F/YR22/1416/0

Applicant:

Mrs P McCarter Agent : Mr Gareth Edwards
Swann Edwards Architecture Limited

Land To The East Of 114, Main Road, Parson Drove, Cambridgeshire

Erect up to 4 x dwellings involving the formation of a new access (outline application with
matters committed in respect of access)

Officer recommendation: Refuse

Reason for committee: Parish Council comments contrary to Officer recommendation
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EXECUTIVE SUMMARY

1.1.

1.2.

1.3.

1.4.

1.5.

1.6.

The application seeks outline planning permission for up to 4no dwellings with all
matters reserved save for access, which is indicated as being from a private drive
connecting to Main Road.

Parson Drove is identified within the Fenland Local Plan as a Limited Growth
Village, and policy LP3 notes that for such settlements, “a small amount of
development and new service provision will be encouraged and permitted in order
to support their continued sustainability, but less than would be appropriate in a
Growth Village. Such development may be appropriate as a small village
extension”. The site lies adjacent to the built form of the settlement and is therefore
deemed to be classed as a small village extension with the proposal therefore in
compliance with Local Plan Policy LP3.

The proposed development would be constructed to the rear of an existing frontage
development and accessed by a long vehicular access to the west of the site. The
development would represent a tandem or backland form of development which
would conflict with and undermine the prevailing form of linear frontage
development along Main Road.

As the application proposes a level of development that is consistent with that
envisaged for Parson Drove within the settlement hierarchy of the Local Plan, it is
considered that the area of search for the Sequential Test can be restricted to the
limited growth village of Parson Drove. A Flood Risk Assessment including
Sequential Test and Exceptions Test has been submitted. This demonstrates that
there are no other sequential preferable sites within the village with the exceptions
test having been met. The proposal therefore complies with the Cambridgeshire
Flood and Water SPD 2016, Policies LP12A(j); LP14 of the Fenland Local Plan
2014 and paragraphs159-167 of the NPPF’

County RECAP Guidance states that ‘any designated storage area within the
boundaries of the property should not be more than 25m distance from the
collection point’. The access road would be a private road and therefore unadopted
with the refuse bins and waste having to be moved to the adopted highway for
collection. In this instance, the development would be contrary to policy LP16 (f) and
guidance contained in the County RECAP Waste Management Design Guide
Supplementary Planning Document, 2012.

Consequently, the recommendation is to refuse the application.




2.1

2.2
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3.1

3.2

SITE DESCRIPTION

The application site comprises 5090 sq m of open grade 1/2 agricultural land to the south
of Main Road and sitting to the west of Silver’s Lane, Parson Drove.

The land directly to the north of the site has planning permission for up to five dwellings
(ref: F/'YR19/0971/0), however four dwellings have gained reserved matters approval on
the land and are currently being built out. (ref: F/YR21/0820/RM, F/YR21/1026/RM,
F/YR21/1250/RM, F/YR21/1516/RM).

The site is flat throughout and is within flood zones 2/3 of the Environment Agency Flood
Maps for Planning.

PROPOSAL

The application is seeking outline permission for the erection of up to 4no. dwellings and
confirmed on the application form as being for market housing. The application is in
outline form with all matters reserved save for access. Matters of layout, appearance,
scale and landscaping will be reserved for future consideration should the application be
approved.

An indicative plan shows that each of the four plots would have their own access points
from an elongated private road, which runs along the west of the site and bends round to
the southern edge of the site.

3.3 Full plans and associated documents for this application can be found at:
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5.1

5.2

https://www.publicaccess.fenland.gov.uk/publicaccess/applicationDetails.do?activeTab=
documents&keyVal=RLJHTZHEO6P00

SITE PLANNING HISTORY
There is no planning history for the application site itself.

CONSULTATIONS

Parson Drove Parish Council

The Council considered application F/YR22/1416/0 Erect up to 4 x dwellings involving
the formation of a new access (outline application with matters committed in respect of
access) Land To The East Of 114 Main Road Parson Drove Cambridgeshire and a
discussion ensued. It was noted that there were no comments on the application from
members of the public, nor did any make personal representations to any councillors, as
well as being within the local plan. The Council agreed to recommend for approval.

Environment Agency

Thank you for your consultation dated 05 January 2023 for the above application. We
have no objection to this planning application, providing that you have taken into account
the Flood Risk considerations which are your responsibility. We have provided additional
information below.

Flood Risk

The site is located within flood zone 3 as defined by the ‘Planning Practice Guidance:
Flood Risk and Coastal Change’ as having a high probability of flooding. We have no
objection to this application, but strongly recommend that the mitigation measures
proposed in the submitted Flood Risk Assessment (FRA) undertaken by Geoff Beel
Consultancy (dated: July 2022 ref: GCB/Swann Edwards) and the following mitigation
measures it details:


https://www.publicaccess.fenland.gov.uk/publicaccess/applicationDetails.do?activeTab=documents&keyVal=RLJHTZHE06P00
https://www.publicaccess.fenland.gov.uk/publicaccess/applicationDetails.do?activeTab=documents&keyVal=RLJHTZHE06P00

5.3

5.4

5.5

5.6

* Finished floor levels set at a minimum of 2.0m ODN.
* Flood resilient construction to a height of 300mm above the finished floor level are fully
implemented and retained for the life of the development.

Environmental Health
| refer to the above planning application and make the following observations.

The Environmental Health Team note and accept the submitted information and have
‘No Objections’ to the proposed scheme as it is unlikely to have a detrimental effect on
local air quality and the noise climate or be affected by ground contamination.

North Level District Internal Drainage Board
Please note that North Level District Internal Drainage Board have no comment with
regard to the above application.

Highways

Please add visibility splay for 40mph for the access to the proposed development. Also,
can you please indicate the width of the private access to the development. The width
will need to be suitable to enable 2-way traffic and emergency vehicular access.

Neighbour responses:
One objection to the proposal from a resident of Parson Drove:

Policy 3 of the Parson Drove Village Development Plan, which forms part of Fenland's
planning regulations states that Proposals involving 4 or more dwellings will require clear
Justification of why the benefits of the proposal outweigh the impacts and should be
accompanied by demonstrable evidence of clear local community support, through a
proportionate preapplication community consultation that has been ratified by the Parish
Council. There is no evidence that this has been carried out and until local support has
been demonstrated this application should not proceed. At the very least it seems to me
that the owners of the four properties fronting Main Road should consulted and should
show support for this application to be approved

STATUTORY DUTY

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires a planning
application to be determined in accordance with the Development Plan unless material
planning considerations indicate otherwise. The Development Plan for the purposes of
this application comprises the adopted Fenland Local Plan (2014).

POLICY FRAMEWORK
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)

National Design Guide 2021
Context

Identity

Homes and Buildings

Fenland Local Plan 2014

LP1 — A Presumption in Favour of Sustainable Development

LP2 — Facilitating Health and Wellbeing of Fenland Residents

LP3 — Spatial Strategy, the Settlement Hierarchy and the Countryside
LP4 — Housing

LP5 — Meeting Housing Need

LP12 — Rural Areas Development Policy
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9.1
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10.1

10.2

LP14 — Responding to Climate Change and Managing the Risk of Flooding in Fenland
LP15 — Facilitating the Creation of a More Sustainable Transport Network in Fenland
LP16 — Delivering and Protecting High Quality Environments across the District

Emerging Local Plan

The Draft Fenland Local Plan (2022) was published for consultation between 25th
August 2022 and 19 October 2022, all comments received will be reviewed and any
changes arising from the consultation will be made to the draft Local Plan. Given the
very early stage which the Plan is therefore at, it is considered, in accordance with
Paragraph 48 of the NPPF, that the policies of this should carry extremely limited weight
in decision making. Of relevance to this application are policies:

Policy LP1: Settlement Hierarchy

Policy LP2: Spatial Strategy for the Location of Residential Development
Policy LP4: Securing Fenland’s Future
Policy LP5: Health and Wellbeing

Policy LP7: Design

Policy LP8: Amenity Provision

Policy LP11: Community Safety

Policy LP12: Meeting Housing Needs
Policy LP20: Accessibility and Transport
Policy LP22: Parking Provision

Policy LP32: Flood and Water Management

Parson Drove Neighbourhood Plan 2020

Policy 1 — Housing Growth

Policy 2 — Scale of Housing Development

Policy 4 - Maintaining Separation Between Parson Drove and Church End
Policy 5 — Road and Pedestrian Safety

KEY ISSUES

Principle of Development

Compliance with the Neighbourhood Plan
Highways Safety

Character of the area

Flood Risk

Residential Amenity

BACKGROUND

Whilst there is no site history for the application site itself, the site directly to the north is
currently being built out. Application F/YR19/0971/O was granted to erect up to 5
dwellings (outline application with matters committed in respect of access). This site lies
to the direct north of the application site and fronts Main Road itself. Separate reserved
matters applications have been brought forward for four of the plots.

ASSESSMENT
Principle of Development

Policy LP3 of the Fenland Local Plan sets out the settlement hierarchy for development
within the district, grouping settlements into categories based on the level of services
available, their sustainability and their capacity to accept further development.

Parson Drove is identified within the Fenland Local Plan as a Limited Growth Village,
and policy LP3 notes that for such settlements, “a small amount of development and new
service provision will be encouraged and permitted in order to support their continued
sustainability, but less than would be appropriate in a Growth Village. Such development
may be appropriate as a small village extension”.
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10.5

10.6

10.7

10.8

10.9

10.10

10.11

10.12

There is no defined settlement boundary for Parson Drove within the Local Plan with the
application site lying behind the existing residential linear form of development that fronts
the southern side of Main Road. Notwithstanding this, and, whilst there is no specific
definition surrounding what is classed as a small village extension, the site immediately
adjoins the built form of the settlement and, on this basis, it is concluded that this would
be considered as a small village extension and would therefore accord with the
provisions of the policy.

With regard to the consultation draft of the emerging Local Plan, which carries extremely
limited weight as this time, given that consultation has only recently commenced, the site
is outside of the defined settlement boundary of Parson Drove. The agent has contested
this and referenced the site allocation, LP57.01, which lies beyond the west of the site

with LP57.03 directly to the north of the application site which is currently being built out.

The proposed development is considered to be a small village extension of Parson
Drove and, therefore, in terms of policy LP3 is considered acceptable in principle.
Application of policy LP12 will be assessed in ‘character and appearance’

Agricultural Land

Policy LP12 ((i) states that development should not result in the loss of high grade
agricultural land or if so comprehensive evidence is provided to justify the loss.

Paragraph 174 of the NPPF states that decisions should recognise the intrinsic
character and beauty of the countryside....including the economic benefits of the best
and most versatile agricultural land. Grades 1, 2 and 3a agricultural land fall within this
category.

A large proportion of agricultural land in Fenland District is best and most versatile land.
There is insufficient information upon which to assess whether the loss the land might
mean loss of best and most versatile agricultural land. However, the Council has rarely
refused applications for this reason, given the quantity of such land within the District,
and it is not considered that this issue could therefore be used as a reason for refusal in
this instance.

Compliance with the Neighbourhood Plan

Paragraph 12 of the NPPF states that ‘Where a planning application conflicts with an up-
to-date development plan (including any neighbourhood plans that form part of the
development plan), permission should not usually be granted’.

Paragraph 14 of the National Planning Policy Framework (2021) makes it clear that the
adverse impact of allowing a development that conflicts with the neighbourhood plan is
likely to significantly and demonstrably outweigh its benefits, provided that
neighbourhood plan is up to date, contains policies to allow the settlement to meet its
identified housing requirement, has a 3-year supply of deliverable sites and housing
delivery is at least 45% of that required over a 3-year period.

With regard to the scale of development noted above, the Parson Drove Neighbourhood
Plan (2019) states at Policy 2: Scale of Housing Development, that “sites proposing 5 or
more dwellings may be considered appropriate where: the proposal is accompanied by
clear demonstrable evidence of positive community support for the scheme generated
via a thorough and proportionate pre-application community consultation exercise; and it
is supported by the Parish Council”.

The Parish Council have reviewed the application and have given a recommendation in
support of the development. In relation to the neighbourhood plan, the application is in
line with the policies 1, 2, 4 and 5. Policy 4 of the Neighbourhood plan states that there
should be no development other than permitted development between Parsons Drove
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and Church End from the east side of Sealeys Lane and Silvers Lane up to the existing
dwellings at the end of Church End to allow for an appropriate separation of the villages.
As this development is on the western side of Silvers Lane, it is considered appropriate
and complies with the policies within the Neighbourhood Plan. It is to be noted that a
neighbour objection was received that stated the proposal is contrary to Policy 3 of the
Parson Drove Neighbourhood Plan. As referenced above, Policy 3 refers to site
proposing 5 or more dwellings. In this instance, the proposal is for 4 dwellings and
therefore no evidence is required.

On the basis of the above, the principle of the proposal is not opposed by the relevant
policies of the Development Plan, and consideration must be given to the specific
impacts as detailed below.

Character of area

Local Plan Policy LP16 identifies that proposals for new development will only be
permitted if it can be demonstrated that the proposal, inter alia makes a positive
contribution to the local distinctiveness and character of the area, enhances its local
setting, responds to and improves the character of the local built environment, provides
resilience to climate change, reinforces local identity and does not adversely impact,
either in design or scale terms, on the street scene, settlement pattern or the landscape
character of the surrounding area.

Whilst acknowledging that the site is considered to be a small village extension and
therefore is acceptable in principle, it must also comply with the requirements of Part A of
policy LP12. This states that development can be supported where is does not harm the
wide open character of the countryside and provides further guidance as to the
restriction of such development to ensure that is has an acceptable impact on the
settlement and its character. The Policy requires development to meet certain criteria in
order to be supported. The site must be in or adjacent to the existing developed footprint
of the village, it must not result in coalescence with any neighbouring village, and must
not have an adverse impact on the character and appearance of the surrounding
countryside and farmland. Similarly, the proposal must be in keeping with the core shape
and form of the settlement, without resulting in the extension of linear features or create
ribbon development, and must retain natural boundaries, respect ecological features,
important spaces, etc. Finally, the proposal must be served by sustainable infrastructure,
and must not put people or property in danger from identified risks.

Further to the above-mentioned policies, Policy DM3(d) of the ‘Making a Positive
Contribution to Local Distinctiveness and Character of the Area’ SPD sets out that the
character of the landscape, local built environment and settlement pattern should inform
the layout, density, proportions, scale, orientation, materials and features of the
proposed development, which should aim to improve and reinforce positive features of
local identity.

Details of appearance, landscaping, layout and scale are to be submitted at Reserved
Matters stage, however the Council must be satisfied that an appropriate design can be
brought forward through any subsequent reserved matters application before granting
planning permission. An indicative proposed block plan has been provided showing four
plots set to the rear of the built form under construction that front Main Road. Each plot is
to have a separate access from a private drive to the west of the site.

Parson Drove is of a distinctive linear character. There are only limited exceptions to this
character. The development to the north of the site is arranged in a linear form fronting
Main Road with the southern boundary creating a strong boundary with the countryside
for the present extent of the village. The proposed development would be conflicting with
the existing core shape and built form of the development fronting Main Road which is
primarily linear in form. The encroachment of the built form of the village into the
agricultural landscape to the south of the settlement in this location would have a
detrimental impact on the appearance and character of the settlement in this regard,
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introducing a domestic appearance and features into what is currently a comparatively
open aspect dominated by agricultural land.

The topography is relatively flat with limited visual screening with the site and
surroundings to the south, west and east open in nature with any additional built form
considered to create a substantial degree of prominence in the wider landscape.
Cumulatively, the extension beyond the established pattern of development in
conjunction with a substantial degree of prominence within the landscape would cause
harmful erosion to the character and appearance of the open countryside. To approve
such a scheme would see the countryside, incrementally, being eroded to the detriment
of the wider area, and would set a precedent for additional in depth piecemeal
development; urbanisation and loss of openness with even more significant cumulative
impacts.

In character terms, the proposal is located on a backland site, which is located beyond a
recent development that fronts Main Road itself. Whilst the policies of the Local Plan do
not preclude backland development per-se, Parson Drove is particularly distinctive within
the immediate vicinity and within the wider setting of the district as a settlement with
extremely limited backland development and a very strong character of linear, frontage
development along Main Road, for which the site to the north forms part.

The indicative site location plan shows the construction of up to four dwellings located on
land to the rear of frontage residential development along Main Road. By virtue of its
tandem nature, the proposed development would be discordant with the existing linear
built form of the development along the frontage, exacerbated by it also presenting a
‘side-on’ aspect to the rural Silvers Lane, to the detriment of the character and
appearance of the area and would create a precedent for further backland development
at sites with similar geometry.

Whilst it cannot be contested that up to 4no dwellings could be reasonably
accommodated within the plot without causing a cramped appearance and with little
detrimental impact upon the street scene, these do not outweigh the fact that the open
character of the area at this point would be disrupted by the mere physical presence of
additional dwellings and would set an undesirable precedent. Thus, the proposal would
therefore fail to comply with the requirements of Policy LP12 and Policy LP16 (d) of the
Fenland Local Plan (2014).

Residential Amenity

Policy LP2 states that development proposals should contribute to the Council’s

goal of Fenland’s residents, including promoting high levels of residential amenity whilst
Policy LP16 states that development should not adversely impact on the amenity of
neighbouring users such as noise, light pollution, loss of privacy and loss of light. It also
identifies that proposals should identify, manage and mitigate against any existing or
proposed risks from sources of noise, emissions, pollution, contamination, odour and
dust, vibration, landfill gas and protects from water body deterioration.

With regards to impacts of the proposed development on neighbouring properties, it is
considered that the dwellings could be designed, with the appropriate orientation,
window layout and landscaping to limit any adverse overlooking and could also be
designed to limit any overbearing and shadowing.

If this application is supported, the impact on residential amenity in terms of overlooking
and loss of privacy would be re-visited at the reserved matters stage once the scale and
appearance of the dwellings can be fully assessed and, upon which, neighbours would
have further opportunity to comment.

Highway Safety
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As access is being considered within this application, County Highways were consulted
on the application. Comments were received requesting visibility splay for 40mph for the
access to the proposed development along with requesting details of the width of the
private access to the development.

The agent has been made aware of the requirements, however, to date, no plans have
been received. Insufficient information has therefore been provided to demonstrate that
suitable visibility splays for the required access to Main Road can be provided along with
a suitable width for the access road. Although this application is for outline planning
permission, this is to include access with the information regarding visibility splays
required to demonstrate the proposed development could be accessed safely. This
information has not been provided despite the agent being made aware of the
requirements. It has not therefore been demonstrated that suitable and safe access will
be available to the proposed development, contrary to Policy LP15 which aim to provide
safe transport networks.

Refuse collection

Policy LP16(f) states that a development should ‘provide adequate, well-designed
facilities for the storage, sorting and collection of waste that are user friendly and
appropriate to the amount and type of development proposed (including taking account
of any district or county Supplementary Planning Documents which are in force at the
time of the proposal)’.

County RECAP Guidance also states that ‘any designated storage area within the
boundaries of the property should not be more than 25m distance from the collection
point’. The access road would be a private road and therefore unadopted with the refuse
bins and waste having to be moved to the adopted highway for collection. In this
instance, the development would be contrary to policy requirements and guidance
contained in the RECAP Waste Management Design Guide Supplementary Planning
Document, 2012.

Flood Risk

Paragraph 162 of the NPPF states that ‘The aim of the sequential test is to steer new
development to areas with the lowest risk of flooding from any source. Development
should not be allocated or permitted if there are reasonably available sites appropriate
for the proposed development in areas with a lower risk of flooding. The strategic flood
risk assessment will provide the basis for applying this test. The sequential approach
should be used in areas known to be at risk now or in the future from any form of
flooding.’

The site lies within Flood Zones 2 & 3 and therefore at moderate to high risk of flooding.
National and Local planning policies set out strict tests to the approach to flood risk,
aiming to locate development in the first instance to areas at lowest risk of flooding,
Flood Zone 1.

Policy LP14 of the Fenland Local Plan and the NPPF seeks to steer developments to
areas of lowest risk of flooding and requires developments, such as this application, to
pass the Sequential Test and the Exceptions Test, should the Sequential Test be
passed. In order to justify the development in Flood Zone 3, the sequential test would be
expected to demonstrate that there are no reasonably available sites in Flood Zones 1
and then in Zone 2 which could accommodate the development.

A Flood Risk Assessment was submitted with the application. This indicated that in light
of the flood risk considerations, floor levels of the proposed dwellings will be at 2.00m
AOD with a further 300mm of flood resilient construction above finished floor level.
Neither the Environment Agency or North Level District Internal Drainage Board have
any objections to the scheme, with the Environment Agency stating that they strongly
recommend that the mitigation measures proposed in the submitted Flood Risk
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Assessment (FRA) undertaken by Geoff Beel Consultancy (dated: July 2022 ref:
GCB/Swann Edwards) and the following mitigation measures it details:

Finished floor levels set at a minimum of 2.0m ODN.
Flood resilient construction to a height of 300mm above the finished floor level.

In communication with the agent, they were made aware that the submitted FRA failed to
include a sequential test and exceptions test. A ‘Sequential and Exception test’ was
subsequently received. Within this, the agent states that the sequential test area ‘is to be
restricted to the village of Parsons Drove’. It further states that ‘this approach is
consistent with the NPPF and the NPPG which states that the sequential test should be
applied to the catchment area’. As the application proposes a level of development that
is consistent with that envisaged for Parson Drove within the settlement hierarchy of the
Local Plan, it is considered that the area of search for the Sequential Test can be
restricted to the limited growth village of Parson Drove. A Flood Risk Assessment
including Sequential Test and Exceptions Test has been submitted. This demonstrates
that there are no other sequential preferable sites within the village with the exceptions
test having been met. The proposal is therefore considered to comply with the
Cambridgeshire Flood and Water SPD 2016, Policies LP12A(j); LP14 of the Fenland
Local Plan 2014 and paragraphs159-167 of the NPPF’

CONCLUSIONS

Parson Drove is identified within the Fenland Local Plan as a Limited Growth Village,
and policy LP3 notes that for such settlements, “a small amount of development and new
service provision will be encouraged and permitted in order to support their continued
sustainability, but less than would be appropriate in a Growth Village. Such development
may be appropriate as a small village extension”. The site lies adjacent to the built form
of the settlement and is therefore deemed to be classed as a small village exception with
the proposal therefore in compliance with Local Plan Policy LP3

The proposed development would be constructed to the rear of an existing frontage
development and accessed by a long vehicular access to the west of the site. The
development would represent a tandem or backland form of development which would
conflict with and undermine the prevailing form of linear frontage development along
Main Road.

As the application proposes a level of development that is consistent with that envisaged
for Parson Drove within the settlement hierarchy of the Local Plan, it is considered that
the area of search for the Sequential Test can be restricted to the limited growth village
of Parson Drove. A Flood Risk Assessment including Sequential Test and Exceptions
Test has been submitted. This demonstrates that there are no other sequential
preferable sites within the village with the exceptions test having been met. The proposal
therefore complies with the Cambridgeshire Flood and Water SPD 2016, Policies
LP12A(j); LP14 of the Fenland Local Plan 2014 and paragraphs159-167 of the NPPF’

County RECAP Guidance states that ‘any designated storage area within the boundaries
of the property should not be more than 25m distance from the collection point’. The
access road would be a private road and therefore unadopted with the refuse bins and
waste having to be moved to the adopted highway for collection. In this instance, the
development would be contrary to policy LP16 (f) and guidance contained in the County
RECAP Waste Management Design Guide Supplementary Planning Document, 2012.

RECOMMENDATION:

Refuse; for the following reasons:

[ 1

| Policy LP12 of the Fenland Local Plan (2014) details a range of criteria against




which development within the villages will be assessed and Policy LP16 seeks
to ensure that proposed development responds to and improves the character of
the local built environment. The application site proposes the construction of up
to four dwellings located on land to the rear of frontage residential development
along Main Road. By virtue of its backland nature, the proposed development
would be discordant with the existing linear built form of the development along
Main Road to the detriment of the character and appearance of the area and
would create a precedent for further backland development at sites with similar
geometry. Thus, the proposal would therefore fail to comply with the
requirements of Policy LP12 and Policy LP16 (d) of the Fenland Local Plan
(2014).

Insufficient information is provided to demonstrate that suitable visibility splays
can be provided for the required access to Main Road. The application materials
have therefore not demonstrated that suitable and safe access will be available
to the proposed development, contrary to Policy LP15 of the Fenland Local Plan
(2014) which aims to provide safe transport networks.

Policy LP16(f) states that a development should ‘provide adequate, well
designed facilities for the storage, sorting and collection of waste that are user
friendly and appropriate to the amount and type of development proposed
(including taking account of any district or county Supplementary Planning
Documents which are in force at the time of the proposal)’. County RECAP
Guidance states that ‘any designated storage area within the boundaries of the
property should not be more than 25m distance from the collection point’. The
access road would be a private road and therefore unadopted with the refuse
bins and waste having to be moved to the adopted highway for collection. In this
instance, the development would be contrary to policy LP16 (f) and guidance
contained in the County RECAP Waste Management Design Guide
Supplementary Planning Document, 2012.
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General Notes

1..

2. All dimensions are shown in 'mm' unless otherwise stated.

3. The contractor, sub-contractors and suppliers must verify all
dimensions on site prior to the commencement of any work.

4.This drawing is to be read in conjunction with all relevant engineers
and specialist sub-contractors drawings and specifications.

5. Any discrepancies are to be brought to the designers attention.
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