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DISCLAIMER

This document outlines Naas Town Council’s policy in relation to taking in charge of private housing developments up until now, and sets out clear and unambiguous new policies and procedures for both the staff of Naas Town Council, and any other relevant outside party to both follow and be aware of.

Naas Town Council wish to point out that much of the Technical Information contained in this document is a summary of the relevant standards and is for guidance purposes only.  In case of doubt; the Original Technical Documents referred to should at all times be consulted. Naas Town Council will not be held liable for any errors, omissions, or contradictions found in this document.

NOTES

This document has been produced by the Town Engineer’s Office of Naas Town Council following detailed research into current guidelines, legislation, and best practice in the area of development control and the taking charge of estates. The reader should note that such guidelines etc are constantly changing and this document should therefore be taken in the context that it was written.

No part of this work shall be reproduced or utilised in any form or by any means, electronic or mechanical, including photocopying, recording or by any information storage and retrieval system, without the prior written permission of the Town Clerk of Naas Town Council.

Particular thanks must be paid to Ms. Bernadette O’Shea, Graduate Planner for her in-depth research and commitment to the compilation of this report.
Colm Flynn

Town Engineer

Naas Town Council

1.0 INTRODUCTION
In February 2008, the Minister for the Environment, Heritage and Local Government issued new policy guidance to local authorities in relation to the taking in charge of residential estates.   All Planning Authorities are now required to develop or update, as appropriate, their policy on taking in charge by the end of June 2008 on the basis of the legislative framework, and wider housing and planning policy issued by the Minister. The Planning and Development Act 2000 and the Roads Act 1993 provide the legislative framework for the taking in charge of private housing estates. Together with other Department documents such as the Sustainable Residential Development Guidelines and the Recommendations for Site Development Works for Housing Areas (1998) - currently being updated to provide a more sustainable approach to site development works - they are designed to act as a blueprint for the future sustainable development of Irish Cities, Towns and Villages in the coming years.  

This document outlines Naas Town Council’s updated policy in this area. It provides best practice advice on the practical implementation of the taking in charge of estates in the Naas Town Council functional area. The document provides an overview of the legislation and lists the policy guidance pertaining to the taking in charge of estates. It also provides a comprehensive specification for all facilities that will be taken in charge and the maintenance services that are to be provided.  It is hoped that it will provide the foundation for a successful and proactive approach to the taking in charge of estates in the Naas Town Council functional area.

It is proposed that this new Policy Document will be referred to in future Town Development, Local Area, and Action Area Plans as setting out this Council’s policy and procedures for the taking in charge of private residential estates for the life of those plans.

2.0 LEGISLATIVE AND POLICY FRAMEWORK

2.1 
Planning and Development Act 2000

Section 180 of the Planning and Development Act 2000, requires Planning Authorities to commence taking in charge procedures in relation to residential developments, finished or unfinished, where certain conditions have been met. Section 34(4)(i) of the Act provides the legal basis for a Planning Authority to attach to a planning permission “conditions for the maintenance or management of the proposed development (including the establishment of a company or the appointment of a person or body of persons to carry out such maintenance or management)”.   

2.2
Planning and Development (Strategic Infrastructure) Act 2006

The 2006 Act gave greater powers to Local Authorities with regards to the treatment of ‘rogue’ developers in future planning applications.

2.3 
Roads Act 1993

Where a Planning Authority proposes to take an estate in charge, it must initiate the procedures under Section 11 of the Roads Act 1993.  This essentially requires the passing of a resolution by the Elected Members declaring the roads within the estate to be public roads.  When a road within a housing estate is declared a public road, the Planning Authority is deemed to take in charge open spaces, car parks, sewers, watermains and drains within the attendant grounds of the development.

2.4 
Policy Framework 

The Department’s February 2007 statement on Housing Policy “Delivering Homes, Sustaining Communities” sets out a number of actions focused on building sustainable communities. These include building on the current set of best practice guidance on urban planning, and developing new comprehensive planning guidelines on interrelated housing and planning matters to address emerging needs. The new guidelines include:

(a) Guidelines on Quality Housing for Sustainable Communities (March 2007); 

(b) Guidelines for Planning Authorities on Design Standards for New Apartments (September 2007); 

(c) Updated Residential Density Guidelines (Draft Guidelines on Sustainable Residential Development in Urban Areas currently available for public consultation); 

(d) Guidance in relation to a framework policy for the taking in charge of residential developments by planning authorities (February 2008);

(e) Guidance on accessibility of the built environment is mainly controlled by Part M of The Building Regulations (2000) guidance entitled Access for Disabled People published by the Stationary Office.  

3.0
PRE-CONSTRUCTION STAGE
3.1
Bonds/Security

It is the policy of Naas Town Council to condition permissions requiring the developer to lodge security with the Planning Authority by way of cash deposit/ bond of an Insurance Company or other surety to secure the provision and satisfactory completion of roads, footpaths, sewers, water mains, drains, public open spaces, public lighting and other services within the development.

It will be a requirement, where bonds/financial guarantees are provided, that such sureties extend to a period of at least five years following expiry of the permission.  Security will not be released until an application to take the estate in charge has been assessed and the Council is satisfied in all respects.  A copy of the current Development Bond schedule is shown in table 3.1 below.

Table 3.1

	Density of Houses
	Bond per house (€)

	Less than 3 houses per acre
	9,000

	Between 3 and 6 houses per acre
	6,000

	Between 6 and 10 houses per acre
	4,000

	10 or more houses per acre
	2,000


Where the management of a development is transferring to a Management Company on satisfactory completion (e.g. apartments), security will be released on certification by a suitably qualified person that the development has been completed in accordance with permission granted and that the Management Company has assumed responsibility for the day to day management of the development. The Bond will be kept in place until such time as when control of the Management Company has been transferred to the Residents. Such assurance shall be backed up by a signed petition from the majority of the Residents.

Where an application to take a development in charge has been assessed by the Council immediately following completion, and where the development has been completed satisfactorily, security will not be released for a minimum period of 12 months following substantial completion to allow for a defects liability period.

3.2
Formal Notification to Local Authority

Article 8 of the Building Control Regulations, 1997 requires that:

“A person who intends to carry out any works… shall give, to the building control authority in whose functional area the works or building are…notice in writing of such intention (in these Regulations referred to as a "commencement notice") not less than fourteen days and not more than twenty-eight days before the commencement of the works or the making of the material change of use”.

This currently is the only form of official notification from the developer to the Local Authority that a development is due to commence within its functional area. Unfortunately, the Building Control Authority for Naas is the County Council, therefore the Development Control department of Naas Town Council depend on the Building Control Department of Kildare County Council to send on a copy of the Commencement Notice, upon request, for our attention. Without this, Naas Town Council receives no formal notification of the commencement of a development in the Town bounds. Up until now; in the majority of cases; our Inspectors have to watch out for site development works to commence in order to set up such liaisons.

It is proposed that, following the adoption of this policy document that standard conditions will be included in all grants of planning permission for new developments, or material changes to existing developments within the Town Council area; requiring that developers send additional formal notification (shall be referred to from now on as “Development Notices”) directly to the Town Clerk of their intention to commence site development works. It is further proposed to require developers send in Development Notices no sooner than 14 days and no more than 28 days before the proposed commencement date.

On receipt of a valid Development Notice; the Development Control Department of Naas Town Council will open a file and write to the Developer setting out the Town Council’s requirements with regards to the following:

· Identifying the conditions of the planning permission where the developer is required to submit information for the approval of the Planning Authority prior to the commencement of site development works.

· Setting out the requirements of the Town Council regarding the inspections and material testing that have to be complied with.

· Opening up direct liaison arrangements between the Town Council’s Development Control Team and the developer’s site development Team.

· Advising the developer with regards to water services connection and road opening license applications etc.

3.3
Construction Standards & Specifications

The standards and specifications to be complied with in new residential developments undertaken in Naas Town are set out in Section 10 of the Naas Town Development Plan 2005-2011. Copies of this Plan are available for free download from the Naas Town Council Internet web page, or can be purchased by contacting the Town Clerk’s Office. It is strongly recommended that all developers familiarise themselves with this Plan and with Chapter 10 of the Plan in particular.

The main sections that developers are directed to note in relation to site development works are as follows:

a. Section 10.3.3
- Developers shall ensure that the sightlines at the entrance conform to Figure 7.

b. Section 10.3.10 – Developers shall ensure that all public car parking provisions are marked out as per the requirements of this section and as per the requirements set out in “Guidelines and Tender Documentation for Road Marking Materials” (Issued by the DoELG in July 2000) and as per EN 1436:1997 Code of Practice.

c. Section 10.3.11 – Developers shall ensure that all cycle-parking facilities are installed on durable surfacing and located in areas which will not be prone to anti-social activity and vandalism.

d. Section 10.4.1 – Developers shall ensure that communal refuse facilities are located on durable surfacing and located in areas which will not be prone to anti-social activity and vandalism.

e. Section 10.4.9 – Developers shall familiarise themselves with the Council’s requirements with regards to boundary walls and screen walls.

f. Section 10.4.11 – Developers shall familiarise themselves with the following requirements in this area:

· Traffic Calming – Traffic calming shall be laid out as per the “Traffic Management Guidelines (2003)”. Detailed design of the traffic calming proposals shall be agreed with the Town Council as early as possible in the development works.

· General Road Layout – The following documents give guidance with regards to general road and footpath layout in new residential estates:

· “Draft Planning Guidelines on Sustainable Residential Developments in Urban Areas”,

· “Urban Design Manual – A Best Practice Guide, Feb 2008”,

· “Road and Street Design For All – Reasonable Accommodation Initiative” – published by Kildare County Council in conjunction with the NDA,
· “Recommendations for Site Development Works in Housing Areas (RSDWHA)”.

Clarification on any anomalies or contradictions between any of these documents and their relevant policies and recommendations, shall be referred by the developer to the Local Authority as early as possible in the site development works process. The over-riding decision on interpretation of anomalies rests with the Local Authority. Failure on the developer’s part to clarify any such anomalies could result with the developer having to rectify issues at his own expense either by agreement or as a result of enforcement action by the Local Authority.

In addition; the developer shall pay close cognisance to the Specifications clearly set out in Appendix A attached.

3.4
Management Companies

Where a Management Company has been established by the developer for the purposes of managing an estate until taken in charge by the Council, the developer shall agree with the Council the manner in which the Management Company is to be constituted following taking in charge of the development and shall take whatever steps are necessary in this regard.

3.5 Disposal of Planning Permission

A problem often encountered by the Development Control department of Naas Town Council is that of the sub-division of sites between various developers following the grant of planning permission to one particular developer. This often happens just prior to the commencement of the site development works, but sometimes happens when site development works have already commenced. The type of problems that this creates for the Local Authority are as follows:

(i) What developer is liable for what areas of the site development works when it comes to formal snagging,

(ii) Can be problematic when it comes to planning enforcement,

(iii) Refunding of development bonds,

(iv) Certification of testing of water services. etc

At present; there is nothing in planning law to prevent developers selling off parts of the site; therefore it falls on the Planning Authority to put in place adequate control measures through their development control system policies. It is therefore proposed that from now on; adequate control measures shall be installed to ensure that developers who receive planning permission; shall not sell off, or dispose of their interest in this development or any part of thereof; to any third party without the prior written approval of Naas Town Council. It is proposed to control this by the inclusion of a specific condition in the grant of future planning permissions for large residential developments.

4.0 CONSTRUCTION STAGE

4.1
Site inspections

As stated above; the Town Council Development Control staff will set up liaison arrangements and agreements with the developer at pre-development stage. The developer shall, at all stages; keep the Development Control Inspector fully appraised of the site development works as the works are ongoing, and shall give advance notice (typically 48 hours) of the testing of any water services mains. If, at any stage, due to the fault of the developer; a piece of infrastructure (road/path/watermain/sewerage main/boundary wall etc) is laid and covered without the supervision of the Inspector; the Town Council reserves the right to instruct the developer to satisfy the Town Council by whatever means necessary; that the piece of infrastructure in question has been suitably laid and tested. Should the developer fail to comply with the instruction; the Town Council reserves the right to use the developer’s bond to carryout the necessary site investigation works.

In addition to the notified site inspections; the Town Council reserves the right to call to the site at any time so as to ensure that the works are carried out to meet the Council standards and specifications. Should the developer have any issues regarding this; he shall raise this directly with the Town Council nominated Officer (typically the Town Engineer).

4.2
Site Safety

The developer shall at all times adhere to the Safety, Health & Welfare at Work (Construction) Regulations 2006 and shall have an appointed Safety Officer on duty at all times.

4.3
Works on Public Roads

The Developer shall be aware that the Town Council are the Planning Authority for the entire Town area, and ultimate planning compliance shall be to the satisfaction of the Town Council. The developer shall also be aware that the Roads Act places responsibility on the County Council to take charge of all Regional and National Roads running through the Town. All other roads (County/Local/Estate) are the responsibility of the Town Council. The responsibility will therefore be on the developer to liase with the relevant roads body as the site development works progress.

The developer shall refrain from entering out onto the public road without the necessary Road Opening license from the Town / County Council. The developer shall ensure that he has adequate and up-to-date insurance in place at all times when working on or adjacent to the public road. He shall ensure that the Town / County Council is fully indemnified against damages arising out of any accident that occurs during such works.

5.0 POST-CONSTRUCTION STAGE

Following the completion of a residential development, the taking in charge of the development can be done either at the request of the developer, or by the residents of the estate in accordance with the provisions of S.180 of the Planning & Development Act 2000.

5.1
Naas Town Council Policy for Taking Charge of Estates

In April 2006, a new Policy Statement was produced by Naas Town Council for the taking charge of estates in Town. In tandem with the new instructions issued by the Minister, the 2006 Policy Statement is now being updated in this document to take into account new legislation passed and new guidance documents issued, and also to reaffirm the Town Council’s active role in the taking in charge of residential estates.

As a general rule it will not be the policy of Naas Town Council to declare roads serving the following developments to be public roads under Section 11 of the Roads Act 1993:

· Apartment blocks;

· Two houses or less;

· Gated developments.

Where the above-mentioned private developments are to be maintained by a management company, established for the purpose of maintaining the public lighting, roads, footways, parking areas, services and open spaces, the responsibility for maintenance of the said public lighting, roads, footways etc. shall be conveyed to the management company.  It will be a requirement of the planning permission that the roads, footways, services etc. are constructed in accordance with the technical standards outlined in Appendix A of this document. Any security lodged with the Planning Authority for such a development will not be released until the satisfactory completion of the works and the said roads, footways, services etc. are conveyed to the management company, and the control of the management company has been formally handed over to the Residents. 

For all other private housing developments, the following elements of a development will be considered by the Council for taking in charge: 

· Public lighting;

· Public roads and footpaths; 

· Public open spaces;

· Unallocated surface parking areas;

· Fire services including fire hydrants;

· Public water supply, foul and storm water drainage;

· Potable water treatment plants and any associated protection zones;

· Wastewater treatment plants and associated buffer zones;

· Wastewater pumping stations;

· Surface water attenuation systems;

· Playgrounds, where these are required by condition of a planning permission as facilities for public use.

Liability and responsibility for the above elements of a development will remain with the Developer until such time as Naas Town Council has taken them in charge. 

The Development Control department of the Town Council will be available for consultation at any time during pre-planning or post-construction stages of the development.

5.2 
Conditions for Taking in Charge

Consideration will be given to taking a development in charge subject to the following:

(a) The development is an authorised development;

(b) All development contributions have been paid in full;

(c) All bonds have been paid in full;

(d) All services connection fees have been paid in full; 

(e) The development has been constructed in accordance with the planning permission(s) granted; 

(f) The roads, public lighting, footpaths, sewers, drains and water mains have been constructed in accordance with the “Recommendations for Site Development Works for Housing Areas” – Department of the Environment and Local Government (1998)*, (or other such publication as specified by Naas Town Council) save where the conditions of the planning permission(s) otherwise require;

*Available from Government Publications Sales Office, Sun Alliance House, Molesworth Street, Dublin 2 – Tel. 01-6613111.  This document is currently being updated.

(g) The standards for completion will be those applicable at the date of grant of planning permission(s) unless otherwise agreed;

(h) The Developer shall apply to have the development taken in charge by submission to Naas Town Council of an application form (AF1- see blank copy attached
). The contents of the application form shall be deemed to be for the benefit of Naas Town Council; 

(i) Suitably qualified persons, who hold professional indemnity insurance, shall certify that the development is in compliance with the various criteria as set out in Appendix E attached. A copy of this certification (see blank copy of Certificate of Infrastructure Compliance attached to this document
) must accompany the application form. The qualified persons shall hold professional indemnity insurance cover, evidence of which shall be furnished to the Council as part of the Taking in Charge application procedure; 

(j) The following drawings and related information must be submitted with the relevant certification:

1. Site location map (scale 1:2500) depicting site boundaries outlined in red and open spaces to be coloured green.

2. 2 No. CD copies of “As Constructed” drawings (scale 1:500)
 indicating the following:

· Details of all houses, roads, footpaths and open spaces.  

· Water infrastructure details including locations of mains, valves, hydrants, scour valves, individual meters and their corresponding stopcocks.  

· Foul and surface water sewer details including location of manholes and gullies, and with manhole number clearly indicated.

· Location of electricity, public lighting and telecommunications infrastructure including poles, ducts, manholes and mini pillars.
3. Longitudinal sections (section 1: 1000 horizontal, 1:100 vertical) of foul and surface water sewers indicating invert levels and cover levels of all manholes (to Malin Head datum).  The gradients and size of the sewers shall also be indicated.

4. Plans and elevations of all pumping stations, sewage treatment works and surface water holding tanks or attenuation areas at an appropriate scale.

5. Specifications/operation and maintenance manuals for all pumping stations and treatment works.

6. Copies of CCTV surveys of foul and surface water collection systems.

(k) The Developer shall transfer or convey to the Council all of the land subject to application for taking in charge contained in the planning permission(s) affected by this policy document;

(l) The development shall be appropriately named following permission from Naas Town Council as detailed in S.10.6 of the Naas Town Development Plan 2005-2011 and all dwellings shall be numbered.  Where street names are designated through the estate, adequate signage shall be provided to identify such areas;

(m) The Developer shall furnish evidence to the Council that all necessary way leaves for services have been reserved in the transfer documentation to house purchasers where appropriate. All other burdens/agreement(s) applicable to the site shall be identified;  

(n) The Developer shall note that a minimum of 10 metres shall be required in respect of any way leave for sewers or water mains.  This width may be reduced in certain circumstances only after consultation with the Council and agreed in writing;

(o) The developer shall pay all legal fees associated with the transfer of the estate to Naas Town Council, and shall enter into an agreement with Naas Town Council with regards to this, upon commencement of the taking in charge procedures;

(p) Any bond or security lodged with the Planning Authority will not be released until the works are satisfactorily completed in full; 

(q) The Developer and/or his agent shall be responsible for any costs or losses howsoever arising in the event of discovery of inaccuracies or derivations from the certified “as constructed” drawings following the taking in charge of the development;

(r) Once the application form for the taking in charge of a development has been lodged, the Council will carry out an inspection of the estate. Where the estate is found to be satisfactory in all respects on first inspection, no inspection fee will be charged. Where the estate is found on first inspection to be incomplete or not up to the required standard, each subsequent inspection may be carried out at a fee of €50.00 per house or a minimum of €2,000.00 until the final inspection where taking in charge can be recommended.  Where the estate is found to be substantially (in the opinion of the Council inspector) satisfactory in all respects on first inspection, there will be no re-inspection fee. Any items found to be incomplete or not up to the required standard shall be corrected by the Developer, at his own expense, prior to the subsequent inspection. 

5.3 
Procedure for Taking in Charge

Following the completion of a residential development, the taking in charge of the development can be done either upon the request of the developer or the residents of the estate in accordance with the provisions of S.180 of the 2000 Planning & Development Act (see section 5.5 below). A minimum period of one year should have elapsed from the time that an estate has been completed to the commencement of the statutory taking in charge process. During this period, Naas Town Council may consult with the residents association in preparing a comprehensive snag list for the estate.

When Naas Town Council receive all of the required information, the estate will be advertised for taking in charge in accordance with S.11 of the Roads Act 1993. Inspections will be carried out on the estate by the Town Engineer’s department and a snag report will be compiled which will be sent to the developer.

Subject to endorsement from the Town Engineer, an item will be included on the Council agenda seeking the Member’s agreement to take the estate in charge. Following agreement of the Members to take the estate in charge, the Council will instigate procedures under S.11 of the Roads Act 1993, to declare the estate in public charge.

5.4 
Timeframe for Taking in Charge of Estates

The timeframe for the taking in charge of estates shall be as follows:

· Naas Town Council will acknowledge receipt of formal request to Take in Charge a Development within 2 weeks of receipt of written application.

· Naas Town Council will arrange inspection and notify Developer of outstanding issues within 2 months.

· Developer to resolve outstanding issues within 2 months.

· Naas Town Council will arrange a re-inspection within 2 months.

· On basis that all issues are resolved Naas Town Council to initiate Statutory procedure for Taking in Charge.

Allowance to be given within the above timeframe for annual Council/Industry shutdown/holiday periods.

5.5
Application to Take Estate in Charge


Request from Developer
The procedures to be followed by the developer with regard to the provision of documentation and the completion of snag lists within an acceptable time frame will be included in the conditions of planning permission for the development.

A minimum period of one year shall elapse from the time that an estate has been completed to the commencement of the statutory taking in charge process. This will allow the Town Council to observe and assess how the public infrastructure and services function under various climatic and natural loading conditions, and to ensure that there is sufficient capacity in the infrastructure to meet the demands of the estate when it is fully occupied.

In order to commence the Taking in Charge process for a development; the developer must submit a fully completed AF1 form for the attention of the Town Clerk’s office. Procedures can then be commenced.

The bonds provided by the developer on foot of conditions of the relevant planning permission will only be returned when the estate has been taken into public charge and the ownership of the public open areas has been vested over to Naas Town Council. Under no circumstances shall any part of the Bond be returned to the developer until such time.


Request Directly From Residents
It is Naas Town Council’s preferred option to take estates into charge in co-operation with the developer of the estate. However, section 180 of the Planning & Development Act 2000, makes provision for taking estates in charge at the request of the ‘qualified residents’ (means every person who, in relation to the area of the dwelling houses in question, is registered as a local government elector in the register of local government electors for the time being in force) of the estate. Where the Town Council holds the view that the taking in charge of a particular estate is likely to be contentious, the Council may hold a plebiscite to establish the views of the qualified residents.

Where the estate is taken in charge following the request from the qualified residents without the buy-in of the developer; ownership of the Open Spaces will not necessarily transfer to the Town Council, and separate procedures will have to ensue to make this happen. The only funding available for remedial, technical, legal, and administrative work will be via the bonds paid by the developer. In many older estates the amount of bond available may not be adequate to fund the remedial works required.

5.6
Older/Abandoned Estates
Naas Town Council recognises that in a small number of older/abandoned estates; the only option available is to take these estates in charge at the request of the residents of the estate. The only funds available for remedial works in these estates are the performance bonds that were provided by the developer. In many older estates, the amount of the bond may not adequately fund the necessary remedial work. The Town Council will therefore have to raise the funding elsewhere through its revenue budgets if it proceeds to take such estates into charge.

Where public monies are used to complete such estates, the Council will seek to recover these monies as a simple debt through the Courts. In addition; the Council will use the provisions of Section 35 of the Planning & Development Act 2000 (as amended) to refuse planning permission in the future to developers who fail to complete their residential developments to an acceptable standard.

5.7
Enforcement 

Naas Town Council will use the enforcement procedures set out in Part VIII of the Planning & Development Act 2000 where developers fail to comply with the relevant planning conditions or the standards set out in this document. Enforcement will also be considered by Naas Town Council when the provision of the necessary infrastructure and facilities does not keep pace with the housing element of the development.

Section 35 of the 2000 act, as amended by Section 9 of the Strategic Infrastructure Act 2006; enables the Planning Authority to refuse planning without recourse to the High Court; to a developer who has substantially failed to comply with a previous planning permission. Naas Town Council will use the provisions of these Acts to refuse planning permission, where appropriate.

Where a development is substantially complete and works remain to be carried out to the common areas as required by the permission, the Council will endeavour to liase with the developer to agree time frames for satisfactory completion. Where agreed time frames are not adhered to, enforcement action under Part VIII of the Planning Act will be pursued vigorously against the developer to ensure that the development is completed to a satisfactory standard. 

5.8
Certification

Where an issue arises as regards the certification of older estates for the purposes of making an application to have a development taken in charge, the Planning Authority in certain circumstances may agree a format with the developer/agent whereby certification based on agreed criteria may be acceptable. In such circumstances regard will be had to the history of the development as known to the Planning Authority during and post construction. 

6.0 PLANNING FORWARD
6.1
Town Development Plans and Local Area Plans

This document will be referred to in future development plans for the Town as setting out the Council’s detailed policy and requirements for taking private residential developments into public charge. In addition, these plans will contain the following policy statements in this regard:

· It is the policy of Naas Town Council to take the conventional housing element of residential developments in charge once they have been completed to the satisfaction of the planning authority.

· In mixed developments that consist of ‘conventional houses’, apartments, and commercial / retail developments; the public infrastructure should be laid out and constructed in such a manner so that there is a clear distinction between the areas and infrastructure that are to be taken in charge and those that will be managed and maintained be a management company.

· Naas Town Council recognises that certain development types (such as apartment blocks or developments that consist predominantly of apartment blocks where it would not be practical to isolate the infrastructure serving the apartment blocks from the conventional housing element of the development) require the creation of management companies to manage and maintain the communal areas within that development.

· In developments where management companies are required, these companies should be constituted in accordance with “The Draft Guidelines on the Governance of Apartment Owners’ Management Companies” (published by the Office of the Director of Corporate Enforcement 2006) or any future national legislation or guidelines.

· Where management companies have been formed for the conventional housing estates or for the conventional housing element of mixed-use estates, the Town Council will take these estates in charge when they have been completed to the satisfaction of the Town Council on condition that the management company has been wound up when the estate has been taken into charge. Once the estate is in charge; it will be a matter for the residents of the estate to organise and arrange for the management and maintenance of the public open spaces in the estate. This could be done either through the residents association or through some form of voluntary co-operative. Naas Town Council will provide grants on an annual basis to such associations to assist in the maintenance of the public open spaces in residential estates.

· Public open spaces that are provided as part of residential developments (particularly in older/abandoned estates) will be zoned as “F - Open Space & Amenity in future Town Development Plans.

6.2
Standard Conditions on Future Planning Decisions

In order to improve efficiency in the area of the taking charge of housing estates for the future; it is proposed that a number of amended / additional conditions be included as standard in the grant of planning permission for such developments. The inclusion of such conditions will strengthen Naas Town Council’s hand in ensuring the completion and taking in charge of estates within an acceptable timeframe and will enable the Council to use the full rigor of the planning enforcement legislation to achieve this objective.

The following standard conditions will therefore be attached to all future grants of planning permission for such developments:

· Within six (6) months of the completion of the last authorised residential unit of the development or within two years of the commencement of the development (whichever is the later), the developer shall provide the Planning Authority with the following information:
i) Completed AF1 and AF2 forms as found in the Appendix of the “Taking in Charge of Private Housing Developments – Policies & Procedures” document June 2008.

ii) CD copies of the completed As Constructed Drawings (ACD’s) to a scale 1:500 showing all roads, footpaths, public sewers and water mains, public open spaces and any other infrastructure to be taken into charge by Naas Town Council.

iii) Vesting maps and documentation transferring ownership of the public open spaces to Naas Town Council.

iv) DVD copies of a CCTV survey of all public sewers that are to be taken in charge and any other tests that the Planning Authority might request during the construction phase of the development.

Reason:
To ensure that the development is completed to an acceptable standard and is taken in charge within an acceptable timeframe.

· On completion of all residential units in the development (or in a particular phase of the development), the developer shall invite the Planning Authority to carry out a snag of all outstanding defects in the areas and infrastructure to be taken in to public charge. All outstanding defects shall be rectified to the satisfaction of the Planning Authority within six (6) months of the provision of this list by the Planning Authority.

Reason:
To ensure that the development is completed to an acceptable standard and is taken in charge within an acceptable timeframe.

· Prior to the commencement of site development works; the developer (as defined by that person or organisation who receives the grant of Planning Permission from the Town Council) shall give notice (shall be described as “Development Notice”) in writing to the Town Clerk of Naas Town Council of his intention to do so. This notice shall be issued to the Town Clerk’s Office no later than 28 days prior to the commencement of site development works and no sooner than 14 days.

Reason:
To ensure that the development is properly controlled, and that suitable public liaison arrangements are in place from the very outset of the site development works.

· That person or organisation who receives the grant of planning permission shall not sell off or dispose of the development or any part of thereof without the prior written permission of the Local Authority.

Reason:
To ensure that the development is properly controlled, and completed to an acceptable standard, and is taken in charge within an acceptable timeframe.
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Appendix A

Works Specifications

(i)
-
ROADS AND FOOTPATHS 

 TECHNICAL REQUIREMENTS

Contents

1.0 roads

1.1 pAVEMENT mAKEUP

1.2 SIGNAGE

1.3 KERBS

1.4 TRAFFIC CALMING

1.5 MANHOLE COVERS

1.6 ROAD GULLIES

2.0 FOOTPATHS

2.1 GENERAL FOOTPATH MAKEUP

2.2 KERBS

2.3 DISABLED ACCESS

2.4 JOINTS

2.5 FOOTPATH FINISH

2.6 UTILITY COVERS

1.0 Roads

1.1
Road Pavement Make-Up

The minimum requirements of Naas Town Council for road construction in all housing estate developments are as set out below:

(i) Major access road (serving between 100 and 300 dwellings);

(ii) minor access road (less than 100 dwellings).

	Road Surfacing 
	(i) Course 40mm thickness (compacted) 30% Hot Rolled Asphalt or 14mm Stone Mastic Asphalt wearing course in accordance with Clause 905 “Specification for Roadworks” by the DOE

(ii) Course 40mm thickness (compacted) dense bitumen macadam wearing course (14mm nominal size aggregate) in accordance with Clause 904 “Specification for Roadworks” by the DOE.

	Base Course
	(i) & (ii) Single course 60mm thickness of dense bituminous macadam (20mm nominal size aggregate) in accordance with Clause 902 “Specification for Roadworks” by the DOE.

	Road Base
	(i) Single course 80mm thickness (compacted) dense bitumen macadam roadbase (40mm nominal size aggregate) in accordance with Clause 812 “Specification for Roadworks” by the DOE.

	Sub-base
	(i) & (ii) 150mm thickness (compacted) granular material Type B in accordance with Clause 804 “Specification for Roadworks” by the DOE.

	Capping Layer
	(i) & (ii) 300mm minimum thickness (compacted) rock (hardcore) material. The material should have a maximum size of 100mm and the maximum allowable passing the 75 micron sieve should be 10%. The material should be well graded throughout the sizes.

Exact thickness to be based on CBR results in accordance with the RSDWHA requirements.


Developers shall note that it will be necessary to agree the road make up with Naas Town Council prior to the commencement of site development works. Developers shall also note that a number of core samples may, at Developer’s expense, be taken for testing purposes, prior to taking in charge.

The capping layer may be reduced in thickness or omitted, subject to the Developer submitting to the Council prior to construction, CBR test results for the subgrade.  

1.2
Road Signage

All road signs shall be supplied and erected by the Developer in accordance with the “Traffic Signs Manual”, save where the Council otherwise require by direction. All internal road junctions shall be adequately signed and delineated in accordance with this document.

1.3
Kerbs

· The height of the kerbs above the wearing course shall be 125mm unless otherwise specified.

· Road gullies shall be set 135mm below top of kerb (10mm below wearing coarse).

· At crossings the maximum permitted height of the dropped kerb above the wearing course shall be as follows:


*
Private Vehicular Access……………….. 25mm


*
Pedestrian, Cycleway or combined………6mm

· If using precast kerbs radii shall be formed using radius kerbs of the relevant dimension or 300, 450, & 600mm cut kerbs as appropriate to achieve a smooth curve.

· If kerbline is formed using cast insitu concrete system it should incorporate a 20mm expansion joints at 25m centres and 4mm contraction joints at 5m centres minimum.

· Joints should be sealed with an approved 2-part polysulphide sealant.

1.4
Traffic Calming

Traffic calming shall be in accordance with guidelines given in “Traffic Management Guidelines”- Joint publication between Department of Environment and Local Government, Dublin Transportation Office and Department of Transport and in accordance with S.10.4.11 of the Naas Town Development Plan 2005-2011. Detailed design and makeup of traffic calming features shall be agreed with the Town Council prior to commencement of works.

1.5 Manhole Covers

All manhole covers shall be lockable type with EN124 certification clearly marked on the cover top. The manhole cover shall be designed to cater for the loading expected on a public road, and shall be minimum D400 Class for all roads.

1.6 Road Gullies

All road gullies shall be lockable with a 16mm hex-head Allen key type lock, and shall have EN 124 certification mark clearly noticeable on the gully top. All roadside gullies shall be minimum C250 class in standard loading design.

2.0 FOOTPATHS

2.1
General Footpath Makeup

Naas Town Council require that footpath construction in all housing estate developments be of in-situ 25 N10 concrete construction or other approved surfaces in accordance with the requirements set out in “Recommendations for Site Development Works for Housing Areas” - Department of Environment and Local Government (November, 1998). Developers shall note that in the event that the inspector suspects that full construction depth has not been achieved, a number of core samples may, at Developer’s expense, be taken as a check prior to taking in charge.

2.2
Kerbs

Developers shall note that all precast kerbs shall be laid on edge and not on the flat.

2.3
Disabled Access

Developers shall note that wheelchair/pram accesses shall be provided at all roadway junctions. There shall be no steps incorporated in the footpath construction without the provision of a ramp within a 5m distance. Where necessary, a ramp shall be provided with a maximum gradient of 1 in 20. All pedestrian crossing points shall have tactile paving in accordance with guidelines given in “Traffic Management Guidelines”- Joint publication between Department of Environment and Local Government, Dublin Transportation Office and Department of Transport.

2.4
Joints

If footpath construction is concrete type it should incorporate 20mm expansion joints at 24m centres and 4mm contraction joints at 3m centres minimum. Contraction joints shall be provided either side of all vehicular crossings. Joints should be sealed with an approved 2-part polysulphide sealant. 

2.5
General Footpath Finish

All concrete footpaths to have a brushed finish or other approved and agreed in writing.

2.6 Utility Covers

All utility covers shall be cast-iron type with adequate locking mechanisms. Under no circumstances shall plastic type covers be acceptable on public footpaths unless approved by in writing by Naas Town Council. All utility covers located along pedestrian and cycle paths shall be a minimum of A15 in class.

(ii)
-
GENERAL UNDERGROUND SERVICES

1.0
Depth of Services

In general, all underground services shall be laid out as per the requirements and specifications laid out in the Recommendations for Site Development works 1998 document. Services in roads and driveways shall be laid at a minimum depth of 1.2m and services in public open spaces and shall be laid at a minimum depth of 900mm. Where it is not possible to achieve these minimum covers, additional measures should be taken to protect the pipework from both structural damage and damage due to low surface temperatures. Variations from the standard shall be solely to the prior approval of the Town Council.

2.0
Delineation of Services

In general, services shall be laid as per the designer’s instructions and shall be clearly called up in the Safety File upon completion. In order to assist on delineation and seperation of services during future excavations; the following will be required of all developers in terms of the colour of particular services:

Low Voltage Cables

⁬
BLACK

High Voltage Cables

⁬
RED
Water Mains


⁬
BLUE
Gas Mains


⁬
YELLOW
Telecoms


⁬
BLACK / GREY
Cable TV


⁬
GREEN
Street Lighting

⁬
ORANGE 

Sewerage


⁬
BROWN
The location, depth, and type of service shall be delineated at surface level via the installation of marker plates on adjacent structures at distances of no greater than 100m so as to assist during the planning of future excavation works.

The depth of service shall be delineated within the excavation via the installation of a marker tape, or unique colour and design, at a depth of no greater than 300mm above the particular service duct.

(iii)
-
WATER SERVICES  


TECHNICAL REQUIREMENTS
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GENERAL

Elements under this section include water mains, surface water sewers and foul water sewers. The water mains and collection systems shall comply with the technical requirements included in the RSDWHA, and the Water Services Guidelines set out in this document.

Water services control meter shall be installed on any new house or a material change to an existing house.

1.0 
WATERMAIN REQUIREMENTS
Specific conditions relating to watermains shall include the following:

1.1 The minimum diameter for all watermains on main distributor roads shall be 100mm diameter.

1.2 The connection to the public watermain shall only occur at an agreed location in the presence of the Town Foreman or his appointed deputy. The watermain within the site shall be pressure tested to Naas Town Council satisfaction and in the presence of a Naas Town Council Water Inspector prior to connection to the public watermain. The watermain within the site shall be sterilised and laboratory tests shall show that it has been sterilised prior to connection to the public mains. Laboratory test certificates for each section of the watermain tested to be submitted.

1.3 The developer shall provide a bulk water meter at the connection point to the specification of Naas Town Council and it shall be fully commissioned and be fully operational prior to connection to the public watermain. All magmeters shall have permanent electricity connections.

1.4 No extensions shall be made to the watermains within the estate until it has been pressure tested and sterilised in a similar manner to condition no. 2.

1.5 All watermains shall have a nominal pressure classification of 9 bar/ Class C and be pressure tested to 1.5 times it’s nominal rating.

1.6 Service pipes shall be minimum 12 mm heavy gauge polyethelene pipe to the requirements of IS EN 134 or similar.

1.7 All watermains shall be fully looped. Each loop shall contain a minimum of 4 No. houses and 1 No. hydrant.

1.8 All watermains junctions shall be fully valved, i.e. sluice valve on each spur of the junction.

1.9 All sluice valves shall be anti-clockwise closing.

1.10 Domestic Control Units shall be installed on all water service connections in accordance with Council Specification.  These shall be located outside the curtilage, but not in the driveway, of each individual housing site.  The sequence shall be as follows:

Watermain ( Control Unit ( Stopcock ( House

A non-return valve shall be placed just inside each building.

1.11 On site storage shall be provided for at least 24-hour water consumption and all water used on site except drinking shall be drawn through storage.

1.12 Individual water supply services shall be provided for each apartment.  Domestic control units to Naas Town Council specification shall be provided one each service.

1.13 Watermain pipes shall have a minimum cover of 900mm.  Service pipes shall have a minimum cover of 600mm.

1.14 All watermains to be overlaid with a marker tape containing a tracer wire.

1.15 The depth of the sluice valve spindle cap shall not be greater than 300mm below finished ground level.

1.16 Hydrants shall be provided so that no house is greater than 46 m from a fire hydrant. The depth of the hydrant outlet shall not be greater than 300 mm below finished road level. Hydrants shall be screw down type to BS 750.

1.17 All valve chambers, surface boxes, indicator plates and marker posts shall comply fully with the requirements of “Recommendations for Site Development Works for Housing Area” Department of Environment and Local Government 1998 and IS 261 and BS 3251 where applicable. All valve and hydrant chamber covers shall be painted canary yellow (colour reference No.309 of BS 381C).

1.18 Marker plates shall indicate the following:

(i) 
Diameter of main;

(ii) 
Indicates the direction of closing (for SV only) (arrow also acceptable);

(iii) 
Type of fitting;

(iv) 
Distance of fitting from marker post/plate.


(Sample Plate: size 175mm x 200mm)

All marker plate descriptions will vary for different fittings.

All marker posts/plates shall be positioned in so far as is practicable, away from the carriageway verge and as close or as tight as possible to permanent structures - in order to prevent traffic impact.









(i)








(ii)








(iii)








(iv)

2.0 
GENERAL WATER SERVICES COLLECTION SYSTEMS
The following minimum specific requirements shall apply: 

2.1
A separate storm water and foul water system shall be provided throughout the development.

2.2 
Access manholes shall be provided every 90 m, at all changes of direction, at all changes of gradient, at the head of all sewer and drain lengths, at all sewer junctions and all changes in pipe diameter, and at the point of connection of a branch drain with a main drain or sewer or the branch drain within 12 m of such connection.

2.3 
Manholes shall be constructed, channelled and benched strictly in accordance with “Recommendations for Site Development Works for Housing Areas”, Department of Environment and Local Government 1998, including the provision of steps and ladders.

2.4
Manhole covers and frames on all roads footpaths, hard shoulders and vehicular accesses shall comply with Standard IS/EN 124:1994, loading class D400 double triangular, badged to indicate FS or SW as appropriate and to Naas Town Council approval.

2.5 
Manhole sizes for pipe sizes up to 300mm to be in accordance with “Recommendations for Site Development Works for Housing Areas” – Department of the Environment and Local Government (1998). For pipes sizes greater than 300mm NRA Manual of Contract Documents for Road Works to be used.

2.6 
The connections of drains to sewers shall be made by one of the following methods:

a) Connection shall be made at a manhole where possible;

b) Where there is not an adjacent manhole, it may be necessary to construct a new manhole;

c) Where connecting directly to a sewer or a drain, an oblique or curved square junction pipe inserted in the main may be used;

d) As an alternative to method (c) an oblique saddle may be used. Saddles should not be used on pipes of 100mm diameter, or to connect pipes of the same diameter. All saddled connections to sewers shall be made in the top left or right quadrant of the pipe by using coring equipment. Intrusions greater than 5mm will not be permitted.

3.0 FOUL WATER SEWER SPECIFICATION

3.1 
Foul sewers serving 2 or more houses shall be a minimum of 150 mm in diameter.

3.2 
Only foul sewage shall be discharged to the foul sewerage system. No surface water shall be discharged to the foul sewerage system.

3.3 
All foul sewers servicing more than one property must be located on public open space.  Each house shall have its own individual connection to the main sewer. A manhole shall be placed on the service pipe, within the house site, not more than 12 metres from the junction with the main foul sewer.

3.4 
Applicant shall construct new foul sewer manhole at connection to public sewer to Naas Town Council satisfaction.28

3.5 
All foul sewers shall be designed and constructed to accommodate 6 times average foul water flow and gradients should be selected so as to maintain self-cleansing velocities under normal discharge conditions.

3.6 
Separate sewer service connections shall be provided for each dwelling house.

3.7 
The gradients for the head runs of sewers shall be as set out in Appendix G of “Homebond - House Building Manual” - National House Building guarantee Company Ltd. (Available from Homebond, Construction House, Canal Road, Dublin 6.)

4.0 
SURFACE WATER SEWER SPECIFICATION 

4.1 
Surface water shall be disposed of on a separate system basis.

4.2 
Only clean uncontaminated surface water shall be discharged to the surface water system.

4.3 
All surface water sewers servicing more than one house must be on public space. Each house shall have its own individual connection to the main surface water sewer. A manhole shall be placed on the service pipe, within the house site, not more than 12 metres from the junction with the main surface water sewer.

4.4 
All surface water pipes serving more than one house shall be a minimum of 150mm diameter.

4.5 
No surface water from private property shall flow onto the public road.

4.6 
Trapped Precast concrete gully pots to BS 5911 are preferred especially if there is provision for on-site attenuation.  However gully chambers to the minimum dimensions given in “Recommendations for Site Development Works for Housing Areas” may be used with approval.

4.7 
Lockable type gully grates to be utilised on all surface water drains shall comply with Standard IS/EN 124:1994, loading class D400 shall be used on distributor roads/major access roads, class C250 on residential roads/minor access roads and to Naas Town Council approval. Minor access road serves less than 100 dwellings; major access road serves more than 100 dwellings.

4.8 
All surface water sewers shall be designed and constructed as per the design calculation method described in “Recommendations for Site Development Works for Housing Areas” Department of Environment and Local Government 1998, or other approved methods.

5.0 
SURFACE WATER ATTENUATION TANKS

The following minimum specific requirements shall apply:

5.1 
Full design details of the attenuation system shall be included with the request for taking in charge. Provision for regular inspection of hydrobrake to be included.

5.2 
Maintenance schedule required including safety systems to be adopted.

5.3 
Performance certificate for hydrobrake shall be included with request for taking in charge.

5.4 
Access for vehicular traffic for maintenance requirements identified in schedule.

6.0
Specification for SEWERAGE Pumping Stations

6.1
Plans
· The Developer is to submit the design for the rising main for prior approval by the Local Authority.

· The Developer is to submit the pump design for prior approval by the Local Authority.

· The Developer is to submit construction details and layout plans of the pump station for prior approval by the Local Authority.

6.2 Location

· Locate at least 50 metres away from houses and buildings to minimise odours, nuisance and noise.

· Locate where it is free from flooding.

· Locate to permit an over flow pipe from the pumping station which will have the capacity to otherwise provide a suitable overflow chamber at the pumping station which will have the capacity to cater for 12/24 hours flow from the proposed development, or as required by the Local Authority.

6.3
Access
· Provide security fencing as approved by Water Services.

· Provide paved area and dished kerb for van/lorry access to the various chambers.

· Provide a 1.5 metre wide hard standing along the frontage of the control building/kiosk.

· Chambers to be sited at least 3 metres from the doors of the control building/kiosk.

· Chambers to be sited so that they are visible from the position of the control panel.

· Access openings for chambers to be sized and located for maximum ease of access to pumps, valves, etc.

· Provide suitable pneumatic access covers/frames (Surespan or similar approved) for the various chambers for maintenance purposes.  Covers to be flush with the slab.

· Provide safety grids under access covers.

6.4
General
· Cover slabs, covers, etc., to be positioned to avoid the creation of trips.

· Provide suitable site lighting.

· Provide suitable lifting facility (minimum is a davit socket) and devices to appropriate standards, and reasonable overhead access.

· Control panel kiosk and manhole covers to be vandal proof galvanised steel construction with substantial locking systems.

· Provide a dosing facility to prevent smell/odour (eliminate hydrogen sulphide gas responsible for bad smell).

· Provide a Stand by Generator with a 1,000 litre bunded diesel tank.

· Provide a 2.5 – 5 metre stack to vent gases.

6.5
Pump Chamber

· Floor to be benched (45 degrees minimum) so that flow is directed to the pump inlets.

· Provide Ultrasonic level control probes or Multiranger (preferred) situated where they can be accessed for maintenance without the need to enter the chamber.

· Provide galvanised guide/slide rails and stainless steel lifting chains with a lifting eye every metre.

· Pump cables, etc., must be installed in a manner that ensures they will not interfere with the lifting of a pump or become weighed down with debris.

· Provide a penstock-controlled entry at the inlet.  Penstock to be capable of being manually operated from the surface.

· The access opening must be positioned so that there is direct access to the guide rails.

· If the means of pump lifting is a davit arrangement, then the davit socket and cover must be arranged so that the cover when open will not interfere with lift out a pump.  Davis and davit sockets must be rated to lift twice the weight of each pumpset, with a minimum lifting capacity of 500 kg.

· Provide snap-on/off connectors on pump electrical leads to allow total disconnection from the power supply when working on the pumps.  Connectors to be arranged so that operatives are not required to lean over the sump to disconnect them.  It may be acceptable (with the agreement of Water Services) to put on snap-on/off connectors in the control building/kiosk if this is close to the sump and it is possible to thread the pump cables through the duct.

6.6
Pump Type and Specification

· Specification to comply with Sewers for Adoption, 6th Edition, WRc; EN 752 and the following:

· Submersible duty, assist and (where applicable) standby pumps or equivalent, automatic operation.

· Heat sensors on motor windings.

· Suitable non-return valve on the overflow from the pump sump.

· Flow recorder.

6.7
Storage Chamber

· Provide a high-level penstock controlled entry from the Pump Cohamber, Penstock to be capable of being manually operated from the surface.

· Provide a low-level penstock controlled exit to the Pump Chamber, Penstock to be capable of (a) being manually operated from the surface, or (b) automatically controlled if required by Kildare County Council.

· The floor to be sloped and benched in a manner that will direct flow to the exit pipe.

· Washout facilities to be provided if required by Kildare County Council.

6.8
Valve Chamber

· Provide a sluice valve and non-return valve on each rising main from the Pump Chamber.

· Provide a Bauer connection with sluice valve off exit pumping main to allow connection of diesel pump.

· Provide a drain pipe (with a penstock valve) so that any liquid lying in the bottom of the chamber can be drained off to the Pumping Chamber.

· All valves must be installed in a manner that allows them to be operated from the surface via spindles, etc.

6.9
Control Building (preferred)/Kiosk

This is to be stand alone beside pumping chamber and to include:

· Flow recording display.

· Pump control panel c/w isolators, fuses etc.

· Run / duty / standby switch for pumps with manual and automatic   changeover.

· Pump no. 1 and 2 starters.

· Ampmeter.

· Separate hours run meter for each pump.

· Run and trip lights for each pump.

· Oil and water sensors on each pump and seal fail light.

· Provision to restart pumps.

· E.S.B. meter.

· 150mm duct for cables between kiosk and pump chamber.  Duct to be sealed.

· Plug / input device to enable a portable generator to be directly plugged in and a catflap in the kiosk for the generator cable.

· 13 amp socket.

· Hose reel (fire type) for sump cleaning etc.

· Wash hand basin with hot and cold waters.

· Heater.

· Provision of telemetry equipment in the Control Panel capable of collecting and transmitting data from the pumping station.  Data to include flow data, high wet well level sensor, mains power failure, level control system failure, no. 1 pump starter, no. 2 pump started, no. 1 pump running and no. 2 pump running.  Provide link to location designated by Local Authority.

6.10 
Health and Safety

· Provide all hand railings, fencing, security and equipment to comply with health and safety requirements and to the satisfaction of the Local Authority Safety Office.

· Each plant shall have a safety statement and safe work practice sheets, which will be the responsibility of the plant operator to implement and update as required.

6.11
Commissioning of Plant

A commissioning report from the plant supplier or from an agreed third party shall be prepared to the satisfaction of the local authority before the plant is brought into operation.  The developer will be required to obtain the necessary feed source for the plant in order to enable its performance to be measured.

7.0
SPECIFICATION TREATMENT PLANT (WWTP)

7.1
General
Design and construction should be in accordance with:

· Environmental Protection Agency (EPA) Wastewater Treatment Manuals.

· Urban Waste Water Treatment Regulations 2001

· BS 6297: Code of Practice for design and installation of small sewage treatment works and cesspools.

· BS 8005: Sewerage

· BS 8301: code of practice for Building Drainage

The Developer shall submit design, construction details, and layout plans of the WWTP for approval by the Local Authority in advance of any construction works commencing on the proposed WWTP.

7.2
Location and Access

· Locate away from houses and building to minimise odour and noise.

· Locate where it is free from flooding.

· Provide suitable vehicular access for maintenance purposes.

· Provide paved turning area with dished kerb & recessed entrance suitable for 5000-gallon tankers to access WWTP. Also provide master key for gate/locks compatible with existing master key.

· Provide suitable site lighting.

· Provide suitable lifting equipment and devices to appropriate standards, and reasonable overhead access.

· Adequately secured with palisade security fence.

7.3.
Specification

· Prior to design stage the Assimilative Capacity of the receiving watercourse should be established based on the 95-percentile flow.

· The unit waste loading shall be the population equivalent (PE) 60 grams of oxygen BOD5 per day.

· Final effluent to comply with E.P.A Act, 1992, Urban Waste Water Treatment Regulations 2001, Water Pollution Act, 1997, Water Quality Standards for Phosphorus Regulations SI 258, 1998 and Waste Management (use of sewage sludge in agriculture) Regulations 1998.

· Pumping chambers within WWTP should comply with Kildare County Council Specification for pumping station including pumping rate, measurement… etc.

· Provision of telemetry equipment in the Control Panel capable of collecting and transmitting data from WWTP to location designated by Local Authority.

· Control building should include control panels, Local SCADA telemetry system (high spec computer), office, Washing and toilet facilities including hot and cold-water showers.

· Electricity, 3 phase + 110V supply points Generator for emergency.

· The inlet works should contain 

· Inlet flume with ultrasonic flow recorder 

· Duty and assist screens and grit removal plan

· Duty and assist inlet pumps each designed to operate intermittently at max 6 DWF

· Waste waster shall be pumped at average flow rate and storm flows when necessary (use dual speed pumps)

· The sewer downstream of inlet works should be designed to avoid turbulence, which would release malodours to the atmosphere.

· System shall include water connection points for high-pressure washers.

· Screens shall be fine type and located in a screen chamber. The screens shall incorporate an automatic cleaning mechanism capable of delivering washed and compressed screenings to automatic bagging unit.

· No manual handling of screenings shall be permitted.

· To avoid deposition of grit within the fine screen channel the velocity should be between 0.5 and 0.9 metres per second.

· The grit removal facility shall be automatic in operation (consider hydro dynamic separators and hydroclones).

· Provide flow measurements and flow proportional composite samplers at the inlet and the outlet.

· Inlet works instrumentation – pH

· Final effluent instrumentation – NH3, PO4, NO3, SS.etc

· Flow monitoring to be provided at all stages of works and provision for sampling points for automated samplers must be made.

7.4
STORM TANKS

· Any flow greater than 6 DWF shall over flow to storm tanks.

· Storm tanks shall be set in series and contain subsurface mixers.

· Storm tanks shall automatically return recycled flows to inlet works during periods of low incoming flow each day.

· Metering to record overflow and return flow.

· All tanks should be watertight so as to permit neither ingress of ground water nor egress of sewage to the ground.

· Provision made to avoid tank flotation during construction emptying and maintenance.

· Storm tanks shall be sized for 24 hours retention at design storm flow.

· Provide emergency overflow.

7.5
PRIMARY AND SECONDARY TREATMENT

· Phosphorus and nitrogen removal

· Anaerobic zones adequately sized and with good retention times.

· Chemical removal facility as backup to biological phosphorus removal.

7.6
DESLUDGING

· Provide sludge hold tank on site capable of holding sludge for a minimum two weeks.

· Metering to record flow to buffer tanks, to holding tanks and to process.

· Provision of sampling points (e.g. tap valves/draw off)

· Provision of inlet valve (6” coupling) for the transfer of sludges by tankers/portable pump one tank to another.

7.7
HEALTH AND SAFETY

· Provide all and railings, fencing, security and equipment to comply with health and safety requirements and to the satisfaction of the Local Authority Safety Office.

· First aid kits-eye wash facilities & external emergency showers (if ferric chloride storage to be installed).

· Risk assessment to be provided on completion of works.

· Washing facilities (hot & cold water), toilets & showers.

· Each plant shall have a safety statement and safe work practice sheets, which will be the responsibility of the plant operator to implement and update as required.
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8.0
GRASS MAINTENANCE RESEEDED AREAS
GENERAL

The development and landscaping of open spaces shall be carried out in accordance with the planning permission granted and the following specification.

Maintenance of open space areas (including grass cutting) shall be the responsibility of the residents after the Taking In Charge process has been completed.

With the exception of any features to be retained, grassed open space areas shall be free of rock and all hazardous objects and be developed for usage by persons present on the areas for the purpose of engaging safely in recreational activity. Where services are located in open space grassed areas, a concrete plinth 300mm in width should be constructed around the perimeter of the service lid for maintenance purposes. 

1.0 
TOPSOIL

Topsoil shall conform to the description of topsoil set out in British Standard Specification No. 3882; 1994, entitled "Specification for Topsoil".  Topsoil shall be good quality medium topspit loam, easily moulded when moist. It must be neither too sticky nor leave a smooth polished surface when smeared. It shall be free from all chemical or other pollutants without excessive proportions of stones or flints and those present must not exceed 50mm gauge.  It must not include subsoil, excessive proportions of clay, sand, chalk or lime, nor may it include rubbish or other extraneous material, pernicious weeds or couch grass whether roots or top growth, or roots of trees or shrubs. A minimum depth of 300mm of topsoil is required. 

Developer may be required to prove this by digging trial pits in the presence of the Development Control inspector.

2.0 
GRADING AND CULTIVATION

All grassed open space areas should be suitably graded so that the areas can be safely cut by four-wheel drive ride on mowers. 

Surface cultivation shall be carried out where appropriate and shall be as defined and described in British Standard Specification No. 4428; 1989, entitled "Code of Practice for General Landscape Operations", Section 4. 

3.0 
DRAINAGE

Drainage works shall be provided where appropriate and for the reasons outlined in British Standard Specification 4428; 1989, entitled "Code of Practice for General Landscape Operations", Section 3. 

Connection to existing drains or manholes shall be executed in a careful and workmanlike manner and to the satisfaction of Naas Town Council. Sand Slit Drainage to consist of a 300mm x 50mm trench. The spoil from trench excavations shall be removed simultaneously with the trenching operation. The trench shall have the profile of 225mm approx. of clean evenly sized washed pebble topped to surface levels with silica sands Grade T. All drainage works shall be shown on as constructed layout plan. 

4.0 
SEEDING OF GRASSED AREAS

Grass seeding shall be carried out in accordance with British Standard Specification 4428; 1989, entitled "Code of Practice for General Landscape Operations", Section 5.  In the development of grass landscape areas the seeds to be used are the amenity grass mixtures and certification of these mixtures are to be presented to Naas Town Council. On no account should grass seed mixture intended for high yield grass for agricultural purposes be used. 


Preparation of the Seed Bed

The seed bed shall be prepared in accordance with British Standard 4428; 1989 entitled “Code of Practice for General Landscape Operations”, Section 5.3.   No seed shall be sown until the cultivation and preparatory work have been approved.  Finish topsoil level shall be 25mm above adjoining paths, kerbs and manholes.

Sowing of seed strains shall be carried out during calm weather conditions with equal sowing in traverse directions at the specified rate per square metre as described in British Standard 4428; 1989, entitled "Code of Practice for General Landscape Operations”, Section 5.3.


nitial Topping Cut

Immediately before cutting, all stones above 25mm in any dimension should be hand picked and the area should be crossed with a lightweight roller to firm the grass and consolidate the surface.

When the grass is established from 40mm to 75mm high, according to seed mixture, it should be topped with a rotary mower so as to leave from 25mm to 50mm of growth and to cut weeds, in order to control the growth of coarser grass and to encourage tillering. 

A mowing programme should be organised that gradually reduces the height of the grass.  Grass cutting machinery should be very sharp and in good condition to avoid pulling out young seedlings. When cutting takes place without a box all arisings should be spread evenly to prevent damage to the growing grass beneath. This applies particularly to grass cut during periods of dull weather or wet weather. 

5.0 
SUPPLY AND PLANTING OF TREES


Quality of Plants

All feathered trees and ordinary nursery stock trees shall conform to British Standard 3936; Part 1, 1992, and all advanced nursery stock trees shall conform to British Standard 4043; except where otherwise specified. They shall have a strong fibrous root system with sufficient anchorage roots to give stability, a straight self-supporting stem with at least three lateral branches, and be in a condition for successful transplanting. 

Bare roots shall be protected with hessian or other suitable material during delivery to site. Plants with balled roots shall be supplied with the root system, together with the original ball of soil securely wrapped with hessian, polyethylene sheeting or other suitable material during delivery to site. 

Trees shall be supplied with a rootball of adequate diameter and depth appropriate to the size and species of the tree. The minimum diameter of the rootball in all cases shall be not less than 10 times the diameter of stem measured at 300mm above ground level. 

Timing of Planting and Delivery to Site

Planting of field grown plants shall not be commenced before 30th September or continued after 31st March following unless authorised in writing by Naas Town Council. Planting will be suspended during periods of severe frost or when planting positions or areas are water logged. 

No plant shall be delivered to site until the preparation of its planting position or area is practically complete. The landscape contractor will be responsible for the adequate protection of all plant material from the time of delivery from whatever source until Planting has been approved. Care is to be taken to protect the foliage and roots from adverse weather conditions including heat, frost and drying winds. Where delay between delivery of plants and planting is unavoidable; the landscape contractor shall heel in bare rooted plants in a prepared trench and pack moist soil/compost around the root. 

In frosty weather the plants shall be given extra protection with straw or similar material. Pot grown and balled rooted plants shall be protected from exposure to direct sunlight and shall be watered as necessary to prevent drying out of the roots. All pot grown and balled root plants shall be thoroughly watered two hours prior to the removal of the pots or wrappings. Pots, containers and other protective materials shall not be removed until immediately prior to planting.


Setting out and Planting Instructions

Developers shall be aware that new policy dictates that trees shall not be planted within 2m of a footpath or roadway so as to protect that roadway or footpath from the tree roots in future years of the tree’s development. Trees shall neither be planted within 5m of a public lighting standard so as to ensure that the tree does not block the lighting standard in future development years.

In paved and hard surface areas, tree pits 1220mm square and at least 1200mm in depth shall be prepared by the excavation and removal from the site of surfacing material, hardcore foundation and subsoil prior to the importation of which shall conform to the description of topsoil as set out in British topsoil Standard Specification No. 3882; 1994, entitled "Specification for Topsoil". 

The landscape contractor shall carry out planting in accordance with supplied drawings.  All trees shall be planted in the positions and in numbers indicated on the drawings and shall be planted in an informal manner so as to avoid a rigid matrix. 

Unless otherwise agreed the ground shall be cultivated to a depth of 600mm in all shrub planting areas. 


Planting Method

Standards of workmanship and materials used for planting and staking shall be as is outlined in British Standard Specification No. 4428; 1989, entitled "Code of practice for General Landscape Operations", Section 7 - amenity tree planting, Section 8 - woodland planting, Section 9 - planting of shrubs, herbaceous plants and bulbs. 

The roots of all bare root shrubs and transplants are to be treated with alginure root dip prior to planting, using a mixture of one part alginure to three parts water.  Tree stakes should be driven into the ground off centre of the prevailing wind side of tree. 

The pit will be partially backfilled with a mixture of topsoil, compost and fertiliser and the tree placed in the pit to the depth of the nursery soil mark, ensuring the roots are fully spread. The remaining mixture shall be used to cover the roots and shall be distributed amongst them by shaking them with a gently up and down movement and then firming by walking. 

Each tree shall be firmly secured to the stake after planting so as to prevent excessive movement or abrasion using a rubber buffer between the tree and stake. The tree shall be secured at the top of the stake about 0.6M from ground level. These ties shall allow for growth or secondary thickening of the tree stems. 

On completion of planting any broken branches shall be pruned, damaged areas of bark shall be cut back to sound tissue. After planting trees, they should be watered thoroughly, with approximately 30 litres per tree. 


Tree Stakes Ties and Tie Guards

Trees shall be staked using straight well formed Douglas fir or spruce poles, 1.53M in length (2.75M in length where use of tree guards is specified), driven 750mm into the ground before planting. These poles shall have all side shoots and laterals removed and shall be impregnated with copper chrome or copper chrome arsenic water borne wood preservative in accordance with I.S. 131; 1964. The poles shall be 90mm to-100mm in diameter at the heavy end and 75mm to 90mm at the light end. They shall be tapered to a point of 300mm in length at the heavy end and shall be trimmed to an angle of 45º at the light end after planting. 

Tree guards shall be manufactured from 50mm x 50mm x 10 gauge weld mesh and shall be 1830mm x 920mm cylinder shape formed to 300mm diameter and are to be hot dipped galvanised, with an overall weight of 0.25kg/ft. 

Where the use of tree guards is specified, a 2.75m length of tree stakes specified above should be used. 

6.0 

SHRUBS, CLIMBING PLANTS AND HEDGES

Shrubs shall be provided and planted in precise locations as agreed by Naas Town Council. Shrubs shall be as is defined and described in British Standard Specification No. 3936; 1992. entitled "Nursery Stock Part 1. Specification for Trees and Shrubs". Standards of workmanship and materials used shall be as is described in British Standard Specification No. 4428; 1989, entitled "Code of Practice for General Landscape Operations", Section 9. All shrubs be true to name, vigorous, well-grown specimens of their type, free from disease and insect pest. All shrubs shall be container gown in removable plastic containers unless otherwise stated. Shrubs considered to have inadequate size development at the time of planting must be replaced upon the instructions of Naas Town Council.

7.0
 Replacement Planting 

The landscape contractor shall replace during the following planting season all plants which fail to show growth or develop full foliage during the first growing season after planting. All such replacement planting shall be at the landscape contractor’s expense who shall also be responsible for any preparatory and other work necessary to be properly carried out, including the removal and disposal of dead plant material. 

8.0
Grass Maintenance on Reseeded Areas 

The Developer shall carry out the following operations prior to taking in charge by Naas Town Council - stone picking down to 25mm, rolling, weed elimination, cutting, repair of all erosion and settlement, filling of all holes to ensure uniform grading throughout and reseeding as necessary to establish a uniform and healthy stand of the specified grasses.
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15.0   COLUMN INSTALLATION
GENERAL 

It is the policy of Naas Town Council to assume responsibility for electricity charges associated with public lighting in new housing estates on request from the developer. Certification will be required from a suitably qualified person that the public lighting has been constructed in accordance with the standards set down in this policy document. 

Each standard shall be clearly, individually and uniquely numbered to the satisfaction, in writing, of the ESB.  The Meter Point Reference Number (MPRN) and the loads associated with each micro pillar shall be submitted.

Public lighting installations shall be in accordance with the Specifications for Public Lighting Installations for Residential Developments.  The minimum standard of illuminance that should be considered, can be provided by the installation of:

55w SOX side-entry lantern at 6m mounting height and 0.7m outreach.

70w SON side-entry lantern at 6m mounting height and 0.7m outreach.

Other lanterns may not be used without prior approval of Naas Town Council.

A staggered arrangement of lanterns is to be preferred for the lighting of roads with a footpath on either side but a single side arrangement may be used provided that the lighting criteria are met.  The Developer shall furnish to the Council a copy of the public lighting design, as prepared by E.S.B. (Public Lighting Design Section) or other approved Lighting Design Engineers.

Typical specifications for lighting columns and brackets for minor road lighting as applicable at the time of publishing.  (Alternative specifications may be acceptable subject to the prior approval of Naas Town Council).

1.0 
COLUMNS

1.1 Lighting columns shall be of octagonal steel construction with a minimum wall thickness of 3mm and shall comply with the requirements of BS 5649 or EN 40.  Brackets may be of tubular construction with a minimum wall thickness of 3mm.  Columns and brackets should be protected against corrosion by hot-dip galvanizing, in accordance with IS EN ISO 1461.

1.2 Mill test certificates may be required for the column and bracket steel sections.

1.3 Octagonal columns should be 7m long (6m above ground) of folded steel, gradually tapered at a constant rate from the base and terminating with a dimension of 68mm across flats at the top.

2.0 
BRACKETS

2.1 The bracket shall be of the single arm type in 33.7mm tube with a 3.2mm wall thickness and made from steel, which is equal to or better than BS EN 10025 (1993) S 275 JO.  It should be constructed to permit clear movement of cable through bracket and column.  The bracket arms shall be manufactured with the bracket arms inclined 5 degrees above the horizontal.

2.2 The column and bracket shall carry a permanent identification mark, indicating the manufacturer and year of manufacture.  Both identification marks shall be clearly visible following galvanizing.
3.0 
CONSTRUCTION

The fixed column shall consist of two parts, the shaft and the bracket.  These shall be so fabricated that when fitted together there shall be no rotation of the bracket on its spigot.

The shaft shall be of 3mm folded high tensile steel and gradually tapered from the base to the bracket spigot.

4.0 
SHAFT (FIXED COLUMNS)

4.1 The base shall be fitted with a cable entry opening of 180 x 60mm, with the top of the opening 700mm from the base end. A base compartment shall be provided in the shaft with a welded-in frame for a recessed fitting door. The internal diameter of the compartment shall be not less than 120mm and the bottom of the compartment shall be 1300mm above ground level. The door shall be vandal resistant and weatherproof to IP 33 with two recessed locking mechanisms requiring a female triangular key of 10mm side. The dimensions of the door shall be 385mm x 90mm (frame size 40mm x

104mm) and all doors must be interchangeable.

4.2 An earthing connection shall be provided within the base compartment and the fastening screw for this connection should be of stainless steel.

5.0 
FINISH

5.1 After fabrication, the shaft and bracket shall be hot dip galvanised both inside and outside.

5.2 Where retaining bolts or grub screws are used to secure the bracket to the shaft these shall be made of stainless steel and they shall not be galvanised.

5.3 The root of the shaft to a height of 50mm above planting depth to be dressed both inside and outside with a double protective thick bitumen coating.

5.4 All columns and brackets shall carry a permanent identification mark indicating the manufacturer. The column identification mark shall be permanent and clearly visible within the base compartment. This may be achieved by a permanent label fixed inside the base compartment, but not on the door. Alternatively, the marking may be formed in the material of the column immediately above or below the door provided the external appearance remains acceptable to ESB. The bracket identification shall be hard stamped onto the lantern spigot, and must be legible after galvanising or any other surface coating.

6.0 
LOADING

6.1 The column and bracket shall be designed to carry a side-entry lantern of weight 6.000kg and a wind area of 0.10msq. The centre of the side-entry lantern shall be considered to be 900mm from the shaft axis. A location factor of K=3 shall be applied.

7.0 
LANTERNS

7.1 Lanterns shall comply with the requirements of IS EN 60598-2-3; 1994, IS EN 13201; 2003 and BS 5489; 2003.

7.2 The body of the lantern shall be constructed from injection moulded or die-cast aluminium alloy, GRP, or other suitable corrosion-resistant material. It shall be suitable for side-entry mounting on a straight 0.7m bracket with a spigot size of 34mm x 100mm long.

7.3 The lantern shall be fitted with a NEMA 3-pin twist lock photocell socket and a porcelain BC type holder for the lamp type.

7.4 The lantern shall be fitted with integral control gear equipment. The body of the lantern shall be divided into two separate compartments, one housing the control gear, and the other housing the optical system. The control gear may be located over the lamp but a metal reflector shall be positioned between the lamp and the gear.

7.5 A light transmitting plastic bowl shall protect the optical compartment of the lantern.  The bowl shall be of an anti-vandal, ultraviolet stabilised, polycarbonate material, which as a minimum guaranteed life of five years against mechanical or optical deterioration in Irish climatic conditions. The bowl shall be secured by clips and may also be hinged.

7.6 All grub screws, the earthing screw, bowl clips, springs, and hinges shall be fabricated from a corrosion resistant material which shall have resistance to deterioration for a minimum of fifteen years, e.g., GRP or stainless steel.

7.7 The lantern shall be protected against the ingress of dust and water and shall have an IP65 rating as a minimum for the optical compartment. All gaskets shall not deteriorate in service over the normal life of the lantern.

7.8 All internal wiring shall be of the heat resistant type. Those parts of the internal wiring, which come near or in contact with the ballast shall be protected within a heat resistant sleeve.

7.9 A fixed and fused terminal block with clearly identified phase, neutral, and earth connections shall be provided within the control gear compartment. Provision should be made to clamp all incoming cables securely.

7.10 The light distribution may be controlled by a system of internal reflecting surfaces or by a refracting prismatic bowl or a combination of both systems. The bowl, however, should have a smooth exterior surface. Reflecting surfaces, where used, shall be of high purity anodised aluminium and shall not deteriorate in quality for a minimum of fifteen years.

8.0 
CONTROL GEAR EQUIPMENT

8.1 The control gear shall conform to the required standards and be suitable for use on 230V nominal voltage (-10%/+6%) on a 50cycle AC circuit.

8.2 The gear components shall be of the magnetic type and consist of a step-up transformer, a wire-wound ballast, an ignitor, and a capacitor. The ballast shall be rated at 240V and fed through a 230V/240V transformer. The capacitor shall be rated so as to achieve a corrected power factor of not less than 0.9 in the voltage range specified.

9.0 
FITTING OUT OF COLUMN

9.1 A detachable hardwood baseboard, measuring 400x80x20mm shall be fitted in the

base compartment of the column. The clearance between the baseboard and the inside face of the door, when secured, shall be not less than 100mm.

9.2 Each lantern shall be individually protected with a suitable fuse in the column base.

9.3 Neutral blocks, or looping-in blocks, shall be of an approved grooved bore 63A type, fully insulated and solidly mounted on the baseboard.

9.4 Columns shall be wired with a minimum 2.5mm2 PVC/PVC stranded copper cable.

10.0 
CONTROL

10.1 Switching of a Public Lighting system shall be by approved solid state photoelectric cell. Each lantern may be individually controlled or groups of lanterns may be controlled by a single cell with the aid of contactors. A surface mounted switch, tested to BS 3676, shall be provided in the base of the column, where a cell is located, to facilitate daytime testing by short-circuiting the photoelectric cell.

11.0 
PUBLIC LIGHTING MICRO PILLAR

11.1 All columns shall be supplied from a Public Lighting Micro Pillar, located a minimum of 2 metres from the ESB section pillar. Not more than six columns may be supplied from any one circuit and not more than four circuits may be taken from any one micro pillar.

11.2 The pillar shall consist of a rectangular box of overall dimensions 600mm (H) x 150mm (D) x 250mm (W), with front and rear bottom extension plates, 300mm long,

for anchoring purposes. The pillar shall be vented and fitted with a lift-out door, 445x142mm, fixed with two triangular headed locking screws onto a suitably tapped fixing plate, with a weather strip all around. The shell, door and extension plates shall be 3mm thick mild steel and the entire unit shall be hot dipped galvanised to IS EN1461. Ground level shall be clearly marked on the unit. The above dimensions are liable to change due to manufacturing.

11.3 An alternative pillar of similar design, particularly with additional features, may be offered for approval prior to installation.

11.4 The Meter Point Reference Number (MPRN) and the loads associated with each micro pillar shall be submitted to the Council at time of applying to take the street lighting in charge.

12.0 
FITTING OUT OF PUBLIC LIGHTING MICRO PILLAR

12.1 A hardwood baseboard, measuring 440x140x20mm shall be fitted in each pillar. A main earthing terminal shall also be provided and all components shall be securely mounted on the baseboard.

12.2 All outgoing circuits shall be individually fused by means of a 20A HRC fuse unit, capable of accommodating cable sizes up to 25mm2. The fuse shall be rated 16kA minimum rupturing capacity and shall comply with BS1361. The terminals of the fuse unit shall be of the grooved bore type.

12.3 Where there is more than one outgoing circuit, a main fuse shall also be provided.

The main fuse shall be rated 30A and shall otherwise be identical with individual circuit fuses.

12.4 A bituminous protective coating shall be applied all around the extension plates and up to a level on the shell extending 100mm above the ground level marking.

12.5 The installed pillar shall be embedded in concrete, in accordance with Class E, Clause 1502, of Specification for Roadworks, published by the Department of the Environment.

12.6 The front of all Public Lighting Micro Pillars shall display a permanent high voltage warning sign (black on a yellow face), 100mm wide by 120mm deep, securely fixed to the pillar door.

13.0 
CABLE AND DUCTING – MICRO PILLAR

13.1 All cabling shall be laid underground in red 50mm PVC-U ducting with a wall thickness in the range 2.3-2.8mm. A minimum cover of 600mm to the ducting shall be provided in grass margins. A minimum cover of 750mm to the ducting shall be provided at road crossings. A spare duct shall be laid across all aprons.

13.2 Two core cables with a separate earth return path shall be used. Cables shall be either:

• 2x6mm2 NYCY type to VDE specification 0271/5 or

• 3x6mm2 PVC/SWA/PVC type to BS 6346:1989, with colours brown, blue and green-yellow.

13.3 Cable joints are not permitted. Cables shall be looped from column to column on each circuit. If faults develop on cables prior to commissioning, the section of cable involved shall be replaced.

13.4 A duct should be provided between the ESB section pillar and the Public Lighting Mini Pillar.

14.0 
EARTHING – MICRO PILLAR

14.1 All micro pillars shall be earthed, using an earth electrode and the supply neutralised.

The electrode shall consist of a bare copper, or hot dipped galvanised steel rod/pipe of at least 16mm diameter, driven vertically into the soil for a length of at least 1,200mm.

14.2 If difficulties arise in driving the vertical rod, due to underground services, a horizontal earth electrode may be installed as follows:

A straight length of at least 4.5m of either:

• 16mm diameter bare copper;

• 16mm diameter hot dipped galvanised steel rod;

• 25mm2 cross-section bare copper;

• 25mm2 cross-section hot dipped galvanised steel rod, buried in the soil to a depth of at least 500mm. The earthing lead shall exit the pillar through the services cable entry opening.

14.3 The connection at the earth electrode shall be accessible for inspection and shall be protected against corrosion by a suitable waterproof tape. The connection shall be enclosed in a galvanised steel box, with an inspection cover. After inspection, the connection shall be buried underground.

14.4 A main earth terminal shall be mounted on the pillar baseboard, with the following connections:

• 10mm2 PVC cable from the earth terminal on the pillar, with a crimped lug connection to the pillar,

• 10mm2 PVC cable from the earth electrode.

• 10mm2 PVC cable from the neutral link.

14.5 A main earth terminal shall be mounted on the baseboard in each lighting column, with the following connections:

• 6mm2 PVC cable from the earth terminal to the column, with a crimped lug connection to the column,

• 2.5mm2 PVC cable from the lantern earth terminal.

14.6 The outer sheath of the incoming and/or outgoing service cable shall be connected to the main earth terminal, in the case of both the lighting column and the public lighting micro pillar baseboard.

14.7 If PVC/SWA/PVC cables are used, the outer sheath shall be terminated in an approved manner.

14.8 Earth continuity cables shall be coloured yellow/green, in accordance with ETCI wiring rules. In the case of NYCY cables, appropriate yellow/green sleeving shall be used.

15.0 
COLUMN INSTALLATION

15.1 Where there is no grass verge, all columns shall be located to the back of the footway.

15.2 The excavation for lighting columns shall be a minimum of 500mm in diameter and 1.05 meters in depth.

15.3 Column erection shall be in three stages as follows:

• Place 50mm of blinding concrete in the bottom of excavation. Concrete shall be Class E, Clause 1502, Specification for Roadworks, or

• A socket of 300mm diameter x 1500 deep can be used to accommodate the column.  This socket must be placed vertically and must be bedded in concrete. A slot to allow cable entry should be cut into the socket: 450 to 500mm from ground level.

• Erect column vertically and centrally on the blinding and surround the column with Grade 15.20 concrete, to a level 150mm below the cable entry slot. Concrete shall be class 30/20, Clause 1501, Specification for Roadworks.

• The final one metre of incoming and outgoing supply cable, up to the cable entry slot, shall be protected by polyethylene piping, which shall extend 30mm into the column. The cable shall be kept level with the bottom of the entry slot, in order to avoid damage due to column settlement.
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Appendix B

As-Constructed-Drawings Specifications

AS CONSTRUCTED DRAWINGS – TECHNICAL SPECIFICATION

In order to pursue on matters relating to the taking in charge of your development, Naas Town Council requires 2 No. CD AutoCAD copies of drawings of the estate to a scale of 1:500 showing the following:

· Site boundaries clearly delineated.

· North point indicator, proper title, drawing scale, date, estate name, and location.

· All houses, gardens, open spaces, roads, footpaths, verges, public lighting, hydrants, sluice valves, service boxes, gullies, manholes for both surface and foul water, and the lines of house drains in gardens and their points of connection to the main sewers.

· Road names and individual house numbers for each cul-de-sac together with confirmation that each has been correctly de-lineated by sign plates and their relevant positions.

· A schedule of foul sewers showing manhole reference numbers, pipe diameter, sewer length, gradient, invert level and cover level for both sewer and manhole. While individual house drains need not be included, the sewer outside the site boundary must be clearly surveyed to its point of connection to the mains.

· A similar schedule must be presented for the surface water sewers and their outfall to the public mains.

· Any foul sewer pumping station to be shown with its rising main highlighted to the point of discharge. Include any hatch boxes and the like. Note that where a pumping station exists, the Water Services Department of Kildare County Council will require more detailed drawings and data.

· Where special features exist on site, they should be clearly shown, e.g. approved overhead power lines, gas mains, regional water mains, regional sewers etc.

For large housing estates where several 1:500 drawings will be required to cover the estate, then overlap should be allowed to assist continuity. In these cases, a 1:2500 map outlining the site to be taken in charge will be acceptable. Any outfall pipes or rising mains outside the site should be shown on this map also.

For mixed developments where private houses are located in proximity to apartments, Town Houses, Duplexes, Shopping Facilities, Crèches and the like; it will be necessary to clearly delineate on the 1:500 drawings the property boundaries of such facilities or the area over which the Management Company will exercise control for maintenance and repair in the future. The Council does not take charge of forecourts, parking areas, or common areas of any of these facilities.
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Appendix C

Land Vesting Maps   Specifications

LAND VESTING MAPS -
TECHNICAL SPECIFICATION

NAAS TOWN COUNCIL

Land Transfer for Taking in Charge Guidance Notes

November 2008

1. An Ordnance Survey ITM Map must be supplied initially in digital format and be the latest edition published for the area.

2. The map shall be plotted on paper of not less than 100g/m2.

3. The map detail must be plotted, by a plotter of sufficient accuracy and resolution (minimum 300 dpi).

4. Maps scales to be 1:1000 for urban areas and 1:2500 for rural areas or largest available scale for the area.

5. Maps must be relevant Ordnance Survey ITM co-ordinates values for two diagonally opposite corners on the map frame.

6. Map size A3 only.

Where the A3 frame has insufficient size to illustrate the entire area of land to be transferred as per scales mentioned (item 3) additional A3 mapping is to be prepared which over laps the previous maps.

7. Defined boundaries of areas to be vested shall be outlined in RED (line thickness 3-5mm).

8. Undefined boundaries shall be drawn in LIGHT BLUE (CYAN) and outlined in RED.

9. Rights of way/Wayleaves to be coloured Yellow and outlined in RED.

10. Provide 4 No. Land Transfer Maps.

11. The map must also indicate the following:

i. Area of land to be transferred to Naas Town Council

ii. Ordnance Survey Ireland Licence Number

iii. North Sign

iv. Name of person who prepared the map

v. Date map was prepared

vi. Map scale

vii. Ordnance Survey map reference numbers

viii. Map location address

ix. Drawing No.

x. Legend indicating existing site boundaries and new site boundaries.

(i.e. RED for site boundary, LIGHT BLUE (CYAN) for undefined boundaries).

12. A declaration stating the map has been prepared in accordance with the Land Registry mapping requirements as set out in the relevant Acts, Rules and Guidance notes.

13. Information on Land Transfer Mapping is available on Property Registration Authority Ireland web page www.prai.ie.

In the rare circumstances where the Council permits its existing mains in a site to be diverted to facilitate a new development, this diversion will be carried out under the supervision of the Town Engineer or his Representative. No such works will be permitted until such time as the Town Engineer has signed off a detailed method statement provided by the Developer.
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Appendix D

Taking In Charge Application Forms (AF1)

(Forms to be filled in and issued to Naas Town Council in order to commence the taking in charge process)

FORM AF1


Application by the Developer to have development taken in charge by Naas Town Council under S.180 of the Planning and Development Act 2000

A. Details of Developer

Developer’s Name:










Developer’s Permanent Address:









Telephone No:









 

B. Details of Development
Development / Estate Name: 









Development Location: 










O.S. Map Ref. No: 










Planning Ref. Number(s): 










Total Development Levy Contribution Paid: (€) 







Details of Development Bond(s) Paid: 








Water Services Connection Fee Paid: (€) 








Total No. of houses in estate: 









Total No. of Apartments (if applicable): 








As Constructed Drawings Completed by: 








C. Checklist of Items To Be Included
Items submitted with this Application Form: (Tick where appropriate)

· 2 CD Copies of ‘As Constructed’ Drawings


 

· 2 DVD Copies of CCTV survey & Executive Summary Report
 

· Public Lighting Design





 

· Copies of Wayleaves




            
 

· Third Party Certification




 

· Road Safety Stage 3 Audit




 

· Disability Audit

· Any other (please detail)






D. Details of Infrastructure to be Taken In Charge
1. ROADS AND FOOTPATHS

Length of Roadway (m):





______________

Area of Roadway (m):





______________

Length of Footpath (m):





______________

Area of Footpath (m):






______________

2. FOUL SEWERS
	Length (m)
	Sewer Ref. No.
	Diameter (mm)
	Type
	Other Details

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	


Number of FS manholes in development:







(please detail clearly on ACD)

Number of sewerage pumping stations in development: 





3. WATERMAINS
	Length (m)
	Diameter (mm)
	Type
	Class

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	


No. of Stopcocks on public roads:




_______________

No. of Hydrants on public roads:




_______________

No. of Water meters on public roads:




_______________

No. of Scour valves on public roads:




_______________

No. of Sluice valves on public roads:




_______________




4. SURFACE WATER SEWERS
	Length (m)
	Diameter (mm)
	Type
	Other Details

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	


Number of S.W. manholes:





_______________

5. PUBLIC LIGHTING
No. of Public Lights:










Type of Lantern(s):










No. of Mini-pillars:










No. of Substations:










6. OPEN SPACES
Acre ________________________________Hectares________________________

Signed______________________________Date_____________________________


(must be suitably competent person)
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Appendix E

3rd Party Certification Forms (AF2)

(Forms to be filled in and issued to Naas Town Council in order to commence the taking in charge process)

FORM AF2: THIRD PARTY CERTIFICATION

	1. Certification that Water Services are correctly laid and tested
For the benefit of Naas Town Council, this is to certify that all foul and surface water sewers have been tested and passed in accordance with the requirements of Clause 3.20 of “Recommendations for Site Development Works for Housing Areas” – Department of Environment and Local Government (November 1998).

All drinking water pipes have been tested, passed and sterilized in accordance with the requirements of Clause 4.18 of “Recommendations for Site Development Works for Housing Areas” – Department of Environment and Local Government (November 1998).

Signed 

(Third Party)___________________________________Date_____________________

Qualification:____________________________________________________________

Please attach details of Company



	2. Certification that Roads & Footpaths correctly laid

For the benefit of Naas Town Council, this is to certify that the roads and footpaths have been built in compliance with the requirements of Naas Town Council’s “Taking Charge of Private Housing Developments” policy document, June 2008.

Signed 

(Third Party)________________________________Date________________________

Qualification:____________________________________________________________

Please attach details of Company



	3. Certification that development layout complies with Part M

For the benefit of Naas Town Council, this is to certify that the development complies with the requirements of Buildings Regulations (esp. Parts B & M) in terms of road and footpath layout.

Signed 

(Third Party)_________________________________Date_______________________

Qualification:____________________________________________________________

Please attach details of Company



	4. Road Safety Audit

For the benefit of Naas Town Council, this is to certify that the development passes a Road Safety Audit (Stage 3) to the latest N.R.A. standards. Please attach copy of Stage 3 report carried out by a certified Road Safety Auditor.

Signed 

(Third Party)_________________________________Date_______________________

Qualification:____________________________________________________________

Please attach details of Company



	5. Water Usage Audit

For the benefit of Naas Town Council, this is to certify that a Water Usage Audit has been carried out on the estate and the development has been found to be in suitable compliance with regards to water usage. Please attach a copy of the water usage audit report.

Signed 

(Third Party)_________________________________Date_______________________

Qualification:____________________________________________________________

Please attach details of Company



	6. Overall Planning Compliance

For the benefit of Naas Town Council, this is to certify that the development complies with all conditions of planning permission. Please attach a copy of the planning Consultant’s report.

Signed 

(Third Party)_________________________________Date_______________________

Qualification:____________________________________________________________

Please attach details of Company
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	IS 134:1977
	Polyethylene Pipe Type 32

	IS 135:1975
	Polyethylene Pipe Type 50

	IS 146:1965
	Pre- Cast Concrete Kerbs, Channels, Edgings and Quadrants

	IS 261:1984
	Cast Iron Road Furniture

	IS 325:1995
	Code of Practice for use of Masonry

	IS 424:1990
	Unplasticized Polyvinylchloride (PVC – U) Pipes and Fittings for Buried Drainage and Sewage Systems – Specifications

	IS EN 40-1:1992
	Lighting Columns, Definitions and Terms

	IS EN 124:1994
	Gully Tops and Manhole Tops for Vehicular and Pedestrian Areas

	IS EN 295:1996
	Vitrified Clay Pipes and Fittings and Pipe Joints for Drains and Sewers

	IS EN 512:1995
	Fibre-cement Products – Pressure Pipes and Joints

	IS EN 545:1995
	Ductile Iron Pipes, Fittings, Accessories and their Joints for Water Pipelines

	IS EN 1057:1996
	Copper and Copper Alloys – Seamless, Round Copper Tubes for Water and Gas in Sanitary and Heating Applications

	IS EN 10113:1993
	Hot – rolled Products in Weldable Fine Grain Structural Steels

	IS EN 55015:1993
	Limits and Methods of Measurement of Radio Disturbance Characteristics of Electrical Lighting and Similar Equipment

	IS EN 60238:1993
	Edison Screw Lampholders

	IS EN 60598-2-3:1994
	Luminaires for Road and Street Lighting

	IS EN 60922:1992
	Ballasts for Discharge Lamps – General and Safety Requirements

	IS EN 60923:1992
	Ballasts for Discharge Lamps – Performance Requirements

	IS EN 60928:1997
	Auxiliaries for Lamps. A.C. Supplied Electronic Ballasts for Tubular Fluorescent Lamps – General and Safety Requirements

	IS EN 60929:1993
	A.C. Supplied Electronic Ballasts for Tubular Fluorescent Lamps – Performance Requirements

	IS EN 61000-3-2:1995
	Electromagnetic Compatibility (EMC). Part 3: Limits – Section 2: Limits for Harmonic Current Emissions (Equipment Input Current < 16A per Phase)

	IS EN 61048:1993
	Capacitors for Use in Tubular Fluorescent and Other Discharge Lamp Circuits – General and Safety Requirements

	IS EN 61049:1994
	Capacitors for Use in Tubular Fluorescent and Other Discharge Lamp Circuits – Performance Requirements

	IS EN 61184:1995
	Bayonet Lampholders

	IS EN ISO 9001:1994
	Quality Systems – Model for Quality Assurance in Design, Development, Production, Installation and Servicing

	IS EN ISO 9002:1994
	Quality Systems – Model for Quality Assurance in Production, Installation and Servicing


BRITISH STANDARDS INSTITUTION

	BS 63:1994
	Road Aggregates

	BS 65:1991
	Specification for Vitrified Clay Pipes, Fittings and Ducts, also Flexible Mechanical Joints for use solely with Surface Water Pipes and Fittings

	BS 381C:1996
	Specifications for Colours for Identification, Coding and Special Purposes

	BS 729:1994
	Specification for Hot Dip Galvanized Coatings on Iron and Steel Articles

	BS 750:1984
	Specification for Underground Fire Hydrants and Surface Box Frames and Covers

	BS 812:1995
	Testing Aggregates

	BS 1010:1973
	Specification for Draw-off Taps and Stopvalves for Water Services (Screw-down pattern)

	BS 1199, BS 1200:1996
	Specifications for Building Sands from Natural Sources

	BS 1247:1991
	Manhole Steps

	BS 1361:1986
	Specification for Cartridge Fuses for A.C. Circuits in Domestic and Similar Premises

	BS 1377:1990
	Methods of Test for Soils for Civic Engineering Purposes

	BS 2494:1990
	Specifications for Elastomeric Seals for Joints in Pipework and Pipelines

	BS 2499:1993
	Hot-applied Joint Sealant Systems for Concrete Pavements

	BS 3251:1993
	Specification. Indicator Plates for Fire Hydrants and Emergency Water Supplies

	BS 3676:1989
	Switches for Household and Similar Fixed Electrical Installations

	BS 4449:1988
	Specification for Carbon Steel Bars for the Reinforcement of Concrete

	BS 4483:1985
	Specification for Steel Fabric for the Reinforcement of Concrete

	BS 4987:1993
	Coated Macadam for Roads and Other Paved Areas

	BS 5075:1985
	Concrete Admixtures

	BS 5159:1991
	Specifications for Cast Iron and Carbon Steel Ball Valves for General Purposes

	BS 5480:1990
	Specification for Glass Reinforced Plastics (GPR) Pipes, Joints and Fittings for use for Water Supply or Sewerage

	BS 5489:1996
	Road Lighting

	BS 5649:1997
	Lighting Columns

	BS 5834:1993
	Surface Boxes, Guards and Underground Chambers for Gas and Waterworks Purposes

	BS 5911:1994
	Precast Concrete Pipes, Fittings and Ancillary Products

	BS 6346:1989
	Specification for PVC – insulated Cables for Electricity Supply

	BS 6677:1986
	Clay and Calcium Silicate Pavers for Flexible Pavements
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	Precast Concrete Paving Blocks 
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	Guide for Structural Design of Pavements Constructed with Clay or Concrete Block Pavers
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	Specification for Weldable Structural Steels
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	Sewerage
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	Code of Practice for Building Drainage

	BS EN 752-1:1996
	Drains and Sewer Systems outside Buildings


OFFICAL ADOPTION OF POLICY DOCUMENT

It is envisaged that this document will inform the developer himself, the residents of private residential developments throughout the Town, and locally elected representatives; of Naas Town Council’s new policy in the entire area of development control. The document will also provide guidance to those who intend to undertake new residential developments in Naas in the future. 

Following detailed debate and discussion by the Members of Naas Town Council; this document is now taken as Naas Town Council’s agreed policy document in the entire area of development control and the taking charge of residential estates in the Town for the life of this document.

By Order of Naas Town Council

Signed:

Town Manager Naas Town Council


Dated

Cathaoirleach Naas Town Council


Dated

100mm





A.C.C.





S.V.





4m








� Appendix D: Form AF1 – Naas Town Council Taking in Charge Application Form


� Appendix E: Form 2 – Third Party Certification


� Appendix B: Specification for As Constructed Drawings for Infrastructure to be taken in charge by Naas Town Council.
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