
completed in accordance with the approved details.
REASON: In the interests of highway safety and to comply with Borough
Development Strategy 2017 Policy S6 Urban Design, Policy L1 Housing
Development, extensions and alterations to existing dwellings Policy D2
Incompatible Land Uses (in part) and policies CSP5, DEL1, TRAN2, CEN8 and
TRAN5.
18. No development shall commence until a phasing plan and programme of
implementation of works (timing) in respect of the development has been
submitted to and agreed in writing by the Local Planning Authority. The
development shall be implemented in accordance with the phasing plan and
programme of implementation of works (timing) unless otherwise varied with the
written agreement of the Local Planning Authority.
REASON:To ensure that the risks associated with any contamination have been
reduced to acceptable levels and that the health and wellbeing of future
occupiers are protected and to ensure that the development complies with Policy
D3 of the Dudley Borough Development Strategy and NPPF.
19. No development shall commence until an assessment of the risks posed by any
contamination has been submitted to and approved in writing by the Local
Planning Authority. Such an assessment shall be carried out in accordance with
authoritative UK guidance.
REASON: These details are required prior to the commencement of
development to ensure that the risks associated with any contamination are
reduced to acceptable levels and that the health and wellbeing of future
occupiers are protected and to ensure that the development complies with
Borough Development Strategy 2017 Policy D3 Contaminated Land.
20. Where the approved risk assessment (required by condition 19 above) identifies
contamination posing unacceptable risks, no development shall commence until
a detailed remediation scheme to protect the development from the effects of
such contamination has been submitted to and approved in writing by the Local
Planning Authority. Following approval, such remediation scheme shall be

implemented on site in complete accordance with approved details unless
otherwise agreed in writing by the Local Planning Authority.
REASON: These details are required prior to the commencement of
development to ensure that the risks associated with any contamination are
reduced to acceptable levels and that the health and wellbeing of future
occupiers are protected and to ensure that the development complies with
Borough Development Strategy 2017 Policy D3 Contaminated Land.
21. Prior to the occupation of any phase of the development as approved by
Condition 18, the developer shall submit to the Local Planning Authority for
approval a validation, monitoring and sampling report to confirm that that
particular phase of the development has been built in accordance with the
approved remediation scheme as approved by condition 24.
REASON: To ensure that the risks associated with any contamination have been
reduced to acceptable levels and that the health and wellbeing of future
occupiers are protected and to ensure that the development complies with Policy
D3 of the Dudley Borough Development Strategy and NPPF.
22. No development shall commence until an assessment of the risks posed by any
ground gases or vapours has been submitted to and approved in writing by the
Local Planning Authority. Such an assessment shall be carried out in
accordance with authoritative UK guidance.
REASON: These details are required prior to the commencement of
development to ensure that the risks associated with any contamination are
reduced to acceptable levels and that the health and wellbeing of future
occupiers are protected and to ensure that the development complies with
Borough Development Strategy 2017 Policy D3 Contaminated Land.
23. Where the approved risk assessment (required by condition 22 above) identifies
ground gases or vapours posing unacceptable risks, no development shall
commence until a detailed remediation scheme to protect the development from
the effects of such ground gases or vapours has been submitted to and
approved in writing by the Local Planning Authority. Following approval, such
remediation scheme shall be implemented on site in complete accordance with
approved details unless otherwise agreed in writing by the Local Planning
Authority.
REASON: These details are required prior to the commencement of
development to ensure that the risks associated with any contamination are
reduced to acceptable levels and that the health and wellbeing of future
occupiers are protected and to ensure that the development complies with
Borough Development Strategy 2017 Policy D3 Contaminated Land.
24. Prior to the occupation of any phase of the development as approved by
Condition 18, the developer shall submit to the Local Planning Authority for
approval a validation, monitoring and sampling report to confirm that that
particular phase of the development has been built in accordance with the
approved remediation scheme as approved by condition 23.
REASON: To ensure that the risks associated with any ground gases or vapours
have been reduced to acceptable levels and that the health and wellbeing of
future occupiers are protected and to ensure that the development complies with
Policy D3 of the Dudley Borough Development Strategy and NPPF.
25. In the event that contamination is found at any time when carrying out the
approved development which was not previously identified, development shall

STOP on that part of the site affected by the unexpected contamination and it
must be immediately reported in writing to the Local Planning Authority. An
additional investigation and risk assessment must be undertaken and where
remediation is necessary, a remediation scheme must be prepared, which shall
be submitted to and approved in writing of the Local Planning Authority.
Following approval, such remediation scheme shall be implemented on site in
complete accordance with approved details unless otherwise agreed in writing
by the Local Planning Authority.
REASON: To ensure that the risks associated with any contamination are
reduced to acceptable levels and that the health and wellbeing of future
occupiers are protected and to ensure that the development complies with
Borough Development Strategy 2017 Policy D3 Contaminated Land and the
NPPF.
26. No development shall commence (excluding demolition, site clearance and initial
ground investigation works) until details of the implementation, maintenance and
management of the sustainable drainage scheme have been submitted to and
approved by the Local Planning Authority. The scheme shall be implemented
and thereafter managed and maintained in accordance with the approved
details.
Those details shall include:
•

A timetable for its implementation

• A management and maintenance plan for the lifetime of the development
which shall include the arrangements for adoption by any public body or
statutory undertaker, or any other arrangements to secure the operation of the
sustainable drainage scheme throughout its lifetime of the development.
None of the development shall be occupied until surface water drainage works
have been implemented in accordance with the approved details.
REASON: In the interests of sustainability, reducing flood risk and run off and to
comply with Adopted BCCS Policy ENV5 - Flood Risk, Sustainable Drainage
Systems and Urban Heat Island.
27. Prior to first occupation all redundant dropped kerbs should be replaced with
matching full height kerbs and the adjacent Highway made good.
REASON: In the interests of highway safety and to comply with Borough
Development Strategy 2017 Policy S6 Urban Design, Policy L1 Housing
Development, extensions and alterations to existing dwellings
Policy D2 Incompatible Land Uses (in part)
and policies CSP5, DEL1, TRAN2, CEN8 and TRAN5.
28. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order (England) 2015 (or any order revoking or reenacting that order with or without modification) no development referred to in
Schedule 2, Parts 1, 2 and 14 of that order shall be carried out without the
express grant of planning permission.
REASON: In the interests of the privacy and amenity of surrounding residents in
accordance with Borough Development Strategy 2017 Policy L1 Housing

Development, extensions and alterations to existing dwellings Policy D2
Incompatible Land Uses (in part).
29. Prior to the commencement of development, details shall be submitted to and
approved in writing by the Local Planning Authority of existing and proposed
levels across the whole of the site. The scheme shall be implemented in
accordance with the approved levels and retained for the lifetime of the
development:
REASON: In the interests of protecting the residential amenity of the occupiers
of nearby dwellings in terms of potential overlooking in accordance with Policy
L1 of the Dudley Borough Development Strategy (2017).
30. Prior to the commencement of development, details shall be submitted to and
approved in writing by the Local Planning Authority of the proposed boundary
treatments associated with the development across the whole of the site. The
scheme shall be implemented in accordance with the approved boundary
treatments and retained for the lifetime of the development:
REASON: In the interests of creating a well designed scheme in accordance
with Policy S6 of the Dudley Borough Development Strategy (2017).
31. Work shall not begin on the construction of the development until a method
statement for the control of dust and emissions arising from the construction of
the development has been submitted to and approved by the local planning
authority. All works which form part of the approved scheme shall be
implemented throughout the construction phase of the development.
REASON: To minimise the impacts to air quality associated with the
development and to protect the health and well being of residents in accordance
with BCCS Policy ENV8 - Air Quality.
32. Construction works shall not take place outside1800 hours to 0700 hours
Mondays to Fridays and 1700 hours to 0800 hours on Saturdays nor at any time
on Sundays or Public Holidays
REASON: To protect the amenities of nearby residents in accordance with
Borough Development Strategy 2017 Policy D5 Noise Pollution and Policy L1
Housing Development, extensions and alterations to existing dwellings
Policy D2 Incompatible Land Uses (in part).
33. The development hereby permitted shall be carried out in accordance with the
following approved plans: Bourne Street Proposed Access and Visibility Drawing
No. P715/101D, Proposed Traffic Calming Bourne Street Drawing No. P715/107
and Cedar Avenue Proposed Access and Visibility Drawing No. P715/104
prepared by Banners Gate and Below Ground Surface Water Drainage Layout
prepared by Integra Drawing No. 001 P1.
REASON: For the avoidance of doubt and in the interests of proper planning.
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