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July 5th, 2024

Notice Of Meeting

You are invited to attend the Planning Committee Meeting to be held on Wednesday, 10th July
2024 at 10:00 am in Council Chamber, O' Hagan House, Monaghan Row, Newry

Committee Membership 2024-2025:
Councillor D Murphy Chairperson
Councillor G Hanna Deputy Chairperson
Councillor P Campbell

Councillor C Enright

Councillor K Feehan

Councillor A Finnegan

Councillor C King

Councillor M Larkin

Councillor D McAteer

Councillor S Murphy

Councillor M Rice

Councillor J Tinnelly



1.0

2.0

3.0

4.0

5.0

Agenda

Apologies and Chairperson's Remarks
Declarations of Interest

Declarations of Interest in relation to Para. 25 of Planning
Committee Operating Protocol - Members to be present for
entire item

Items 6, 7, 8 and 9: Clirs Campbell, Hanna, Larkin, McAteer, D Murphy and S Murphy attended the site
visits on 20 June 2024.

Minutes of Planning Committee held on 12 June 2024
[1 Planning Committee Minutes 2024-06-12 .pdf Page 1

Addendum List - Planning applications with no

representations received or requests for speaking rights
1 Addendum list - 10-07-2024.pdf Page 13

Development Management - Planning Applications for determination (with previous site

visits)

6.0

7.0

LA07/2023/2773/0 - Lands North of 49 Bridge Road, Burren,
Warrenpoint, BT34 3QT - Proposed Site for Infill Dwelling
For Decision

REFUSAL
In line with Operating Protocol, no further speaking rights are permitted on this application.

Mr Shane O'Neill, applicant, will be present to answer any questions members may have.

1 LAO07.2023.2773 - CO Report.pdf Page 14

LA07/2023/3054/F - Lands opposite 2-6 Drumee Drive
Castlewellan - Proposed single storey dwelling
For Decision

REFUSAL

In line with Operating Protocol, no further speaking rights are permitted on this application.



8.0

9.0

Sinead Collins will be present to answer any questions Members may have.

1 LAO07.2023.3054 - CO REPORT.pdf

LA07/2023/3063/0 - Between 64 The Heights & 32
Teconnaught Road Loughinisland - Infill dwelling and garage
For Decision

REFUSAL
In line with Operating Protocol, no further speaking rights are permitted on this application.

Mr Gerry Tumelty will be present to answer any questions Members may have.

[ LA07.2023.3063 - CO REPORT.pdf

LAO07/2023/2374/F - 80 Dublin Road Drumena Newry - 2 No
glamping pods with associated landscaping
For Decision

This item has been deferred to a future committee date.

Page 23

Page 35

Development Management - Planning Applications for determination

10.0

11.0

12.0

LA07/2022/0128/F - 147 Kilkeel Road Annalong - Erection of 7
Residential Dwellings comprised of 2no semi-detached, 5no
detached dwellings. Provision of hard and soft landscaping
including communal amenity space. Provision of in-curtilage
car parking spaces and all associated site works

For Decision

APPROVAL

1 LAO07.2022.0128.F.pdf

LA07/2023/2534/0 - 22 Rathmore, Warrenpoint, Newry, BT34
3SF - Proposed New Dwelling and Access to existing garden
area.

For Decision

APPROVAL
[0 LAO07.2023.2534.0.pdf

LA07/2023/3395/F - 51 Hearty’s Folk Cottage, Lurgan Road,

Page 42

Page 71



13.0

14.0

15.0

Newry, BT35 9EF - Proposed holiday park to include 17 no.
chalets, parking, landscaping, open space, access and
ancillary site works (Amended description)

For Decision

APPROVAL

[ LAO07.2023.3395.F.pdf

LA07/2023/3639/F - Lands located within the Invest NI
Business Park, approximately 150m east of Modern Tyres, at
18 Derryboy Road, Newry, BT35 6QJ - Erection of
manufacturing facility for the production of paper/corrugated
fibreboard products to incorporate dispatch and storage
areas, waste room, office and welfare facility, car/lorry
parking, turning and loading areas and associated boundary
treatments and site works

For Decision

APPROVAL

[ LAO07.2023.3639.F.pdf

LA07/2023/2848/F - Downshire House, 22 Merchants Quay,
Newry - Change of use from apartments to dental surgery on
rear wing of second floor and retention of external escape
staircase (from first to second floor) at rear of existing
building.

For Decision

APPROVAL

[ LAO07-2023-2848-F.pdf

LA07/2023/3492/0 - Immediately north-west of 102
Tullybrannigan Road Newcastle - Renewal of previously
approved application for infill dwelling LA07/2020/0655/0

For Decision

Page 82

Page 100

Page 122



APPROVAL
On agenda as a result of the call-in process.
Speaking rights have been requested by Andy Stephens in objection to the application.

Speaking rights have been requested by Declan Rooney in support of the application.

1 LA07.2023.3492.0.pdf Page 128
[ 15. LA07.2023.3492.0 - objection.pdf Page 140
[ 15. LA07.2023.3492.0 - support.pdf Page 142

16.0 LAO07/2022/1777/F - 75m SE of no. 169 Longfield Road Forkhill
Newry - Erection of 2 agri sheds for the storage of machinery
and animal feed. Provision of a hardstanding and
underground wash water tank to facilitate washing agri
machinery. Underground tank to be a precast concrete tank
constructed and installed as per NAP requirements
For Decision

REFUSAL

Speaking rights have been requested by Brendan Quinn, agent, in support of the application.

[} LA07.2022.1777 - CO REPORT.pdf Page 144

[y 16. LA07 2022 1777 F.pdf Page 150

17.0 LAO07/2022/1521/F - Lands at 8 Corcreechy Road Newry (to be
accessed from Lisserboy Road) - Erection of new commercial
store with packing lines, and ancillary offices and staff welfare
facilities; new and improved parking, turning and loading
areas; retention of extended yard area with the relocation of
fireworks storage containers; retention of boundary walls and
associated landscaping and siteworks. (Amended Plans)

For Decision

This item has been deferred to a future Committee date.

18.0 LA07/2023/2511/0 - Lands South of 32 Moneyscalp Road
Kilcoo - New dwelling and associated works on a farm.
For Decision



REFUSAL
On agenda as a result of the call-in process

Speaking rights have been requested for Nicholas O'Neill and Martin McClelland in support of the

application.
[1 LA07.2023.2511 - CO REPORT.pdf Page 152
18. LA07-2023-2511-0.pdf Page 162

Local Development Plan Items - Exempt Information

20.0 LDP Work Plan Update

For Information

This item is deemed to be exempt under Paragraph 3 of Part 1 of Schedule 6 of the Local Government Act
(Northern Ireland) 2014 - information relating to the financial or business affairs of any particular person
(including the Council holding that information) and the public may, by resolution, be excluded during this
item of business.

PC Report re LDP Progress - July 2024 Update.pdf Not included

Appendix 1 - LDP Progress - July 2024 Update.pdf Not included

FOR NOTING Items deemed to be exempt under Part 1 of Schedule 6 of the Local
Government Act (NI) 2014

21.0 Audit Report Action Plan
For Information
This item is deemed to be exempt under Paragraph 3 of Part 1 of Schedule 6 of the Local Government Act
(Northern Ireland) 2014 - information relating to the financial or business affairs of any particular person

(including the Council holding that information) and the public may, by resolution, be excluded during this
item of business.

[4 Audit action plan.pdf Not included




For Noting

22.0 Historic Action Sheet

For Information
1 Planning Historic Tracking Sheet - 2024.06.12.pdf Page 173



Clir Terry Andrews

Invitees



Mr Andy Patterson



Back to Agenda

NEWRY MOURNE AND DOWN DISTRICT COUNCIL

Minutes of Planning Committee Meeting of Mewry, Mourne and Down District Council
held on Wednesday 12 June 2024 at 10.00am in the Boardroom Council Offices,

Muna.létha.n Row, Newry

Chairperson: Councillar O Murphy

Committee Members

In attendance in Chamber: Councillor Campbell Councillor C Enright
Councillor K Feehan Councillor & Finnegan
Councillor G Hanna Councillor C Eing
Councillor M Larkin Councillor O MoAteer
Councillor S Murphy Councillor M Rice

Councillor Tinnelly

Officials in attendance: hir J McGilly, Assistant Director of Regenaration
Mr Pal Roaney, Principal Planning Officer
Mr Peter Roonay, Head of Legal Administration
kr b Keane, Senior Planning Officer
Ms A Moalarney, Senior Planning Officer
M5 S Taggarl, Democratic Services Manager {Acting)
h= F Branagh. Democratic Senvices Officer
Mrs N Stranney, Damocratic Services Officer

Pl047/2024: APOLOGIES AND CHAIRPERSON'S REMARKS

Councillor & Murphy welcomed Councillor Hanna as Deputy Chairperson.

The Chairperzon advized that item 18 had been deferred to a future date.

Pl048/2024: DECLARATONS OF INTEREST

There wera no declarations of interest,

PI049/2024; DECLARATIONS OF INTEREST IN ACCORDANCE
WITH PLANNING COMMITTEE PROTOCOL- PARAGRAPH 25

Declarations of Interest in relation to Para.25 of Planning Committee Operating
Protocol = Members to be present for entire item.

Item & - Clirs Finnegan, Larkin, King, McAteer, D Murphy and 5 Murphy attended a site visit
on 23.05.2024.
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MINUTES FOR CONFIRMATION

PIOSOI2024: MINUTES OF PLANNING DEVELOPMENT COMMITTEE MEETING
WEDNESDAY 15 MAY 2024

Read: Minutes af Planning Committee Meeting held on Wednesday 15 May
2024, {Copy circulated)

AGREED; On the proposal of Councillor McAteer seconded by
Councillor Finnegan, it was agreed to adopt the Minutes of
the Planning Committee Meeting held on Wednesday 15
May 2024 as a true and accurate record.

FOR DISCUSSION/DECISION
PIOSL2024: ADDENDUM LIST

Read: Addendum List of Planning Applications with no representabons
recenved or requests for speaking nghts - Wednesday 15 May 2024,
(Copy circulated)

Councillor Hanna proposed that item 8, LAOT/2022/0128/F be deferred to allow objectors an
oppartunity to request speaking rights. This was seconded by Councillor Rice.

Councillor S Murphy proposed that item 11, LADY/2023/25110 be defarred as the Agent
was unable to request speaking rights due to illness. This was seconded by Councillor
Hanna.

AGREED: On the proposal of Councillor Hanna, seconded by
Councillor Rice, it was agreed to defer item B,
LAD7I2022/0128/F to a future Committee date.

AGREED: On the proposal of Councillor 5 Murphy, seconded by
Councillor Hanna, it was agreed to defer item 11,
LAa0TI2023/2511/0 to a future Committee date.

AGREED: On the proposal of Councillor McAteer, seconded by
Councillor Hanna, it was agreed to approve the officer
recommendations in respect of the following applications
listed on the Addendum List for Wednesday 12 June 2024:

. LADTI2023/2415/F - 51 Windmill Road, Cranfield, Kilkeel - Replacement Single Storey
Dwyelling
APPROVAL

. LAD7/2023/3581/F - Mewlownhamilion GAC, 47 Dundalk Strest, Newlownhamiltan -
Proposal for 2no. ball stops at either end of existing playing field
APPROVAL

. LAO7202211200F - 67 & §7a Ballvhornan Road, Ballyalton, Downpatrick - Demaolition
of Existing Licensed Premises and Proposad Erection of 2no Dwellings
APPROVAL
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DEVELOPMENT MAMAGEMEMNT

PI052/2024 PLANNING APPLICATIONS FOR DETERMINATION (WITH
PREVIOUS SITE VISITS)

(1) LAO7I2022/1696/0
On agenda as a result of the Call-In Process

Location:
Land approx. 58m East of Mo. 11 Flagstaff Road, Mewry.

Proposal:
Proposed dwelling and detached domestic garage on an infill site.

Conclusion and Recommendation from Planning Official:
Fefusal

The Chairperson advised that a site visit took place on 23 May 2024 and as per the
operating protocol, no additional speaking nghts were allowsd for this application. Agent
Declan Rooney and Applicant Stephanie Malone were present 10 addrass any questions.

Power-point Presentation:

Mr Pat Rooney reminded Members of the detail of the applicatton, outlining which Policies
the application had been considerad against and what requirements had not been met,
advising thera had been no objections © the application, He stated that the Planning
Departmeant did not feel the proposed development constituted continuous built-up frontage
and felt that Brogies Road broke up the frontage that the applicant was relving on. He further
achvised that some buildings did not form part of the same frontage and that the Planning
Cepartment conzidered the gap site to be excessively large.

Councilior Larkin proposad to overtum the officer's recommendation. He explained that after
visiting the site twice, he was confident that there was no indication of Brogies Road's
presence, primarnly due o the factory's proximity to the road. He proposed granting approval
as an exception under CTY8, arguing that the site represented a gap suitable for a maximum
of two dwellings and aligned with the current development in the area. This was seconded
by Councillor Hanne who agreed that the application complied with CTYE.

The proposal was put to a vote by way of & show of hands and voting was as follows:

FOR: 10
AGAINST: 1]
ABSTEMNTIONS: 1

The proposal was declared carmried.

AGREED: On the proposal of Councillor Larkin, seconded by
Councillor Hanna it was agreed to issue an approval in
respect of planning application LAD7/2022(1696/0 contrary
to officer recommendation as contained in the Case
Officer Report.

It was agreed that Planning Officers be given delegated
authority to impose any relevant conditions.
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DEVELOPMENT MANAGEMENT

PI053/2024 PLANNING APPLICATIONS FOR DETERMINATION

(1) LAD7I2023/2374/F
On agenda as a result of the Call-ln Process

Location:
B0 Dublin Road, Drumena, MNewry

Proposal:
2 Mo glamping pods with associated landscaping

Conclusion and Recommendation from Planning Official:
Approval

Power-point presentation:

Ms Moalarney advised that the application site was outside the setttement limits of Kilcoo
and in an Area of Outstanding Matural Beauty. She noted that the consultation process and
neighbour notification had taken place and no objections had been received. She outlined
the relevant Policy was PPS21, which referred to the tourism Policies TSMEG and TSMT of
PPS516. She advised that the Department for Infrastructure (Dfl) Roads had been consulted,
and since the proposal involved access onto a protected route, the AZ5, it was deemed
unacceptable in planning terms under PPS21 and did not quality for any exceptions,

Speaking rights:

In suppaort.

kir hiartin Bailie spoke in support of the application and referenced the benefits the
application would bring to the area, in particular from a tourism perspective. with its location
beside Lough Island Reavy and close to the Theirafurth Inn,

He stated that the main issue was whether the proposal was prominent and integrated into
the landscape. He drew attention to the case officer's report and the focus on the views of
the pads from Bog Foad when approaching from the southwest on Dublin Road, His opinion
was that views from Bog Road would be minimal, if any. and that the site would onby be
visible for about 100 meters from the southwest on Dublin Read and would not be visible
when approaching from Castlewellan.

He went anto state that the application showed minimal excavation on the site and the small
pods, with a ridope height of around 2.7 meters, a width of 3 meters, and coloured brown or
green, woukd integrate into the landscape. He believed that wisibility splays could be
achieved at the existing access, therefore there would be no impact on the countryside from
a new entrance.

kir Bailie highlighted a previous approval for & glamping development (LA0T7R2020/1291)
around a mile fram the site. that was previously approved, with no objections from Dfl
Roads. He requested the Commiltes to investigate the case officer’s opinon and question
the lack of photos in the report to support the recommendation.

Mr Bailie summarsed that the case oflficer report highlightad two cntical viewpaints on Dublin
Road from the Southwest and Bog Road and it was his opinion was that these locations
offered limited views, especially on Bog Road. He encouraged the Committee o carry out a
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site visit, and if prominence and integration were satisfactory, the propasal should be
considered acceptable.

Councillor Hanna asked whether the height was a concern, particularly if it would exceed
that of the house below. Ms McAlarney confirmed the new pods would be significantly
elevated however, Mr Bailie stated that only the top right comer would be visible, as it was
proposed to plant trees and hedges which would conceal the mest.

Councillor Hanna quened the access to the pods and the isolation of the site. Mr Bailie
canfirmed it would be pedestrian access only and that there were same nearby houses
along with a public house.

Councilior Campbell asked if it were possible o excavate down in order o alleviate the
visibility of the pods. Mr Baillie said it would be possible to excavate a further metre and after
a period of vegetation growth, the poads would be hidden. Ms Moalamey stated that the site
would need o accommodate as it was without further cutting into the landscape.

Councillor Larkin inquired about the Agent's rebuttal conceming dropping reason 2 and Ms
rcalarney explained that the proposal was not acceptable in the countryside as it violated
the annex allowing permissible development to access a protected routs,

Following the discussion Councillor Hanna proposed a site visit, this was seconded by
Councillor Rice, This proposal was put (o a vote, with the resulis as follows:

FOR: 11
AGAINST: 0
ABSTENTIONS: 0

The proposal was declared carmried,

AGREED: On the proposal of Councillor Hanna, seconded by
Councillor Rice it was agreed that a site visit should be
carried out.

[(2) LAOTIZ202313328/F

On agenda as a result of the Call-In Process

Location:
Lands at 43 The Heights, Downpatrick

Proposal:
Replacement dwelling and garage

Conclusion and Recommendation from Planning Official;
Fefusal

Power-point presentation:

M= Mcilarmey outlined the details of the application and noted that no objections had been
received. She advised that the application site was located outzide of the settlermnent limits of
Loughinisland and she deemed the design of the schame Lo be inappropriate to the rural
seting,

Speaking rights:
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In support:
rir FitzLarkin spoke in favour of the application, emphasizing his belief that it should have

been recommendead for approval. He pointed out that the house design had already received
approval in principle through a previous planning decision, and the application only included
changes to the roof and a few minor adjustments, such as decorative plaster and the
chimney design. Mr FitzLarkin confirmed that the roof height had been raised by 40
centimetres and the porch widened by 50 centimetres. He referenced the Policies under
which the application was now refused and noted that existing properties in the surrounding
area featured the same hip roof design,

Councillor Campbell referred to the initial planning approval and asked whether the
surrounding properties were taken into consideration during the assessment, Ms MoAlarney
explained that the other house design examples were located on a different road and were
therefore too far from the site to be considered within the assessment.

Councillor Hanna sought clarification regarding the reasons for refusal. Ms McAlamey
confirmed that the primary reason was the unacceptable combination of the dominant roof
and chimney design.

Councilior Hanna asked Mr Peter Rooney whether the Planning Committee could take a
contrany opinion. Mr Peter Rooney advised that planners had made their decision based on
their knowledge and experience, deeming the design unsuitable for that location and unduly
prominent due o the roof and chimney amendments. Howewver, ulimately it was up to the
Committee as to whether they formed a different view.

Councillor Hanna subsequently askead the Agent to confirm the distance between the
application site and the house with similar design details. The Agent confirmed this to be
approximanely 500 metres.

Councillor McAteer asked for evidence of difficulties in constructing the initial design to which
hir Scally advised that they would face several design challenges with the detailed design,
which had becama apparent atl the Building Control stage.

Councillor Feehan entered the meating at this stage - 10.52am

Councillor Rice gueried why houses on neighbouring roads were not considered. Ms
Moalarmey explained that there had to be a limit as o how far the assessment extended,
therefore only the immeadiate housas were considerad, and the design was contrary 1o the
design guide "Building on Traditon'.

Ms McAlarney asked the Commiltee to note that the initial application, with the roof design
had been previoushy rejected by Planning, which led o the applicant switching to a pitched
roof style and was subsequentty approved. She stated now, the applicant was trying to
revert to the originally rejected design.

Councillor Hanna proposed to overturn the officer's recommendations commenting that his
opinion was that the changes wera minor and he felt the hip roof would integrate well into the
countryside. This was seconded by Councillor Camphbell,

After extensive debate and discussion, the proposal was put to a vote by way of a show of
hands and voling was as follows;

FOR: g
AGAINST: 2
ABSTENTIONS: 0
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The proposal was declared carried.

AGREED: On the proposal of Councillor Hanna, seconded by
Councillor Campbell it was agreed to issue an approval in
respect of planning application LAQ7/2023(3328/F contrary
to officer recommendation as contained in the Case

Officer Report.

It was agreed that Planning Officers be delegated
authority to impose any relevant conditions.

(3) LAOT7I2023/3063/0
On agenda as a result of the Call-In Process

Location:
Between 64 The Heights & 32 Teconnaught Road, Loughinisland

Proposal:
Infill dwelling and garage

Conclusion and Recommendation from Planning Official:
Refusal

Power-point presentation:

Mz Mchlarney presented her report, including images of site location maps, and an ariel
wiew of the application site. She stated that no objections had been received and referenced
the responses from statutory consuliees. She outlined the Policies that the application was
judged against stating the application had 2 frontages and not a continuous one. She also
referred o a rejected case with the Planning Appeals Commission (FAC) - 2001/A0239,

Speaking rights:

In support:

rAr Tumelty spoke in favour of the application, stating why he believed it should have been
recommended for approval. He disagreed with the case officer's companson to & PAC
decision, explaining his own interpretation of the road frontages and using the case officers
presantation for reference. He also noted that a nearby gap site had previously received
Bpproval.

Councillor McAteer sought clarification on the reason for refusal and ks MoAlarney
canfirmed that it was because 32 Teconnaught Road was the bookand on a different road
from the site.

Mr Tumelty elaborated further on the boundaries of the roads, emphasising that f was a
minar road.

Councillor Camphell asked Mr Peter Roonay if, from a legal standpaint, these were
technically considered as two separate roads. Mr Peter Rooney stated that according to the
interpretation of the policy endorsed by the Court of Appeal, if there were two roads, it could
not be considerad as a single rontage, He stated it might be helpful for Members o visil the
site, howeaver the clear message from the Court of Appeal's decision was that Council must
aclopt & sirict interpretaton of the policy moving forward, which cannot be disregarded.



Back to Agenda

Councillors Hanna, Larkin and McAteer asked for clarfication regarding the road layout and
adjacent roads, and Mr Tumelty provided an explanation.

Following the discussion Counciflor Larkin proposed a site visit, this was seconded by
Councillor hMcAteer, the proposal was put to a vote by way of a show of hands and voting
was as follows:

FOR: 12
AGAINST: o
ABSTENTIONS: a

The proposal was declared carried,

AGREED: On the proposal of Councillor Larkin, seconded by
Councillor McAteer it was agreed a site visit should take
place.

(4) LADTI2023/12576/F

On agenda as a result of the Call-ln Process

Location:
ME of Ne. 35 Downpatrick Road and SE of No. 43 Downpatrick Road, Ardglass

Proposal:
Site for dwelling and garage

Conclusion and Recommendation from Planning Official;
Refusal

Power-point presentation:

M= Mchlarney provided an overview of the application, noting that there had been no
objections. She advised that the application was evaluated based on Pelicy PPS21 CTY10,
and while meeting Criteria A and B, il failed to satisfy Criterion C, which required that the
new dwelling visually link or cluster within the farm. Additionally, Mz McAlarney presented
slides that explained why the application also contrevened Policies CTY & and 14,

Speaking rights:

[N support;

Mr McBurney spoke in favour of the application, explaining the connections to the
neighbouring farms and presented several photos from different angles with examples to
caunter the argument that the new building would lack visual linkage. He expressed his
belief that the application complied with policy CTY10.

Councillor Larkm inquired ahout the distance from the site to the main road and wheather the
photos had been taken from public roads. Mr McBurney confirmed that the site was
approximately 600 metres from the main Downpatrick Road in Ardglass and the photos were
taken from public roads.

In support:
Councillor Sharvin concurred with Mr McBurneay, noting his familiarity with the sile and
highlighting that various points along the road provided visual linkage,
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Councillor McAteer requested clanfication regarding the application and farm businesses
and Mr McBurney explained that the Lenaghan farm had been leased out in conacre (o the
Culira farm for several years.

Councillor Enright reguested further clarification on the concept of clustering and Ms
roalarney prowded a bnef explanaton,

Councillor Larkin proposed to overtum the officer's recommendations, stating hiz belief that
the application complied with CTY10, particularly in terms of clustering and visual linkage,
and stated that a siting condition may be applied. This was seconded by Councillor Hanna.

Alter extensive debate and discussion, the proposal was put to a vole by way of a show of
hands and voting was as follows:

FOR: 12
AGAINST: o
ABSTENTIONS: a

The proposal was declared carmried,

AGREED: On the proposal of Councillor Larkin, seconded by
Councillor Hanna it was agreed to issue an approval in
respect of planning application LAO7I202312576/F contrary
to officer recommendation as contained in the Case
Officer Report.

It was agreed that Planning Officers be delegated
authority to impose any relevant conditions.

(5) LAOTIZ2023/3054/F

On agenda as aresult of the Call-Iln Process

Location:
Lands opposite 2-6 Drumee Dmve, Castlewellan

Proposal;
Proposed single storey dwelling

Conclusion and Recommendation from Planning Official:
Refusal

Power-point presentation:

Mr Pal Rooney advised that the application fell within the settlement limits of Castlewellan in
an area designated for open space, making it unacceptable under PPS & — 05 1, which
protected open space. He siated there had been four objections received concarming the
loss of communityrecreational, loss of light, parking, and view. He advised that one letter of
support had been received from Colin McGrath MLA and consultations with Dfl Roads, NI
Water, Environmental Health, and MIEA Water Management resulted in NI Water
recommending refusal.

Mr Pal Rooney advised that PPS 8 permitted development in open spaces if it were to
provide substantial community benefit, however, although there was a clear nead far the
proposed bespoke unit, the loss of open space for a dwelling did not meet the criterion. He
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stated that the planning department did not agree with the applicant's claim that the loss
would be minimal, as the assessment could not be based solely on a mathematical exercise.
He went onto say that the Planning department did not agree that the protocol cited by the
applicant, agreed between DOE and NIHE, applied in this respect. and this had not been
agreed with the Council.

Speaking rights:

In support:

rAr Fox of Rural Housing staled he had been involved with the case since June 2020,
outlining it refarred to a famiby with three members who had complex needs. He stated the
goal was to try to keep the family in the Castlewellan area due to the additional support they
receved fram nearby relatives and although several alternatives had been considered, such
as purchasing and adapting a local property ar buying land to build on, these options proved
unfeasible.

M= Colling from MIHE stated that the family had been MIHE tenants for 20 vears and on the
transfer list for 10 years and all efforts were being made to keep them within the South
Eastern Health Trust, as moving them outside the area would negatively impact their care.

Councilior Campbeall inguired whether any conditions could be imposed 1o protect the green
space from future developmaent if the decision was overturned, in order 1o prevent Setling a
precedent. Mr Pat Rooney stated that no condifions could be imposed to make acceptable
what was fundamentally unacceptable and appraving this application would diminish the
community value of the open space.

Councillor D Murphy remarked that while he sympathised with the applicants' needs, the
residents’ concerns must also be considered and suggested that a site visit might be
beneficial.

Councillor Enright asked how appraving the application would not benefit the community,
considening the need for social housing in the area. Mr Pat Rooney explained that the benefit
would be limited 1o one family, not the entire community, as currently the open space served
the whole community and although he acknowledged the need for social housing, this site
was not suitable.

Councillor Finnegan disagreed, stating that this application should be evaluated as a
mathematical exercisa since it only occupied 3% of the total open space. Mr Pat Rooney
said that for it to be considered a mathematical exercise, it needead 1o be evaluated based on
the on-the-ground reality and how the entire area functioned.

In response to a guery from Councillor Finnegan on the legal abligations if the decision were
overturned, Mr Peter Rooney reiterated the Policy. explaining that building on open space
was permissible onby when substantial community benefit justified overrniding the Policy.

Councillor Hanna inquired about the suitability of the current famiky accommodaton for
adaptation, and whether funding would be available should the decision he overturned, Ms
Colling confirmed the current premises was unsuitable for adaptation and expressed hope
for prioritisation due to exceptional circumstances with regard to funding.

Councillor Hanna also questioned the designated purpose of the green space and
community consultation. Mr Pat Rooney confirmed it was mainly for children's play and dog
walking and noted local communily objections Lo the planning application.

Councillor Tinnelly asked whether positioning in the lowsr open space, with less visual
impact an neighbours, had been considered. Mr Fox said the parking loss there would be oo

14
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significant and Mr Pat Rooney added that the planning recommendation for refusal would
remain due to the loss of open space.

After extensive debate and discussion, Councillor D Murphy proposed a site visit and this
was seconded by Councillor Finnegan. The proposal was put 1o a vote by way of a show of
hands and voting was as follows:

FOR: 12
AGAINST: 0
ABSTENTIONS: o

The proposal was declared carried,

AGREED: On the proposal of Councillor D Murphy, seconded by
Councillor Finnegan it was agreed a site visit should he
carried out.

(6) LAOTIZ023/277310

On agenda as a result of the Call-ln Process

Location:
Lands Morth of 49 Bridge Road, Burren, Warrenpoint

Proposal:
Infill dwelling

Conclusion and Recommendation from Planning Official;
Refusal

Power-point presentation:

Mr Keane presented his report, which included site location plans, images from varnous
angles of the application site, and the reasons for refusal. He noted that no objections were
receivad and cited satisfactory responses from statutory consultees. He outlined the policies
considerad for the application were PPS 21 CTY &, however, when the Agent was informed
that the application contradicted these, it was requested to be eveluated under CTY 24,

Mr Keane believed the application failed to meet 5 of the & necessary criteria for
consideration as the rath that the Agent mentioned had no relevance to the case, as it is not
classified as a building or facility. He advised that an extensive history search had been
conducted, revealing warehousing and extensions, but no permissions for a meeting hall.
Theretore, planming's opinion was that no community facility or building existed.

Speaking rights:

In support:

kr Colin Dalton spoke in support of the application and aimed o address some of the points
raised by Mr Keane. He stated that he disagreed with the visual entity stating that there were
17 bulldings which included 6 dwellings, oul houses, sheds and vanous businesses, and
stated the cluster was easily identified from all approaches.

He relerrad 1o the Planning Appeals Commission (PAC) decision on application 2014/AD245,
where the Commissioner noted that when traveling past a cluster from all directions, there
was recognition that the cluster of developments formed a visual entity in the local
landscape.

11
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He stated that while appreciating thaet Mr Keane had excluded the rath from the assessment,
he outlined the other social community facilities, including a care trade centre with planning
approval and a prayer house whose use he could confirm as he resided nearby. He also
stated there was a mechanics workshop and an auction house, although no planning history
was available for these, He disputed that the site was bound on two sides, and that & house
if approved could be ahsorbed into the area.

Councillor McAtesr mentioned several developments not visible in the asnal views and
guestioned how the arga could not be considered a cluster. In response, Mr Keane clarified
that the aerial images did not accurately represent how the area looked from the ground and
argued that the site did not constitute a visual cluster, referencing yanous viewpoints on the
ground to suppart his position.

Counciller 0. Murphy requestaed clanfication on the duration of the prayer house's existence,
Mr Calton assured him that it had been in existence for over 13 yvears.

Councillor Larkin guestionad the depiction of the cluster within the red circle, noting its large
size and wide-open spaces. Mr Dalton clarified that the actual cluster was much tighter and
not accurately represented by the red circle,

After extensive debate and discussion, Councillor Mcaieer proposed a site visil which was
seconded by Councillor 5 Murphy. The proposal was put to a vote by way of a show of
hands and voting was as follows:

FOR: 12
AGAINST: 0
ABSTENTIONS: a

The proposal was declared carmried.

AGREED: On the proposal of Councillor McAteer, seconded by
Councillor 5 Murphy it was agreed a site visit should be
carried out.

PI054/2024 HISTORIC ACTION SHEET

Read: Historic action sheet for agreement (Copy circulated)

AGREED: It was agreed on the proposal of Councillor Larkin,

seconded by Councillor Finnegan, to note the historic
action sheet.

There being no further business the meeting ended at 12.29pm

Signed: Chairperson

Signed: Chief Executive

MNB: 23% of decisions overturned

12
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Item 5 — Addendum List

Addendum list - planning applications with no representations received or
requests for speaking rights — Planning Committee Meating on Wednesday 10
Ju 024

The following planning applications listed on the agenda, have received no representations

or requests for speaking rights, Unless a Member wishes to have these applications
presented and discussed, the Planning Committes will be asked to approve the officer's

recommendation and the applications will be taken as "read” without the need for a
presentation. If a Member would like to have a presentation and discussion on any of the
applications listed below, they will be deferred to the next Committee Meeting for a full
presentation:

» LAD7/2022/0128/F - 147 Kilkesl Road Annalong - Erection of 7 Residential
Dwellings comprised of 2no semi-detached, Sno detached dwellings. Provision of
hard and soft landscaping including communal amenity space. Provision of in-
curtilage car parking spaces and all associated site works
APPROVAL

« LADYf2023/2534/0 - 22 Rathmare, Warrenpoint, Mewry, BT34 35F - Proposed
Mew Dwelling and Access to existing garden area.
APPROVAL

« LADTf2023/3395/F - 51 Hearty's Folk Cottage, Lurgan Road, Newry, BT35 9€F -
Proposed holiday park to indude 17 no. chalets, parking, fandscaping, open space,
access and ancillary site works (Amended description)

APPROVAL

« LAD7/2023/3639/F - Lands located within the [nvest NI Business Park,
approximately 150m east of Modern Tyres, at 18 Demyboy Road, Newry, BT35 607 -
Erection of manufacturing facility for the production of paper/corrugated fibreboard
products to incorporate dispateh and storage areas, waste room, office and welfare
facility, carflorry parking, turning and loading areas and associated boundary
treatments and site works
APPROVAL

« LAD7/2023/28B48/F - Downshire House, 22 Merchants Quay, Newry - Change of
use from apartments to dental surgery on rear wing of second floor and retention of
extemnal escape staircase (from first to second foor) at rear of existing building.
APPROVAL

-0-0-0-0-0-0-
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Comhairle Ceantair
an Iiir, Mhuarn
dagus an Duin

Newry, Mourne
and Down

District Council

&

Application Reference: LAQT/2023/2773/0
Date Received: 22 May 2023
Proposal: Proposed Site for Infill Dwelling

Location: The application site is located lands north of 49 Bridge Road, Burren,
Warrenpoint, BT34 30T

Site Characteristics & Area Characteristics:

The application site is located immediately opposite and east of the junction with
Derryleckagh Road, Burren. The site is a tnangular roadside agricultural field
enclosed at the roadside with mature hedgerows. The site has frontage to the Bridge
Road. There is no roadside access to the site. A private laneway is located on the
northern boundary which provides access to. An agricultural field gate is located on
the northern corner of the application site, Nos.49, 494 and 47 Bridge Road are set
back from the roadside by an agricultural field which is the application site. These
dwellings do not have frontage to Bridge Road due to their separation distance and
the intervening field. There are number of sheds and outbuildings located to the east
of the application site. The eastern boundary of the site is defined by timber post
fence approx. 1m high. The topography of the site rises steeply away from the
roadside towards the rear boundary. A new replacement dwelling, No.46 Bridge
Road, is almost complete and located to the west of the application site at the road
junction.
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Site History:

P/1900/0B37 Site for Bungalow. South Of Nod7 Bridge Road Burren
Warrenpoint. Withdrawn

PI1995/0674 Erection of replacement bungalow, Bridge Road Burren

Warrenpoint {Adjacent to No 49). Permission granted.

Planning Policies & Material Considerations:

This planning application has been assessed against the following:
= Banbridge, Newry and Mourne Area Plan 2015,

- Strategic Planning Policy Staterment (SPPS) for Northern Ireland,
-« PPS21 - Sustainable Development in the Open Countryside,

« PPS 2 MNatural Heritage

* PPS3 - Access, Movement and Parking,

* DCAN 15 - Vehicular Access Standards,

= Building on Tradition Sustainable Design Guide.

Consultations:
M1 Water: - Approved standard conditions.

DFl Roads — No objection in principle subject to the condition below:

A scale plan and accurate site sunvey at 1,500 (minimum) shall be submitted as part
of the reserved matters application showing the access to be constructed and other
requirements in accordance with the artached form R51.
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REASON:  To ensure there is a safisfactory means of access in the interests of
road safety and the convenience of road users.

HED — (HM) were consulted due to the presence of a rath 170m (approx.) to west of
the site and a mass rock 170m to the northeast. HED were content the proposal
would have no impacts from an archaeological policy perspective.

Objections & Representations:

The application was advertised on 5 July 2023 in the local press. Two neighbour
notifications were issued on 23 Movember 2023, No third party representations were
received.

Consideration and Assessment:

The proposal was initially submitted as a proposed infill dwelling as noted in the
Design and Access Statement to be considered with the buildings located along a
laneway on Bridge Road as shown from the image below;

During the course of the application the agent requested the proposed site to he
considered under policy CTY 2a Development in an existing cluster as shown in
supporting documents below:
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The Planning Department made the agent aware via email on 10 January 2024 that
the proposed site failed w meet policies CTY 8 and 2a. The reasons which will be
cutlined in further detail in the following sections of this report.

Banbridge, Newry and Mourne Area Plan 2015

Section 45 of the Planning Act (N1} 2011 requires the Council to have regard to the
Local Development Plan {LDP), so far as material to the application and to any other
malterial considerations. The relevant LDP is the Banbridge, Newry and Mourne Area
Flan 2015 as the Council has not yvet adopted a LDP. The site is located outside the
settlement limit of Warrenpoint/Burren as illustrated on Map 3f01 of the plan.

Strategic Planning Policy Statement (SPPS) for Northern Ireland

There is no significant change to the policy requirements for infill dwellings and
dwellings in a cluster following the publication of the SPPS and it is arguably less
prescriptive, the retained policies of PP521 will be given substantial weight in
determining the principle of the proposal in accordance with para 1.12 of the SPPS.

Building on Tradition a Sustainable Design Guide for Morthern Ireland
Paragraph 6.78 of the SPPS requires that the supplementary guidance contained
within the 'Building on Tradition’ a Design a Sustainable Design Guide for the NI
countryside is taken into account in assessing all development proposals in the
countryside.

Section 4.3 and 4.5 is relevant to this application. The guidance document sets out
examples of CTY 2a and CTY 8 in practice. The document states both policies will
require care of how well it fits in with its neighbouring buildings in terms of scale,
form, proportions and overall character.



Back to Agenda

Planning Policy Statement 2 Natural Heritage

Policy NH 5 states planning permission will only be granted for a development
proposal which is not likely to resull in the unacceptable adverse impacl on, or
damage 1o known;

. priority habiats;

. priority species;

. active peatland;

. ancient and long-established woodland,

. features of earth science consenvation importance;

. teatures of the landscape which are of major importance for wld flora and
fauna;

. rare or threalened native species;

. wetlands (includes river corridors); or

. other natural heritage features worthy of protection

A development proposal which is ikely to result in an unacceptable adverse impact
on, or damage to, habitats, species or features may only be permitted where the
benefits of the proposed development outweigh the value of the habitat, species or
fealure. In such cases, appropriate mitigation and/or compensatory measures will be
required.

The proposal is for a new dwelling in an existing agricultural field. The required
visibility splays are 2.4m by 90m. Works will be required to achieve the access, and
this may reguire some loss of planting. It 1s considered any impact will be limited and
compensatory measures could be conditioned to offset impact. The roadside
boundary includes a mix of fencing and overgrown shrubbery.

Policy NH 6 states that planning permission for a new development in an AQNE will
oniy be granted where it is of an appropriate design, size and scale for the localiny. It
I5 considered a dwelling (if it meets the principle of development) could be

accommaodated on the application site without having an adverse impact on the
ADNE.

PP521 - Sustainable Development in the Open Countryside

Folicy CTY 1 states a range of types of residential development which in principle
are considered to be acceptable in the countryside. The description of the proposal
as outlined ahove is for an infill dwelling. Supporting documentation refers to Policy
CTY 8 and CTY 2a. Therefore, an assessment against both CTY2a which is to grant
permission for a dwelling at an existing cluster and CTY B to grant permission of a
dwelling on the basis of infill is detailed below, Policies CTY 13 and 14 will also apply
as these policies deal with integration and rural character.

CTY 2a - New Dwellings in Existing Clusters
Policy CTY?2a indicates that planning permission will be granted for a dwelling at an
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existing cluster of development subject to all six criteria being met, the assessment
against the criteria is as follows:

The first criterion requires the cluster of development to ie outside of a farm and 1o
consist of four or more building {excluding ancillary buildings such as garages,
outhuildings and open sided structure) of which at least three are dwellings. There
are no farm builldings on the application site and there 15 no evidence of the land
being used for farming activities therefore it is likely thart the site is located outside a
farm. There are four dwellings in the vicinity of the application site as shown in yellow
on the map below. Three are located to west of the site (49, 49A and 47 Bridge
Road) and one 15 located to the east (46 Brndge Road). Mo 46 Bridge Road has a
dual frontage on o Bridge Road and Derryleckagh Road. The other dwellings are set
back from the roadside ranging from 40m — 207m, with Mo 47 the furthest. When
travelling along this road or when standing in the application site the dwellings
referred o above bear no similar relationship in terms of their siting and spacing
between these buildings in ling with the thrust of the policy.

Based on the visual relationship of the buildings in the immediate vicinity of the site |
feel that the proposal is at odds with the second criterion which indicates that the
cluster should appear as a visual entity in the local landscape. The three dwellings to
the west - 49, 494 and 47 Bridge Road) are set back from the road, do not have any
frontage on w0 Bridge Road and due to their set back and large separation distances
and gaps together with the general topography mean they do not appear as a visual
entity. Only one of these dwellings (No.49) is visible from the road which the roof can
be seen as it separated from the roadside by an agricultural field (application site).
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The others — 434 and 47 are set back a cansiderable distance from the road and

bear no relationship to the road frontage on Bridge Road. For this reason, it is
considered the crileria is not met

The third criterion reqguires a new dwelling to cluster with a focal point. In this
instance the agent has indicated that the focal point is a rath 175m west of the
application site as shown in the supporting documentation submitted below. The rath
i5 not visible from the road frontage or from the application site.

The palicy requires that the focal point is a social fcommunity building/facility (my
emphasis). A rath is not a building and in this instance, it does not appear to be a
facility used by the community as current aerial photography shows it is part of a
garden area of Mo. 47 as outlined in orange on the map below. Aerial photography
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also shows the rath has been cleared somewhat over the last number of years.
Furthermore, the application site is located at the junction with Derryleckagh Road
and is nol al a cross-roads. For the purposes of policy this small rath which forms
part of a domestic curtilage is not a community facility. Criterion three is not met.

The fourth criterion requires that the identified site provides a suitable degree of
enclosure and is bounded on at least two sides with other development in the
cluster, It is considered the application site has well established boundaries on the
roadside {east) by ex. landscaping and trees. The southern boundary is also
enciosed by mature trees. It is fair to say there is a suitable degree of enclosure. In
terms of whether the site is bounded by development on two sides within the cluster
it is considered the site is bounded by 49 Bridge Road southwest of the site. To the
east is Mo. 46 Bridge Road, however it is separated from the application site by
Bridge Road. The site is not bounded by any buildings to the north or south. The
fourth criterion is not met.

The fifth criterion is that the development of the site can be absorbed into the
existing eluster through rounding off and consolidation. 1L is considered that the
development of this site would add o build-up of development in the area. ILis
considered this site sits in isolation along the Bridge Rd with no development to
either side. The fifth criterion is not met,

The sixth criterion requires that the development would not adversely impact on
residential amenity. The application site 15 an adequate distance from nearby
residential proparties to avoid conflicts with loss of amenity. The proposal meets this
criterion.

In summary the proposal fails to meet five of the six criteria in Policy CTY 2a as
outlined ahove.

Policy CTY B Ribbon Development

Policy CTY 8 indicates that planning permission will be granted for the development
of a small gap site within an otherwise substantial and continuously built-up frontage.
The policy defines this as a including a ling of 3 or more buildings along a road
frontage without accompanying development to the rear. It is considerad that the
proposal does not represent a gap site in accordance with CTYE. Whilst there are
buildings to the west and southwest, these buildings are set back from the road and
do not have any frontage on to Bridge Road. These buildings bear no relationship to
the commaon road frontage on Bridge Road. Therefore, it permitted, the proposal
would be contrary to the thrust of Policy CTY B.

Policies CTY 13 and 14
These policies assess the impact the proposal will have on the rural area by reason
of design, siting, integration, landscaping and overall rural character of the local
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area. In terms of integration and the rural character the site is well enclosed along its
boundaries to the east and south by existing mature hedgerows and trees. Therefore
it is considerad that & dwelling could be accommodated on this site if the principle of
development exists. However, when assessed against CTY 8 the application site
would extend the existing scattered ribbon of development along Eridge Road and it
would result in a sub-urban style build —up when viewed with existing and approved
buildings, thus is contrary to CTY14, Taking into account the above, Refusal is
recommended.

Recoammendation: Refusal

Refusal Reasons:

1. The proposal is contrary to the SPPS (M) and FPolicy CTY1 of Planning FPolicy
Statement 21, Sustainable Development in the Countryside in that there are no
overriding reasons why this development is essential in this rural location and
could not be located within a settlement.

2. The proposal is contrary to the SPPS (NI) and Policy CTYZ2a of Planning Policy

Statement 21, Mew Dwellings in Existing Clusters in that:

= the proposed dwelling is not located within an existing cluster of development
consisting of four or more buildings of which at least three are dwellings;

» the cluster does not appear as a visual entity in the local landscape;

s [he cluster is nol associated with a focal point and is not located al a cross-
roads:

» the proposed site is not bounded on at least two sides with other development
in the cluster,

« (he development of the site would not be absorbed into the cluster through
rounding off and consolidation and would visually intrude into the open
countryside,

3. The proposal is contrary to the SPPS (NI and Policies CTY8 and CTY 14 of
Planning Policy Statement 21, Sustainable Development in the Countryside in
that the proposal would, if permitted, result in a suburban style build-up ot
development, add to a ribbon of development along Bridge Road, and would
further erode the rural character of the area.

This decision relates o the following plans submitted — 01, 02 and 04A.

Case Officer Signature: Clare McCoy |
Date: 2 May 2024 ;
Authorised Officer Signature: |
M Keane 02-05-24
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Development Management Officer Report

Case Officer: Catherine Moane

Application ID: LAOT/2023/3054/F

Target Date:

Proposal:

Proposed single storey dwelling for
_persons with disability/complex needs

Applicant Name and Address:

Claire Coulter

2 Killyclogher Road

Location:
Lands opposite 2-6 Drumee Drive,
Castlewellan

Agent Name and Address:
Michelle Scullion
2nd Floor Corner House

Omagh 64-66a Main Street
BT790AX Coalisland

Date of last

Neighbour Notification: 25 October 2023
Date of Press Advertisement: 23 August 2023

| ES Requested: No

Consultations:

NI Water — Refusal -see report
Environmental Health — No ohjections
Representations:

Colin McGrath MLA - Support
Mr Gerard McFadden - Objection

DFl Roads — Mo objections subject to conditions

MNIEA — Water Management — refer to condiions and informatives

| Letters of Support

[

| Letters of Objection 3

| Petitions

| Signatures

" Mumber of Petitions of
Objection and
| signatures
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Site Visit Report

Site Location Plan: The site is located at lands opposite 2-6 Drumee Drive,
Castlewellan.

P ; -\}"- IE}A"' L )
- 3 t})‘-\ .-':'-:":‘" m-} -\}:"
Date of Site Visit: 12 October 2023

Characteristics of the Site and Area
The site is located on a portion of grassed open space of a rectangular shape measuring

c. 450 sgm. The levels are generally flat with a slight fall away from road to the east into
the north-western corner, The site is cut from the larger area of grassed open space.
The SW boundary is partially defined by security fencing from the NIE poles, equipment
and substation. The north of the site runs parallel to the residential housing at No's 62
and 64 Circular Road, by a wooden fence and two chermry blossom trees. The site is
separated from the housing at Drumee Drive opposite by an internal road. There are
young trees planted along the edge of the open space area to the south of the site. The
wider western boundary of the open space is defined by mature trees and hedgerows.

Dwellings to north are a pair of semi-detached single storey dwellings, while the housing
along Drumee Drive is two storey terrace dwellings. There is some communal car park-
ing spaces further to the south of the site as part of the Drumee Drive estate. The area
Is residential in character.
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Description of Proposal

Proposed single storey dwelling for persons with disability/complex needs.

Planning Assessment of Policy and Other Material Considerations

The site, which is in use as an existing area of open space, is located within the town of
Castlewellan (within the AONB) outside any zonings and within ‘whitelands’ as per the
Ards and Down Area Plan 2015 (ADAP 2015).

The following planning policy statements are relevant to the proposal,

The Strategic Planning Policy Statement for Morthern Ireland (SPPS)

PPS 3 Access, Movement and Parking

PPS 7 Quality Residential Development

PPS 7 Addendum Safeguarding the Character of Established Residential Areas
PPS 8 Open Space, Sport and Outdoor Recreation

FP512 Housing in Settlements

=L o

Published Guidance

Creating Places

Living Places - An Urban Stewardship and Design Guide for Northern Ireland
DCAN 8 — "Housing in Existing Urban Areas’

DCAN 15 Vehicular Access Standards

Parking Standards
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PLANNING HISTORY

Planning

Application Number: LAOY/2021/2183/PAD
Proposal: One four complex needs dwelling with wheelchair access and four three bed
general needs dwellings

Application Number; R/2001/1181/F

Decision: Permission Granted

Decision Date: 08 January 2002

Proposal: External alterations to existing NIHE dwellings.

Application Number: R/2002/0157/F

Decision: Temporary Approval

Decision Date; 18 April 2002

Proposal: Temporary accommodation while work is carried out to executive houses.

Application Number; R/2010/0049/0
Decision: Withdrawal

Decision Date; 23 April 2010

Propasal: Site for residential development,

REPRESENTATIONS

Colin McGrath MLA Comment: Support
Mr Gerard McFadden Comment: Ohjection
Mr Robert Keown Comment: Objection
Ms Teresa Rice Comment; Objection

Objections & Representations

In line with statutory requirements neighbours have been notified on 11.10.2023. The
application was advertised in the Mourne Observer (Statutory expiry 07.09.2023). One
letter of objection and 1 letter of support has been received in relation to the proposal.

+ Strongly reject the proposal based on what the community around the location
have conveyed.

» Once this green is built on then the rest of the green will be developed

* This will leave no space for the children in the area to play or a common ground
for anyane to just escape, walking or whatever their reason,

« Alocal councillor has informed the people effectad by the development that every
community should have a green space, trees and the like to provide a connection
to nature which is fundamental to mental wellbeing not just building houses upon
every free spot available, beside people who don't want them there.
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#« The family that is getting the dwelling built for them are from the town of
Castlewellan and another suitable site can be found to house the family catering
for their needs.

» The site is open green space within the estate — children play here and do not

want this green space destroyved

View will be impacted

Loss of light and loss of parking within the estate

Transformer located on green area will this have a bearing

Similar application submitted some time ago and refused

Email of Support from Colin McGrath MLA

+ Application has been lodged by Rural Housing — the housing association. Itis for
a constituent and her family who are suffering from such dire accormmodation and
additional needs that they have met the criteria for a new build — which doesn’t
happen very often which highlights how bad their needs are.

= |t has taken about a year to gather all the necessary info and evidence from
various health bodies and another year to get it to the housing association and to
the planning submission stage.

Consideration and Assessment:

Section 45 (1) of the Planning Act (Morthern Ireland) 2011 requires regard to be had to
the Development Plan, so far as material to the application and to any other material
considerations. Section & (4) states that the determination must be made in accordance
with the Plan unless material considerations indicate otherwise, The site is currently
within the remit of the Ards and Down Area Plan 2015 as the council has not yet adopted
a local development plan. The application is located within the settlement of
Castlewellan, within and with the Mourne AONE within the ADAP 2015,

The Strategic Planning Policy Statement for Northern Ireland 2015 (SPPS)

Under the SPPS, the guiding principle for planning autharities in determining planning
applications is that sustainable development should be permitted, having regard to the
development plan and all other material considerations, unless the proposed
development will cause demonstrable harm Lo interests of acknowledged importance. In
practice this means that development that accords with an up-to-date development plan
should be approved and proposed development that conflicts with an up-to-date
development plan should be refused, unless other material considerations indicate
otherwise. Any conflict between retained policy and the SPPS is to be resolved in favour
of the SPPS.

The Strategic Planning Policy Statement for Northern Ireland 2015 (SPPS) provides
atlvice regarding housing in settlements to planning authorities engaged in preparing
| new area plans. Whilst advocating increased housing density without town cramming,
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its provisions do not conflict with extant regional policy in respect of proposals for
dwellings within settlements.

Proposal

The proposal seeks planning permission for a single storey dwelling for persans with
disability/complex needs.

The application has been submitted by Rural Housing Association (RHA) who are a
Housing Association.
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Proposed floorplans and elevations

The key information for the housing need assessment area of Castlewellan is shown
below:

Back to Agenda
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| Projected need to March 2027 = 111
Wailing list at 31 March 2023
Small Lange Dider
Single adult Smail famiby Sclut Larpe family person
Apphcants T1 11 57 <10 14 13
Housing Stress 58 <10 48 <10 <10 1
AlloCations <10 L] 1] L] <1( <10

Within the area, it was advised that a need has emerged for a family who require a 6
Persan [ 4 Bedroom complex needs dwelling suitable for wheelchair users. The family
consists of 4 adults and 1 child, 3 complex needs bedrooms are to be provided for a
child and 3 adults. Occupational Therapists have provided a housing needs report to
confirm these requirements, (due to confidentiality to the individual case no details per-
laining to the case have been included). The RHA state that an existing dwelling of this
nature is not available in the surrounding area and a purpose build is required.

RHA have made a case that there i1s an acute need for this type of dwelling to be located
in this area, A similar type is not available in the area and a purpose build is required. A
study was completed by NIHE for a suitable site and it is considered this site is the most
appropriate for a number of reasons:

* |t is readily available and in the ownership of NIHE;

= |tis serviced by an existing roadway;

+ Proximity of utilities;

+ |t is an attractive site with a pleasant view.

* The proposal would provide an increased level of surveillance,

* The current open space equates to 0.4 ha of the Drumee Drive estate. The Drumee
Drive estate measures 1.8 ha, therefore the current open space provision equates to
22%, The proposed development on a portion of this open space will see the provision
reduce from 0.4 ha to 0.24 ha, which results in 3% reduction to 19% of the Drumee Drive
eslate being retained as open space.

RHA indicates that there are alternative open space/recreational space close by. Includ-
ing the GAC pitch and Castlewellan Community Centre (4G Pitch) are located on Circu-
lar Road, which is approximately a 3-minute walk from the proposed site. There is also
a playground in 5t. Malachys Drive which is alsa a 3-minute walk away. They indicate
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that these close by facilities provide a function close to the site, which could help with
the loss of open space.

A pre-application community consultation meeting took place for the proposed social
housing unit located at Drumee Drive, Castlewellan, which was subject to a 6-week pub-
lic consultation exercise. The proposal was available to view via Rural Housing Associ-
ations webpage between 18th May and 29th June 2023, This material can be viewed at
appendix A of the agent's supporting statement.

Further information was requested from the agent with regard to the outcome of the
public consultation process.

The agent submitted this information and advised that the consultation process con-
sisted of a letter drop to 31 residents in the Drumee Drive, Drumee Gardens, Drumee
Walk and Circular Road properties. The letter drop exceeded the suggested 90m radius
to ensure as many residents were made aware of the proposal and to obtain as much
feedback as possible prior to applying for planning permission.

A presentation was uploaded to their website which residents were directed to. This
provided information on the proposed plans, which included location, floor plans, eleva-
lions and also information on the Association’s housing and maintenance services, Pro-
vision to post out hardcopies was made available upon request

Of the 31 households consulted, the Association took phone calls from 4 residents,
which equates to a 13% response.

A summary of the comments made are as follows:

- Loss of play area with direct view from property

- Unhappy that the proposal is directly beside their property.
- Disruption of direct view of the green space

- If the single unit goes ahead, would this open up opportunity to develop the rest of the
land.

- Wha is the property for, are they local?
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| The agent has submitted a community consultation analysis and within that they re-
sponded to the residents who had the above concerns. This is available to view on the
planning portal.

While the area is not zoned for open space in the ADAP 2015, the site and the lands to
the south are currently an area of well-maintained open green space. The relevant
planning policy provision is provided by Policy OS 1 of Planning Policy Statement 8 (PPS
8) Open Space, Sport and Qutdoor Recreation,

PPS 8 - Planning Policy Statement 8 Open Space, Sport and Outdoor Recreation

PPS 8 sets out policies for the protection of open space. PPS 8 states that Open Space
15 essential in any community and refers to the positive contribution it makes to amenity,
recreation, nature conservation, biodiversity, and the quality of the residential environ-
ment. It further states that Open Space and the use of such space contributes to the
health and quality of life for all. Policy OS1 of PPS8 states that development will not be
permitted that would result in the loss of existing open space or land zoned for the pro-
vision of open space. The presumption against the loss of open space will apply irre-
spective of its physical condition and appearance. Annex A of PPSE provides the defini-
tion stating that "open space is taken to mean all open space of public valug™. The Annex
also lists a broad range of types of open space that are of public value. This includes
amenity green space (most commonly, but not exclusively in housing areas).

The agent has advised that alternative options were explored to try and facilitate this
family's needs. This included investigating potential properties on the open market for
purchase and adaptation to suit the family's needs. They deem that no suitable solutions
were found. There are no new social housing developments programmed for the area
and therefore the option to proceed with a planning application to build a bespoke unit
for the family on this open space has come about after all other options have been ex-
hausted.

Those immediately affected are the wo properties on Circular Road and the properties
an Drumee Drive directly opposite the site. However, the application site forms part of
a wider, well-maintained portion of open space originally planned as an integral part of
the original housing layout and intended to serve all of the residents.

While the SPFS recognises that supporting the delivery of homes to meet the full range
of housing needs helps achieve the core planning principle to improve health and well-
heing, however, PPS B policy OS 1 is clear in that that development that would result in
the loss of existing open space will not be permitted. Paolicy OS 1 also states that an
| exception to the presumption against the loss of existing Open Space will be permitted
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| where it is clearly shown that redevelopment will bring substantial community benefits
that decisively outweigh the loss of the Open Space. While the evidence provided
demonstrates that there is a need to deliver this bespoke complex needs unit, and while
the Planning Authority is sympathetic to the situation, there is no evidence to suggest
that there is overwhelming support for the proposal nor that it would bring community
henefits, as required by PPS 8. It is considered that, notwithstanding the specific need,
as outlined, the loss of this part of an area of planned open space to provide a dwelling
house would not constitute a community benefit as envisaged in PPS 8. While the appli-
cant has sought to minimise the extent of the loss of open space, in overall area terms,
it is considered that this proposal, if approved, would have a negative impact on the
existing area of open space. It would reduce its overall recreational and amenity value
and could lead to future piecemeal erosion of this important area of open space. It would
have a negalive impact on the amenity and character of the surrounding Drumee Drive
Housing Area. On this basis the proposal would involve the loss of existing open space,
contrary o prevailing planning policy.

Annex A in PPS B, indicates that the functions of open space include visual amenity,
even without public access, people enjoying having open space near to them to provide
outlook, variety in the urban scene, or as a positive element in the landscape.

Annex C of PPS B — is titled 'Key Bodies which make a valuable contribution to the
development of Open Space, Sport and Outdoor Recreation’, which makes reference to
NIHE. Paragraph C12 makes reference that there are some Housing Executive estales,
usually dating from the 1960's and 1970's, where the design has resulted in large areas
of ill defined open space - typically taking up to 60% of the estate. Many of these areas
have become problematic and difficult to manage. Para C13 goes on fo state that ‘In
such cases it is considered that there can often be substantial community benefit in per-
mitting the appropriate redevelopment of a part of the open space provision where this
forms part of a package of measures aimed at restructuring the remaining areas and
improving the overall estate layout.” It is considered that this would not apply in this case
given that the current open space could not be described as expansive, but appropriate
to the size of the estate in Drumee Drive and no other package of measure have been
put forward to warrant its loss.

In this case, the proposal would therefore be contrary to policy OS 1 of PPS B,

Motwithstanding the above and in the interests of completeness, the proposal was as-
sessed against the provisions of Policy Planning Policy Statement 7 (PPS 7) "Quality
Residential Environments. [tis considerad that the proposal meets with the requirements
| of the Policy QD 1 of PPS 7. However, given the nature of the proposal and its location
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| within an existing area of open space, greater weight must be attached to the require-
ments of PPS B, in the assessment of this application, as outlined above.

PPS 3 - Access, Movement and Parking

PPS 3 sets out the planning policies for vehicular and pedestrian access, transport
assessment, the protection of transport routes and parking. It forms an important
element in the integration of transport and land use planning,

Dfl Roads was consulted on the application and following a number of amendments, is
now content and has no objections. The proposal complies with AMP 2 of PPS 3. The
proposal has sufficient parking and turning.

Other Matters

NIE

The agent indicated that they had submitted an application to NIE in September 2022
who advised there were no issues with regard to where the building is positioned,
provided the NIE equipment is untouched. There are 2 existing cables which run up the
side of the house where the driveway is shown, which one can be used for connectlion.
As this application has since expired, there is currently an application re submitted with
MIE. The granting of planning permission does not negate the need for other consents
outside of the planning process.

NI Water

NI Water has confirmed that there is available capacity at the Waste Water Treatment
works, however, an assessment has indicated network capacity issues. This establishes
significant risks of detrimental effect to the environment and detrimental impact on
existing properties. For this reason, NI Water is recommending connections to the public
sewerage system are curtailed. NI Water has therefore requested a Wastewater Impact
Assessment. NI Water will assess the proposal lo see if an alternative drainage or
treatment solution can be agreed. The agent has submitted a WWIA in January 2024,
Any approval would be subject to a negative condition on any decision notice, that no
development commences until the NIW have agreed 1o a connection,

Conclusion

All material considerations have been considered as part of the assessment including
the objector's concemns, the letter of support and the agent's case, including all
supporting information, However, on balance, it is concluded that the proposal would
resuit in the loss of open space and it has not been demonstrated that the proposal is
| an exception to the policy. It has not been demonstrated that the proposal would bring
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substantial community benefits that decisively outweigh the loss of the open space and
there is no overwhelming support for the proposal, from the community.
Recommendation:

Refusal

Refusal Reason:

1. The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and
Policy OS5 1 of Planning Policy Statement 8, Open Space, Sport and Outdoor
Recreation, in that the development, if permitted, would result in the loss of open
space and it has not been demonstrated that the proposal is an exception to the
policy in that it has not been clearly shown that the proposal will bring substantial
community benefits that decisively outweigh the loss of the open space or
will have no significant detrimental impact on the amenity and character of the
immediate area,

Informative
1. The plans to which this refusal relate include:

Site location plan PLOO3D
Site layout & Floorplans — PLODZF
Proposed Floorplans & Elevations - PLOO1BE

“Neighbour Notification Checked Yes

Summary of Recommendation - Refusal

' Case Officer Signature: C Moane Date: 29 April 2024
. Appointed Officer Signature: P Rooney Date: 29 April 2024
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Development Management Officer Report

Case Officer: Catherine Moane

Application ID: LAOT/2023/3063/0

Target Date:

Proposal:
Infill dwelling and garage

Location:
Between 64 The Heights & 32
Teconnaught Road, Loughinisland

Applicant Name and Address:
Mr & Mrs D Mulholland

Ageﬁt Mame and Address:
Tumelty Planning Services

Date of Press Advertisement:

153 BELFAST ROAD 11 BALLYALTON PARK
LISDOOMNAN BALLYNAGROSS UPPER
SAINTFIELD DOWNPATRICK

DOWM COWRN

BT24 THF BT30 VBT

Date of last

Neighbour Notification: 14 February 2024

14 February 2024

| ES Requested:  No

Consultations:
| See report

Representations: None

| Letters of Support 0.00
| Letters of Objection 0.00
| Petitions 0.00
| Signatures 0.00
Number of Petitions of
Objection and
| signatures
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Site Visit Report

Site Location Plan: The site is located between 64 The Heights & 32 Teconnaught
Road.

‘Date of Site Visit: 19" February 2024

Characteristics of the Site and Area

The application site is a rectangular plot which is comprised of an area of existing grazing
land with areas of dense scrub dominated by whinbush. The northeast boundary
comprises a stone wall with post and wire fencing and associated scrub vegetation, with
the southwest boundary is formed by a hawthorm hedge with post and wire fence and an
ash tree. The southeast houndary along the roadside comprises a post and wire fence
with a hedgerow while the northwest boundary is currently undefined as the site is cut
from a larger agricultural field. No 64 to the SW of the site is a single storey hipped slate
roof detached dwelling, which sits back from the roadside with an entrance wall and
pillars into the Heights. Mo 32 is a single storey 'L’ shaped dwelling with pitched concrete
tiled roof and dashed walls. A single storey stone outhuilding sits directly to the rear of
the dwelling. The dwelling is accessed from the Seavaghan Road with walls and pillars
at the entrance, however, both buildings have frontage onto Teconnaught Road with the
well maintained garden extending to the roadside.

Description of Proposal

Infill dwelling and garage

| Planning Assessment of Policy and Other Material Considerations
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| The application site is located outside the settlements in the open countryside as
designated in the Ards and Down Area Plan 2015, Site located close to Magheralone
Site of Local Mature Conservation Importance (SLNCI as per ADAP 2015).

The fallowing planning policies have been taken into account;

Regional Development Strategy

Strategic Planning Policy Statement for Northern Ireland {SPPS)

Planning Policy Statement 2 Natural Heritage

Planning Policy Statement 3 Access, Movement and Parking

Planning Policy Statement 21 Sustainable Development in the Countryside;

Policy CTY 1 Development in the Countryside
- Policy CTY 8 Ribbon Development
- Policy CTY 13 Integration and Design of Buildings in the Countryside
- Policy CTY 14 Rural Character

Ards and Down Area Plan (2015)

PLANNING HISTORY

Planning
N relevant history on the site,

Consultations:

NI Water - Statutory response — no objections

DF| Roads — Mo objections subject to R51 form

NIEA Natural Enviranment Division — na objections

Shared Environmental Services (informal consultation) — Mo objections -SES - no viable
pathway from the proposal to any feature of a European Site that could be impacted.

Objections & Representations

In line with statutory requirements neighbours have been notified on 30.01.2024. The
application was advertised in the Down Recorder on 14.02.2024 (Expiry 28.02.2024),
Mo letters of objection or support have been received to date.

Consideration and Assessment:

Section 45 (1) of the planning Act 2011 requires that regard must be had to the local

development plan (LDOP), so far as material to the application. Section 6(4) of the Act

requires that where in making any determination under the Act, regard is to be had to
| the LDF, the determination must be made in accordance with the plan unless material
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| considerations indicate otherwise, until such times as a Plan Strategy for the whole of
the Council Area has been adopted. The LDP in this case is the Ards and Down Area
plan 2015 (ADAP).

It sets out the transitional arrangements to be followed in the event of a conflict between
the SPPS and retained policy. Under the SPPS, the guiding principle for planning
authorities in determining planning applications is that sustainable development should
be permitted, having regard to the development plan and all other material
considerations, unless the proposed development will cause demonstrable harm to
interests of acknowledged importance.  Any conflict between the SPPS and any policy
retained under the transitional arrangements must be resolved in favour of the provisions
of the SPPS. Paragraph 6.73 of the SPPS provides strategic policy for residential and
nan residential development in the countryside.

The SPPS states that in the case of infillribbon development provision should he made
for the development of a small gap site in an otherwise substantial and continuously built
up frontage. This is less prescriptive than the content of PP521 regarding infill dwellings,
however, the SPPS states that the policy provisions of PPS21 will continue to operate
until such time as a Plan Strategy for the whole of the Council area has been adopted.
Policy CTY 1 of Planning Policy Statement 21 |dentifies a range of types of development
that are, in principle, considered to be acceptable in the countryside and that will
contribute ta the aims of sustainable development. Planning permission will be granted
for an individual dwelling house in the countryside in the certain cases which are listed,
the development of a small gap site within an otherwise substantial and continuously
built up frontage in accordance with Policy CTY 8 is one such instance. Integration and
design of buildings in the Countryside CTY 13 and Rural character CTY 14, and CTY 16
are also relevant.

Policy CTY8- Ribbon Development

Planning permission will be refused for a building which creates or adds to a ribbon of
development. An exception will be permitted for the development of a small gap site
sufficient only to accommodate up to a maximum of two houses within an atherwise
substantial and continuously built up frontage and provided this respects the existing
development pattern along the frontage in terms of size, scale, siting and plot size and
meets other planning and environmental requirements. For the purpose of this policy the
definition of a substantial and built up frontage includes a line of 3 or more bulldings
along a road frontage without accompanying development to the rear.

The agent considers that the site is such a gap site, falling within a substantial and
confinuously built-up frontage. For the purpose of the policy a line of 3 or more buildings
along a frontage without accompanying development to the rear is required.




Back to Agenda

| The site comprises a roughly rectangular plot, and forms part of an agricultural field and
has a frontage to The Heights road. Adjacent to this to the north east of the site is No
32 Teconnaught and their associated outbuilding. To the south west is No 64 The
Heights with frontage to the road. Beyond No 64 to the SW are outbuildings which have
bheen in association with an application (under LAO7/2019/1362/0 &
LACOT/2021/0189/RM and LAO7/2021/0896/F.  While the buildings at Mos.32
Teconnaught Road and 64 The Heights both share common frontage to the road,
however, as these dwellings (and associated outbuilding) front onto two separate road
frontages, namely the Teconnaught Road and The Heights Road and not one as
prescribed by the policy, they cannot form part of a substantial and continuously built-up
frontage. This is position is endorsed in the recent appeal 2021/A0239, The fact that
two frontages are being relied upon is fatal to the proposal which seeks to infill a gap
along a (singular) frontage. For these reasons, the proposal is contrary to Policy CTY 8,

Accordingly, as there is no substantial and continuously built up frontage the proposal
does not meet the first test as set out in Policy CTYB. In these circumstances (as
accepted by the PAC) it is not necessary to assess such matters of development pattern,
plat size, frontage width and scale of development which are deemed irrelevant.

Itis considered that the development would create a ribbon of development, There would
be transient views of the existing buildings and the development in both directions when
travelling along The Heights/Teconnaught Read. The development within the site, would
create ribbon development along this part of the road as it would visually link with Na.
64 The Heights and No. 32 Teconnaught Road contrary to Policy CTY 8 of PPS 21 and
the related provisions of the SPPS.

The other planning and environmental reguirements under Policy CTY8 fall o be
considered under Policy CTY 13 which deals with the integration and design of buildings
in the countryside and Policy CTY 14 which addresses rural character.

Policy CTY 13 - Integration and Design of Buildings in the Countryside

CTY 13 requires to be considered as part of the assessment of the proposal. As the
application 15 for outline permission, no specific details of house type or design have
been submitted. Policy CTY 13 states that a new building will be unacceptable where it
is considered a prominent feature in the landscape and where the site lacks long
established natural boundaries or is unable to provide a suitable degree of enclosure for
the buildings to integrate into the landscape. It is noted that the site is cut from a larger
agricultural field, and while the loss of the road frontage hedging would open the site up
when along the frontage of the site, the main critical views are alang the heights. From
this viewpoint, a suitably designed single storey dwelling (low elevation) could be
accommaodated on this site if positioned correctly to make use of existing boundaries
| without becoming a prominent feature in the landscape. Thus, taking into account the
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| character of the surrounding dwellings and given the topography of the site a suitably
designed dwelling could be integrated on the site.

Policy CTY 14 of PP3 21 'Rural Character states that planning permission will be
granted for a building in the countryside where it does not cause a detrimental change
to, or further erode the rural character of an area. It sets out five circumstances where a
new building would be unacceptable. Given the above, it is deemed that the application
site would result in the creation of ribbon development. This would result in a detrimental
change in the rural character of the area contrary to Policy CTY 14 read as a whole and
the related provisions of the SPPS,

CTY 16 — Development relying on non mains sewerage. There would be sufficient room
within the land in red for a septic tank and soakaways.

PPS 2 - Natural Heritage

The proposal will involve some removal of hedgerow along the frontage of the site to
accommodate sightlines. A hiodiversity checklist was reguested and this was
undertaken by Ayre Environmental Consulting Ltd concluding that there would be no
impact on priority species on the site. Whilst it is acknowledged that hedgerows are
classed as priority habitats, consideration has been given to the quality of this particular
hedgerow which is not considered to be species rich or having a rich basal flora of
herbaceous plants. Given the quality of the hedgerow it considered that reinstatement
of the lost roadside hedgerow with a species rich native hedgerow would be acceptable
and can be conditioned as such if the Council are minded to approve the development.
An informative advising the applicant in relation to bird breeding season can be placed
on the decision notice. The proposal is not therefore considered to offend protected
species or priority habitats,

PPS 3 — Access, Movement and Parking

DF| Roads were consulted as part of the proposal and have no objections subject to
the RS1 form at reserved matters stage of 2.0m x 33m of site outlined in red being
complied with and the access position to the centre of site outlined in red.

Conclusion

For the reasons given above, the appeal proposal fails to satisfy the requirements of
Policies CTY 8, and CTY 14 of PPS 21 and the related provisions of the SPPS. No
| overriding reasons have been presented to demonstrate how the proposal would be
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essential in the countryside, thus it is also contrary to Policy CTY 1 and the related
provisions of the SPPS.,

Recommendation:
Refusal

The plans to which this approval relate include:
site location plan 01

Refusal Reasons:

1. The proposal is contrary to Policy CTY1 of Planning Policy Statement 21, Sustainable
Development in the Countryside in that there are no overriding reasons why this
development is essential in this rural location and could not be located within a
settlement,

2. The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and Policy CTYB and CTY 14 of Planning Policy Statement 21, Sustainable
Development in the Countryside in that it fails to meet the provisions for an infill dwelling
as there is not a line of 3 or more buildings within an otherwise substantial and built-up
fromtage and would, if permitted, resull in the creation of ribbon development along The
Heights/Teconnaught Roads.

Neighbour Notification Checked Yes

Summary of Recommendation - Refusal

 Case Officer Signature: C Moane Date: 07 May 2024
| May Appointed Officer: A.McAlarney Date: 07 May 2024
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Comhairle Ceantair
an Idir, Mhirn
agus an Duin

A Newry, Mourne

and Down
District Council

Application Reference: LADT/2022/0128/F
Date Received: January 2022

Proposal: Erection of 7 Residential Dwellings comprised of 2no semi-detached, Sno
detached dwellings. Provision of hard and soft landscaping including communal
amenily space. Provision of in-curlilage car parking spaces and all associated sile
warks

Location: 147 Kilkeel Road Annalong
Site Characteristics & Area Characteristics:

The lands outlined in red form an irreguiar shaped piot zoned for housing (AN 07)
located within the developmaent limits of Annalong and Mournes Area of Outstanding
Matural Beauty. The site is accessed off the Kilkeel Road which 1s a Protected Route
and comprises a derelict two and a half storey whitewashed building afigned north-
east o south-west, with its main elevation to the road. This building is shown on the
1834 map as part of the Water Guard Station. A single-storey rocket house aligned
with a nwo-storgy square pigeon house abutting its rear gahle (Grade B1 Listed
Building - HB16/01/022) is located to the rear of the site. There is a row of two storey
dwellings outside the red line boundary to the west. The site rises upwards from road
l=vel southeast to northwest by approx. 5m to the rear of the site. The roadside
boundary is defined by a low stone wall.

Given the site’s location within the settlement development limits, the main land use
of the area is predominantly residential wherehy there is a mixture of house types,
plot sizes and development patterns located along Kilkeel Road and within adjacent
housing developments. The open countryside abuts the application site to the north-
wiest,
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Site locafion map
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" Application site

g

Development fimits of Annalong = Map No. 3/07
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Site History:

» P874/0247 — Kilkeel Road, Annalong — Erection of a trailer park —
Permission refused June 1974

= P/1974/0875 - Kilkeel-Newcastle Road - Proposed extension to existing car
park — Permission granted March 1975

o P97TI0020 - Kilkeel Road Annalong — Proposed extension to farm
machinary sales — Permission granted April 1977

« P1977/0433 - 147 Kilkeel Road Annalong — Proposed extension and
improvements to existing dwelling — Permission granted July 1977

o P979/1240 - 141, 143 and 145 Kilkeel Road Annalong — Extension and
improvements o dwellings — Permission granted January 1980

= P/1985/0852 ~ 143 Kilkeel Road Annalong = Extension and improvements to
dwelling — Permission granted October 1985

o  P2004/1946/F - Lands at MNos 139 & 147 Kilkeel Road, Annalong {comprising
the Former Coastguard Station, associated Rocket House and vacant
dwelling, with frontage located between Nos 137 & 155 Kilkee| Road) -
Erection of residential development comprising revised proposal for 20Mo.
(bwo-bedroom) apartments, to include the conversion of former Rocket House
puilding to 1Mo, apartment with extension and alterations, associated road
layout ({that incorporates amended access provision for Nos. 141, 143, 151,
155 & 155a Kilkee! Road and local agricultural land to the north-west / west),
parking provision and ancillary works (with demolition of existing dwelling at
Mo, 147 Kilkeel Road). Application being considered in conjunction with that
for Listed Building Consent, under File Ref, P2008/0321/LE, for conversion
works to former Rocket House building — Permission granted July 2010

« P/2008/0321/LE - Lands at Former Rocket Tower to the rear of No. 139
Kilkeel Road (Former Coastguard Stabion), Annalong - Conversion of former
Rocket Tower building to two-bedroom residential unit {apartment) with
extension and alterations (being considerad in conjunction with full
application, under File Ref. P2004/1946/F, for wider developmeant comprising
20 Mo. apartments in total, on lands at Nos. 139 and 147 Kilkeel Road,
Annalong (comprising the Former Coastguard Station and Rocket House, with
site frontage located between Nos 137 & 155 Kilkeel Road) - Consent
granted July 2010

o  LAODTIZ0232524/LBC - The ‘Rocket House', adjacent and north east of 147
Kilkeel Road, Mewry, BT34 4TL - "Like for like” Repairs 10 Rocket house
consisting of repairs to walls, rainwater goods, roof and provision of windows
= Lnder consideration
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Planning Policies & Material Considerations:

» Banbridge / Newry and Moume Area Plan 2015
s S5PPS - Strategic Planning Policy Statement for Northern Ireland
» PPS 2 — Natural Heritage
« PPS 3 - Access, Movement and Parking
» PPS & Planning, Archaeology and the Built Heritage
» PPS 7 - Quality Residential Environments
»  Addendum to PPS 7 - Safeguarding the Character of Established Residential
Areas
PPS8 — Open Space, Sport and Outdoor Recreation
FPS 12 — Housing in Settiements
PPS 15 - Planning and Flood Risk
Supplementary guidance including
o Crealing Places
o Development Control Advice Mote (DCAN] 8 - Housing in Existing
Urban Areas
o Development Control Advice Note (DCAN) 15 - Vehicular Access
Standards
o Parking Standards

Consultations:

« NI Water issued a final response in February 2023 recommending approval.

« [Dfl Rivers — FLD 1; Dfl Rivers Flood Maps (NI) does not indicate a floodplain
associated with the undesignated watercourse that 15 located along the
northern boundary of the site.
FLD 2: There is an undesignated watercourse that flows through the northem
boundary of this site. In accordance with Revised PPS 15, FLD 2 (point 6.32),
it is strongly advised that a working strip of appropriate width is retained to
enable riparian landowners to fulfil their statutory obligations/responsibilities.
FLD 3: The submission of a Drainage Assessment was originally requested
as the initial proposal was for a residential development comprising 10
dwelling units or more, During the processing of the application, the scheme
was reduced wherehy 7 dwellings are now proposed. The hard surfacing
shown on the proposed site layout does exceed 1000sgm, however
consideration must also be given to the existing hard surfacing on the site
whereby the new hard surfacing would not exceed 1000sgm. The lands within
the red line boundary are not in excess of 1 heclare,
FLD 4; Under FLD 4 of Planning Folicy Statement 15, Planning Service will
onky permit artificial modification of a watercourse in exceptional
circumstances, This will be a matter for Planning Service, Any artificial
madification approved by Planning Service will also be subject to approval
from DA Rivers under Schedule 6 of the Drainage Order 1973, The
watercourse already appears to have bean culverted.
FLD 5: Mot applicable based on the information provided.
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Further consultation with Dfl Rivers is therefore not required.

« [l Roads issued a final response in May 2024 offering no objections subject
L conditions.

« Environmental Health have no objections in principle to the application.

« HED issued a final response in March 2024.
Historic Monuments: Flease refer to our previous response in which we
advised that any approval for this scheme should be conditional on
archaeological mitigation ahead of site works, as per Policy BH 4 of PPS 6.
Historic Buildings: Subject 1o a condition, the proposal salishes the paolicy
requirements of SPPS para 6.12 and PPS 6 BH11.

» MNIEA Issued a final response in June 2023 whereby NED considered the
impacts of the proposal on designated sites and other natural hertage
interests and, on the basis of the information provided, has no concerns.

The consultee responses will be discussed in further detail below in relation to the
relevant planning policies.

Objections & Representations:

Having account statutory requirements, advertising and neighbour notification was
undertaken as part of the processing of this case.

A number of representations have been received below. The main points of concermn
include ownership (incorrect ownership certificate completed and no notice sernved
an landowners, right of way running through site to Grove Road and neighbouring
farm lands, electricity running through site and possibility of complaints regarding
smell, animal waste and potential noises resulling from proximity of development to
neighbouring fanm.

1. Robert McKnight - 21 Hillsborough Road, Co. Down

= Right of way over land for farm animals to cross into neighbouring agrieultural
fields.

» Mo '‘cow pass’ shown on plans.

2. Ulster Farmers’ Union obo Mr Thomas Purdy

= Right of way over application site to his farms for over 100 years.

# Likelihood of potential complaints from any future homeowners regarding
smell, animal waste and potential noises.

» Health and safety implications in permitting residential development so close

to cattle handling facilities.

Thomas Purdy — 18 Moneydarragh Road, Annalong

Existing lane is used 1o move cattle across main road (o adjacent farm land

Occupier of 14 Golf Links Road, Mewcastle

« Development includes land not owned by applicant (Mos. 141, 143 and 145
Kilkeel Road).

B ow
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= Public right of way through application site which is used by farmers to access
neighbouring farmland.

« Certificate A has been completely and is not the correct Certificate.

» Listed Buillding Consent is required as well given Listed Building on site.

5. Seamus - no address provided
Public right of way runs through site

s Historic building on site

6. R 5 \Vasseur - — no address provided

» Development includes land not owned by applicant (Nos. 141, 143 and 145
Kilkeel Road).

= Public right of way through site to Grove Road and several farms

o Listed Builldings on site

7. Mrand Mrs Fairley - 107 Derryboye Road, Crossgar
Owners of No. 143 Kilkeel Road and associated parking space.

«  P2A form not issued

8. Mackenzie and Dorman Solicitors obo Mr and Mrs Fairley
Mr and Mrs Fairley's property (143 Kilkeel Road) falls within the boundary of
the application site.
Incorrect Certificate completed

8, Katy Carson —no address provided (obo Mrs Fairley)
Mo, 143 Kilkeel Road not owned by the applicant. Leasehold and monthly
rates hill provided.

» Adjacent coftage also not owned by the applicant,

« Parking space associated with Mo, 143 Kilkeel Road within application site
also.

10, Bill Mckibben (155A Kilkeel Road) obo Anne McKibben — 155 Kilkeel Road,
Annalong

 The green line is incorporating part of No.155 garden along the main road an
up the laneway.

«  [No permission for this to be used in this development.

» Electricity runs through the purposed development
Mote: (Mr McKibben was viewing the interactive map shown on the Planning
Portal which is plotted manually by officers, therefore the boundary may not
be completely accurate. The Planning Department provided a copy of the site
location map to Mr McKibben whereby the red line boundary does not include
any land associated with Mo, 155).

11.Qlive Fairley — 143 Kilkeel Road, Annalong

« Confirmation of ownership of No. 143 Kilkeel Road

12.Gordan Bell & Son Solicitors obo Gordan Kerr = 145 Kilkeel Road, Annalong

o Mr Kerr owns Mo, 145 Kilkeel Road and does not consent 1o his property or
any part thereof being the subject of this or any other planning application.

» Certificate A incorrectly completed.
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The scheme has been amended to omit the adjacent cottages — 141, 143 and
145 Kilkeel Road. The site layout plan now shows the parking spaces associated

with the adjacenl coltages. The site location plan and site layout plan is shown
below,
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Mote: A further round of NN and re-advertisement was undertaken on receipt of the
amended red line boundary and site layout plan.

A letter from McShanes Solicitors obo the applicant confirmed that the applicant
owns all lands within the application site and there are no express easements
registered on the associated folio. | am now satisfied that the correct certificate
(Certificate A) has been completed following the submission of amended plans.

Moreover, planning permission does not confer title and does not alter or extinguish
or otherwise affect any existing or valid right of way crossing, impinging or otherwise
pertaining to these lands. It is the developers' responsibility to ensure that existing
lines (electricity and water) are not impacted by the development and that the correct
consent is granted by the relevant authaorities if existing/proposed connections need
to be altered/made.

The new dwellings are not any closer to existing farm buildings than those already
existing adjacent to the site,

Consideration and Assessment:

Full planning permission is sought for a residential development, comprising the
erection of 7 no. dwellings - 2no semi-detached, 5no detached dwellings. The
existing 2 ¥ storey building within the application site will be demolished whist the
Rocket House will be retained. A Listed Building application has been submitted
regarding 'like for like” repairs to the Rocket House - LADY/20232524/LBC, The
existing buildings outside the application site to the north-west are to remain
untouched as outlined above regarding the representations received.

The site will be accessed oft Kilkeel Road as is currently the case. There are three
house types proposed: HT1, HT2A and HT2B {mirrored) and HT3. Ridge heights
vary from 7.5m from GL to 8.7m from GL.
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Proposed materials include ‘Marley Thrutone' fibre cement roof slates (blue/black),
smooth plaster rendered walls (white), facing brick (grey) where shown, aluminium
windows and rainwaler goods (grey) and hardwood timber external doors (dark
grey). Varying boundary treatments are proposed and shown on the site plan. In-
curtilage parking is provided for all dwellings. The proposed plans are shown below,
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HT 1

HT 24 and 28
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HT 3

Principle of Development

The Planning Act (NI) 2011

Section 45 of the Planning Act (N1} 2011 requires the Council to have regard to the
Local Development Plan (LDP), so far as matenial to the application and to any ather
material considerations. The relevant LDP is Banbridge, Newry and Mourne Area
Flan 2015 as the Council has not yvet adopted a LDP.

Banbridge /! Mewry & Mourne Area Plan 2015

The site is located within the development limit of Annalong. The site is zoned for
housing (committed) — AN 07,

Puolicy tor the control of development on zoned sites 15 contained in Policy SMT 2 in
Volurne 1 of the Plan. Zoned land will be developed in accordance with all prevailing
regional planning policy and with any relevant Plan Policies and Proposals including,
where specified, key site requirements. As this settlement is within the Mournes
ACONB, particular attention should be paid to dwelling design, site layout and
landscaping and use of matenals, These should reflect the character of the
vernacular architecture of the local area. Dry stone walls and hedgerows along site
boundaries should be integrated into the proposed development where possible.
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Committed sites include approved housing sites developed in full or in part since the
commencement of the Plan period and sites with planning permission for housing,
The Plan does nol stipulate key site requirements for commitled sites because fulure
development will be subject to the conditions attached o planning permission.
However, in the event that such permission may lapse, the Department may alter
existing conditions or attach new conditions to any subsequent approval to take
account of prevailing regional planning policy and the Plan Proposals.

Policy SMT 2 of the Plan states that planning permission on zoned sites will be
granted for the specified uses as well as any range of uses included within the Key
Sile Reqguirements and any specified complementary uses.

As outlined above, there are no KSRs associated with the application site. Planning
permission was granted in 2010 for the erection of a residential development
comprising 20Mo. (two-bedroom) apartments, to include the conversion of former
Rockel House building to 1Mo, apartment with extension and alterations. The
proposal is of a significanly lower denisty than that approved in 2010,

The use of the site for housing is compliant with the Plan.

The NI Regional Development Strateqy 2035

The RDS supports both urban and rural renaissance (RGT) and recognises that
regeneration s necessary 1o creale more accessible, vibrant city and lown cenlres
which offer people a choice for shopping, social activity and recreation. Lirban
renaissance is descrbed as the process of development and redevelopment in
urban areas to attract investment and activity, foster revitalisation and improve the
mix of uses. It advises that innovative ways should be developed to bring forward
under-utilised land and buildings particularly for mixed use development with a focus
o integrating new schemes within the existing lownscape.

RGH of the Regional Development Strategy aims to manage housing growth to
achieve sustainable patterns of residential development. It aims to provide high
guality accessible housing within existing urban areas without causing unacceptable
damage to the local character and environmental guality or residential amenity of
these areas. The principle of developing this site within the urban footpnnt is in line
with the regional policy of the RDS.

The Strateqic Planning Policy Statement
The SPPS is material to all decisions on individual planning applications.

However, a transitional period will operate until such times as a Plan Strategy for
the whole Council area has been adopted. Paragraph 1.12 of the SPP5 states
that any conflict between the SPPS and any policy retained under the transitional
arrangements must be resolved in favour of the provision of the SPPS ie. where
there is a change in policy direction, clarification or conflict with the existing polices
then the SPPS should be afforded greater weight. However, where the SPPS is
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silent or less perspective on a planning policy matter than the retained policies
should not be judged to lessen the weight afforded to retained policy.

The Strategic Planning FPolicy Statement sets out that the policy approach must be to
facilitate an adequate and available supply of quality housing to meet the needs of
everyone; promote more sustainable housing development within existing urban
areas; and the provision of mixed housing development with homes in a range of
sizes and tenures. The SPPS also addresses housing in settiements. It repeats the
planming control principles set out within PPS12:

« Planning Control Principle 1-Increased Housing Density without Town
Cramming

« Planning Control Principle 2- Good design

= Planning Control Principle 3- Sustainable forms of development

The density of the development is considered to be respectful of the wider area,
wherehy the density of the adjacent housing developments including Kilhorne Court
and Linden Brag have been noted. A mix of house types and sizes can be provided
to promote choice and assist in meeting community needs. No specific need for
social housing has been identified.

FFPS 7 — Quality Residential Environments

FPST sets out planning policy for achieving guality in new residential development,
Policy QD1 of PPST states that residential development shouid draw on the positive
aspects of the surrounding area’s character and appearance. Proposals’ layout, scale,
proportions, massing and appearance should respect the character and topography
of their site. It also states that proposals for housing developments will not be permitted
where they would result in unacceptable damage to the local character, environmental
guality and residential amenity of the area. Developments should not be in confiict with
or cause adverse impacts upon adjacent land uses. Development Control Advice MNote
8 "Housing in Existing Urban Areas” (DCAN 8) similarly notes that a development’'s
impact on the character and amenity of a neighbourhoods are impaortant matters o
consider. Motwithstanding the strategic objective of promoting more housing in urban
areas, paragraph 1.4 of PP57 states that this must not result in town cramming. It
adds that in established residential areas the overnding objective will be to avoid any
significant erosion of the local character and the environmental quality, amenity and
privacy enjoyed by existing residents.

Folicy QD1 thereof states that planning permission will only be granted for new
residential development where it is demonstrated that the proposal will create a guality
and sustainable emvironment,

(a) the development respects the surrounding context and is appropriate to the
character and topography of the site in terms of layout, scale, proportions,
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massing and appearance of buildings, structures and landscaped and hard
surfaced areas:

It is considered that the development respects the surrounding context and is
appropriate to the character and topography of the site given the proposed density
which is similar to adjacent housing developments wherehy the proposed plot sizes
are reflective of the plot sizes within the existing residential area which 15 made up of
a mixture of detached and semi-detached dwellings. An access will he provided
directly off Kilkeel Road, as existing.

The house types proposed are shown above and comprise detached and semi
detached 2 storey dwellings. The size, form. scale, mass, design, appearance and
external finishes will not detract from the appearance and character of the surrounding
area given the mixed house types within the wider residential area in that there are a
range of house types with varying designs, scales, forms, proportions and finishes.

The dwelling on plot 1 with frontage onto Kilkeel Road and the internal access road is
double fronted which presents an attractive outlook facing onto all roads.

The building line of plot 1 along the frontage of the site respects the existing building
line of the adjacent dwellings immediately 1o the northeast and southwest,

Small grassed front gardens are proposed (with the exception of plots 5 and 6 to the
rear of the site) which reduces the appearance of hard surfaced areas and creates a
pleasant space for residents. Areas of planting are also shown on the site plan which
contributes to the attractiveness of the development. Suitably sized pnvate amenity
spacefrear garden areas are proposed.

The FFLs of the dwellings range from 23.5 (plot 1) to 24.7 (plot 3) which is reflective
of the topography. Appropriate boundaries are proposed. A planting strip is shown
along the northwestern boundary of the site 1o define the edge of the development
lirmit.

(b) features of the archaeological and built heritage, and landscape features are
identified and, where appropriate, protected and integrated in a suitable manner
into the overall design and layout of the development;

The proposed site contains the former Annalong Waterguard/Coastguard Station, a
site of industrial archaesology (IHR ref: 03620:000:00). A single-storey rocket house
aligned with a two-storey square pigeon house abutting its rear gable (Grade B1 Listed
Building - HB16/01/022) is located to the rear of the site.

The industrial heritage impact assessment submitted recommended that a Level 3
Historic Building Survey is conducted prior to their demoltionrepairs. It also
recommended that a topographic survey of the industrial heritage complex be carried
UL
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Historic Monuments advised that any approval for this scheme should be conditional
on archaeological mitigation ahead of site works, as per Policy BH 4 of PPS 6.

Historic Buildings advised that the proposal satisfies the policy requirements aof
SPPS para 6.12 and FFS 6 BH11 subject to conditions.

The application site is within the Mournes AOME, as such Policy NH 6 of PPS 2
applies. Given the urban context of the area whereby the predominant land use
adjacent the site is residential comprising a mixture of house types with various
architectural styles and finishes. As such, the Department is satisfied thal the
proposal does not offend NH 6 of PPS 2.

{c) adequate provision is made for public and private open space and
landscaped areas as an integral part of the development. Where appropriate,
planted areas or discrete groups of trees will be required along site boundaries
in order to soften the visual impact of the development and assist in its
integration with the surrounding area;

This proposal involves the construction of 7 dwellings. Regarding public open space,
Policy OS 2 of PPS 8 states that the Department will only permit proposals for new
residential development of 25 or more unils, or on siles of one hectare or more, where
public open space 15 provided as an integral part of the development. The policy goes
on to advise that in smaller residential schemes the need to provide public open space
will be considered on its individual merits.

Given the fact that 7 dwellings are proposed, the provision of open space in this
instance is not a requirement. Each unit has its own individual private amenity space
with sizeable rear gardens which is considered acceptable and in accordance with the
guidance contained within Creating Places.

(d) adequate provision is made for necessary local neighbourhood facilities, to
be provided by the developer as an integral part of the development;

Given the nature and sale of the proposed. the developer is not required to make
provigion for local neighbourhood facilities, Nonetheless, the application site is within
close proximity 1o faciliies within Annalong including a school, place of worship, GP
surgery and several shops and restaurants.

(2) a movement pattern is provided that supports walking and cycling, meets the
needs of people whose mobility is impaired, respects existing public rights of
way, provides adeguate and convenient access to public transport and
incorporates traffic calming measures;

The proposed layout includes footpath lined streets and a convenient pedestrian
footway link to the main road thus providing a good movement pattern that supports
walking and cycling leading directly to the "centre” of Annalong Village. The proposal
offers proximity to good public transport links and neighbourhood facilities. The
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gently sloping nature of the site ensures that the needs of people whose mobility is
impaired are met.

(f) adequate and appropriate provision is made for parking;
The proposal includes:

1 no. 4 bed detached dwelling

» 4 no. 3 bed detached dwelling

= 2 no. 3 bed semi detached dwelling.

As per Parking Standards, 18 parking spaces are required. The Parking Layoul shows
that the parking requirements have been met

(g) the design of the development draws upon the best local traditions of form,
materials and detailing;

As mentioned above, the house types proposed are considered acceptable in terms
of size, layout, appearance, scale, form, materials and details. The character of the
existing area and built form is noted, whereby it is considerad the development
propased 15 in keeping and respectful.

(h) the design and layout will not create conflict with adjacent land uses and
there is no unacceptable adverse effect on existing or proposed properties in
terms of overlooking, loss of light, overshadowing, noise or other disturbance;
Flot nos. 1, 2. 2 and 4 abut Mo, 137 Kilkee| Road. Rear to rear separation distances
between piots 3 and 4 and No. 137 are approx. 20m. The Department notes that the
application site is at a shghtly higher level than the existing dwellings along the
Kilkeel Road, however the separation distances between plots 1-4 and No. 134
ensures thal there is no unacceplable overlooking. loss of light and overshadowing
will result of the adjacent property in this urban context. There is an upper floor
wincdow on the gable of Plot 1 facing Mo. 134, however this window does not serve a
habitable room.

Mos. 155 and 156A Kilkeel Road abut the application site to the southwest and are
accessed using the same access as proposed off Kilkeel Road. There will be an
intervening access road between the new buildings and Nos. 155A and 155 with a
separation distance of approx. 15m and 28m respectively. The separation distance
and similar FFLs is sufficient to alleviate any amenity concerns of Mos. 155 and
1554 Kilkeel Road,

The row of two storey dwellings to the rear of the site, Nos. 141, 143 and 145 Kilkeel
Road are to the west of plots 2 and 3 and are at a higher level (approx. 2m) than
these plots. There is a separation distance of approx. 17m between the closest plot
(plot 2) and the closest lerraced dwelling (No. 141). Again, the separation distance
and topography is considered sufficient to alleviate any amenity concerns of the
adjacent terraced dwellings.
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In terms of noise or other disturbances, it is likely that the building work will impact the
existing properties. However, this is not to an unacceptable level given the temporary
nature of the building work and the fact that it is likely confined to daylime hours.

The Department acknowledge the representations received regarding ownership. This
has been outlined in detail above.

(i) the development is designed to deter crime and promote personal safety;
The boundaries proposed are adeguate to deter crime and promote personal safety.
The amenity space s enclosed by existing and proposed development. Pedestrian
routes, cycle linkages and parking provision is overlooked by the the fronts of the
dwellings which provides a suitable degree of surveillance.

In summary, the proposal is considered to comply with QD 1 of PPS 7.

Addendum to PPSY

Policy LC1 of the Addendum to PPS 7 states that planning permission will only be
granted for the redevelopment of existing buildings, or the infiling of vacant sites
(including extended garden areas) 1o accommaodate new housing. where all the criteria
set out in Policy QD 1 of PPS 7, and all the additional criteria within Policy LC1 are
met:

(&) the proposed density is not significantly higher than that found in the established
residential area;

() the pattern of development is in keeping with the overall character and
environmental quality of the established residential area: and

(c) all dwelling units and apartments are built to a size not less than those set out in
Annex A,

FPara 2.4 of Policy LC 1 states "When considering an increase in housing density in
established residential areas, great care should be taken @ ensure that local
character, environmental quality and amenity are not significantly eroded and that the
proposed density, together with the form, scale, massing and layout of the new
development will respect that of adjacent housing and safeguard the privacy of existing
residents,”

The applicabion site comprses zoned housing land within the development limits of
Annalong. The density and general layout, plat sizes, house types, form, appearance
and pattern, are in keeping with the existing character and developments of the
adjacent housing developments. The size of the proposed dwellings also complies
with the size standards provided in Annex A.

PPS 2 - Natural Heritage

The site is nol in close proximily o adjacent designated sites including any ASSIs,
SACs, SPAs, RAMSAR sites and SLMCIs. The closest designated site is Samuel's
Fort ASS1which is approx. 450m from the site. There is a culverted watercourse that
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runs along the northern boundary of the site that flows in the ASSI. The new
dwellings closest to the culverted watercourse are approx. 10m away.

The application site currently comprises a number of disused bulldings, rank
veqelation, scrub and areas of hardstanding. Photographs of the site are shown

below,
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Policies NH 2 and & of PPS 2 states that planning permission will only be granted for
a development proposal which is not likely to result in the unacceptable adverse
impact on, or damage to habitats, species or features of natural heritage importance.
This includes species protected by law.

The site is used by foraging bats and the buildings on site have potential to be used
by roosting bats as well as nesting birds.

The proposal involves the demolition of an existing building. The proposal also
involves the removal of stone walls along the northern boundary and
veqetation/shrub throughout the site. As such, thera is the potential for the loss of
priority habitats and adverse impact on prionty species.

The PEA and Emergence Survey Report submitted by the Applicant identitied a bat
roost that is located outside the site boundary. Given the roost's location, NED
determined that any lighting resulting from the proposal will not illuminate it. As such,
MED are content that roosting bats are unlikely to be significantly impacted by the
proposal.

Flanting proposals include a Sm wide planting strip along the northwestern boundary
of the site. Mative species trees are to be planted sporadically throughout the site.
The compensation planting will create new habitats 10 compensate for impacted
habitat through the removal of the buildings. stone walls and vegetation on the site
ensuring that biological communities are able to relocate to a suitable nearby
location,
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MIEA Natural Environment Division (NED) considered the impacts of the proposal on
designated sites and other natural heritage interests and, on the basis of the
informalion provided, has no concerns.

The potential impact of this proposal on Special Protection Areas. Special Areas of
Conservation and Ramsar sites has been assessed in accordance with the
requirements of Regulation 43 (1) of the Conservation (Matural Habitats, etc.)
Regulations (Morthern [reland) 1295 (as amended). It is not considered that the
proposal will have a likely significant effect on this site or any other European Sites.

The application site s within the Mournes AONB, as such Policy NH 6 of PPS 2
applies. Given the urban context of the area whereby the predominant land use
adjacent the site is residential comprising a mixture of house types with various
architectural styles and finishes. As such, the Department is satisfied that the
proposal does not offend Policy NH 6.

Given the above, the Department is satisfied the proposal complies with PPS 2.

PPS 3 - Access, Movement and Parking

The proposed development is to be accessed off Kilkeel Road which is a Protected
Route. The layout includes a foolpath o either site of the road from the exisling
footway link along Kilkeel Road. Each property will have its own in-curtilage parking
as required by Policy AMP 7 of PPS 3 and in line with the reguirements set out in
Parking Standards,

Policy AMP 3 of PPS 3 states that planning permission will only be granted for a
development proposal involving direct access, or the intensification of the use of an
existing access:

a) where access cannot reasonably be taken from an adjacent minor road; or

) in the case of proposals involving residential development, it is demonstrated
to the Department's satisfaction that the nature and level of access onto the
Protected Route will significantly assist in the creation of a guality
environment without compromising standards of road safety or resulting in an
unacceptable proliferation ot access points.

As mentioned above, the site is currently accessed off the Protected Use, The
existing access is to be used. Access cannol reasonably be taken from an adjacent
minor road. Dff Roads has been consulted throughout several stages of this
application with regards to the Access, Movement and Parking, who offer no
ohjections to the proposal in principle.

PPS 6: Planning, Archasology and the Built Heritage

The proposed site contains the former Annalong Waterguard/Coastguard Stabon, a
site of industrial archaeology (IHR ref: 03620:000:00). A single-storey rocket house
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aligned with a two-storey square pigeon house abutting its rear gable (Grade B1 Listed
Building - HBLG/01/022) is located to the rear of the site.

The industrial heritage impact assessment submitted recommended that a Level 3
Historic Building Survey is conducted prior to their demolitionfrepairs. It also
recommended that a topographic survey of the industrial heritage complex be carried
out,

Historic Monuments advised that any approval for this scheme should be conditional
on archaeclogical mitigation ahead of site works, as per Policy BH 4 of PPS 6.
Historic Buildings advised that the proposal satisfies the policy requirements of
SPPS para 6.12 and PPS 6 BH11 subject to conditions.

PPS8 - Open Space, Sport and OQutdoor Recreation

As mentoned above, Policy OS 2 ‘Public Open Space in New Residential
Development’ requires at least 10% of the total site area must be dedicated to the
provision of open space if they meet a certain threshold. Given the fact that 7 dwellings
are proposed, the provision of open space in this instance is not a reguirement. Each
unit has its own individual private amenity space with sizeahle rear gardens which is
considered acceptable and in accordance with the guidance contained within Creating
Places.

PPS 15 — Planning and Flood Risk

FLD 1: Dfl Rivers Flood Maps (NI) does not indicate a floodplain associated with the
undesignated watercourse that is located along the northern boundary of the site,
FLD 2: There is an undesignated watercourse that flows through the northem
Boundary of this site. In accordance with Revised PPS 15, FLD 2 (poinl 6.32). it s
strongly advised that a working strip of appropriate width is retained to enable
riparian landowners o fulfil their statutory obligations/responsibilities. The site layout
plan submitted shows no buildings or other structures over the line of the culverted
watercourse to facilitate replacement, maintenance or other necessary operations.
FLD 3: The submission of a Dranage Assessment was originally requested as the
inilial proposal was for a residential development comprising 10 dwelling units or
more. During the processing of the application, the scheme was reduced whereby 7
dwellings are now proposed. The hard surfacing shown on the proposed site layout
does exceed 1000sgm, however consideration must also be given to the existing
hard surfacing on the site whereby the new hard surfacing would not exceed
1000sgm. The lands within the red line boundary are not in excess of 1 hectare,
FLD 4; Under FLD 4 of Planning Policy Statement 15, Planning Senvice will only
permit artificial modification of a watercourse in exceptional circumstances. This will
be a matter for Planning Service. Any artificial modification approved by Planning
Senvice will also be subject to approval from Dfl Rivers under Schedule 6 of the
Drainage Crder 1973, The watercourse already appears o have been culverted.
FLD 5: Mot applicable based on the information provided.

Recommendation:
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The proposed scheme is on zoned housing land [committed) within the development
limits of Annalong. Given the zoning and existing residential nature of the locality, the
Lse of this site for housing is appropriate. Having had regard o the development
plan, planning policy and all ather material considerations, the proposal is

considered a sustainable development that will not cause demonstrable harm to
interests of acknowledged importance, and there are no grounds to sustain a refusal,
Accordingly, approval is recommended subject to conditions.

Conditions:

1. Asrequired by Section 61 of the Planning (Morthern Ireland) Act 2011, the
development hereby permitted shall be begun before the expiration of 5 years
from the date of this permission.

Feason: Time Limit

2, The development hereby permitted shall take place in strict accordance with
the following approved plans: 018, 02J, 03C, Q4A, 054, 06A, O7A, 0BD, D9A,
12,15C and 16C.

Reason: To define the planning permission and for the avoidance of doubt.

3. The Private Streets (Morthern Ireland) Order 1920 as amended by the Private
Streetls (Amendment) (Northem Ireland) Order 1992,
The Department hereby determines that the width, position and arrangement
of the streets, and the land o be regarded as being comprised in the streets,
shall be as indicated on Drawing No.15C Private Streets Determination.

Reason: To ensure there is a safe and convenient road system within the
development and o comply with the provisions of the Private Streets
(Morthern Ireland) Order 1980,

4. The vehicular access, including visibility splays and any forward sight
distance, shall be provided in accordance with Drawing No.15C Private
Streets Determination prior to the commencement of any other development
hereby permitted. The area within the visibility splays and any forward sight
line shall be cleared to provide a level surface no higher than 250mm above
the level of the adjoining carriageway and such splays shall be retained and
kept clear thereafter.

Reason: Toensure there is a salisfactory means ol access in the interests of
road safety and the convenience of read users.
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5. Mo dweliings shall be occupied until that part of the service road which
provides access to it has been constructed to base course; the final wearing
course shall be applied on the completion of the developmentl.

Feason: Toensure the orderly development of the site and the road works
necessary to provide satisfactory access to each dwelling.

6. Mo dwellings shall be occupied until provision has been made and
permanently retained within the curtilage of the site for the parking (and
turning) of private cars as shown on the approved plan.

Reason: To ensure adequalte (in-curtilage) parking in the interests of road
safety and the convenience of road users.

7. The Development hereby permitted shall not be commenced until a Street
Lighting scheme design has bean submitted and approved by the Department
for Infrastructure Street Lighting Section.

Reason: Road safety and convenience of traffic and pedestrians.

8. The Street Lighting scheme, including the provision of all plant and materials
and installation of same, will be implemented as directad by the Department
for Infrastructure's Street Lighting Section, These works will be carried out
entirely at the developer's expense.

Reason: To ensure the provision of a safisfactory street lighting system, for
road safety and convenience of traffic and pedestrians.

8. The repairs to the Rocket House as approved under LAODTR2023/2524/1LBC
shall be completed prior to occupation of the new dwellings.

Reason: To secure the Rocket House's ongoing survival as a building of
special architectural and historic interest for future generations.

10. Mo site works of any nature or development shall take place until a
programme of archaeological work {(POW) has been prepared by a qualified
archaeologist, submitted by the applicant and approved in writing by Newry,
Mourne and Down District Council in consultation with Historic Environment
Division, Department for Communities. The POW shall provide for;

« The identification and evaluation of archaeological remains within the
site;

« Nitigation of the impacts of development through licensed excavation
recording or by praservation of remains in-situ;

= Post-excavation analysis sufficient to prepare an archaeological report,
to publication standard if necessary; and
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= Preparation of the digital, documentary and material archive for
deposition.

Reason: to ensure that archaeological remains within the application site are
properly identified and protected or appropriately recorded.

11. Mo site works of any nature or development shall take place other than in
accordance with the programme of archaeological work approved under
condition no. 10,

Reason: to ensure that archaeological remains within the application site are
properly identified and protected or appropriately recorded.

12. A programme of post-excavation analysis, preparation of an archaeological
report, dissemination of results and preparation of the excavation archive shall
be undertaken in accordance with the programme of archaeological work
approved under condition no. 10. These measures shall be implemented and
a final archaeological report shall be submitted to Mewry, Mourne and Down
District Council within 12 months of the completion of archaeological site
works, or as otherwise agreed in writing with Newry, Moume and Down
District Council.

Reason: To ensure thal the resulls of archasological works are appropriately
analysed and disseminated and the excavation archive is prepared to a
suitable standard for deposition.

13.All hard and soft landscape works shall be carried out in accordance with the
approved details and the appropriate British Standard or other recognised
Codes of Practice. Prior to the occupation of any dwelling hereby approved,
planting shall be carned out in accordance with approved plan no. 021, If
within a period of 5 years from the date of the planting of any tree, shrub or
hedge, that tree, shrub or hedge is removed, uprooted or destroyed or dies, or
hecomes, in the opinion of the Council, seriously damaged or defective,
anather tree, shrub or hedge of the same species and size as that onginally
planted shall be planted at the same place, unless the Council gives its written
consent to any variation,

Reason: To ensure the provision, establishment and maintenance of a high
standard of landscape.

14. Mo development shall take place on the site until the method of sewage
disposal has been agreed in writing with NI Water or a consent to discharge
has been granted.

Reason: In the interest of public health.
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15. Mo development shall take place on site until the surface water drainage works
on-site and off-site have been submitted to and approved by the relevant
authority. These works shall be constructed and operational prior to the any
part of the building coming into use.

Reason: To safeguard the site and adjacent land against flooding and standing
water,

16. Should any unforeseen ground contamination be encountered during the
development, all works on site should immediately cease. The Environmental
Health Department of Mewry, Mourne and Down District Council should be
informed and a full written risk assessment in line with the current government
guidance (Model Procedures for the Management of Land Contamination —
CLR11) that details the nature of the risks and necessary mitigation measures
should be prepared and submitled for apprassal.

Reason: To protect human health.

17.A working strip at a minimum width of 5 metres located adjacent to the
culverted watercourse adjacent the northern boundary as shown on Drawing
Ma. 021 shall be maintained in perpetuity to provide clear access and egress
at all times.

Reason: To facilitate future maintenance by DFI Rivers, other statutory
undertakers or riparian landowners.

Informatives:

1. The Private Streets (Morthern Ireland) Order 1980 and The Private Sireets
(Amendment) (Northern Ireland) Order 1992
Under the above Orders the applicant is advised that before any work shall be
undertaken for the purpose of erecting a building the person having an estale
in the land on which the building is to be erected is legally bound to enter into
a bond and an agreement under seal for himself and his successors in title
with the Department to make the roads (including road drainage) in
accordance with The Private Streets (Construction) Regulations (Northern
Ireland) 1994 and The Privale Streetls (Construction) (Amendment)
Regulations (Morthern Ireland) 2001. Sewers require a separate bond from
Maorthern Ireland Water to cover foul and storm sewers.

2. Separate approval must be recewved from Department for Infrastructure in
respect of detailed standards required for the construction of streets in
accordance with The Private Streets (Construction) Regulations (Morthern
Ireland) 1994 and The Private Streets (Construction) (Amendment)
Regulatons (Morthern lreland) 2001.

3. Under the terms of The Private Streets (Construction) {Amendment)
Regulations (Morthemn Ireland) 2001, design for any Street Lighting schemes
will require approval from Department for Infrastructure Street Lighting
Consultancy, Marlborough House, Craigavon, The Applicant is advised to
contact DF, Street Lighting Section at an early stage, The
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Applicant/Developer is also responsible for the cost of supervision of all street
works determined under the Private Streets (Northern Ireland) 1980,
Separate approval must be received from Department for Infrastructure in
respect of detailed standards required for the construction of streets in
accordance with The Private Streets (Construction) Regulations (Morthern
Ireland) 1994 and The Private Streets (Construction) (Amendment)
Regulations (Morthern Ireland) 2001.

Geotechnical activities which reguire Geotechnical Certification shall be
submitted o Engineering Policy and Parking Services through the relevant
Division. Geotechnical Centification shall he in accordance with the
Department for Infrastructures Geotechnical Certification procedures as laid
down in the current version of HD 22 Managing Geolechnical Risk: Volume 4:
Design Manual for Roads and Bridges

Under the terms of The Private Streets (Construction) (Amendment)
Reqgulations (Northern reland) 2001, design for any Street Lighting schemes
will require approval from Department for Infrastructure Street Lighting
Consultancy, Marlborough House, Craigavon. The Applicant is advised o
contact Department for Infrastructure, Street Lighting Section at an early
stage. The Applicant'Developer is also responsible for the cost of supervision
of all street works determined under the Private Streets (Northern Ireland)
1920,

. Precaubons shall be taken to prevent the deposit of mud and other debris on

the adjacent road by vehicles travelling to and from the construction site, Ay
mud, refuse, etc. deposited on the road as a result of the development, miust
be removed immediately by the operator/contractor. The Road drainage
works for this development to be agreed with Dfl private streets section prior
to commencement.

The Road drainage works for this development are to be agreed with Dfl
Roads Private Streets section prior 1o commencement.

Street furniture to be placed to the back of footway.

This permission does not alter or extinguish or otherwise affect any existing or
valid right of way crossing, impinging or otherwise pertaining to these lands.
This permission does not confer title. ILis the responsibility of the developer to
ensure that he controls all the lands necessary to carry out the proposed
development.

BATS (all species)

The applicant's attention is drawn to The Conservation (Matural Habitats, etc)
Regulations (Morthern Ireland) 1995 (as amended), under which it is an
offence:

Deliberately to capture, injure or kill a wild animal of a European protected
species, which includes all species of bat;

Deliberately to disturb such an animal while it is occupying a structure or
place which it uses for shelter or protection;

Deliberately to distur such an animal in such a way as o he likely to -

affect the local distribution or abundance of the species to which it belongs;
Impair its ability to survive, breed or reproduce, or rear or care for its young; or
Impair its ability to hibernate or migrate;

Deliberately to obstruct access to a breeding site or resting place of such an
animal;

or
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e] To damage or destroy a breeding site or resting place of such an animal.
If there is evidence of bat activity { roosts on the site, all works should cease
immediately and further advice sought from the Wildlife Team, Northern
Ireland Environment Agency, Klondyke Building, Cromac Avenue, Gasworks
Business Park, Belfast BT7 2JA. Tel, 028 9056 9558 or 028 9056 9557,
To avoid any breach of The Conservation (Matural Habitats, etc) Regulations
(Morthern Ireland) 1995 (as amended), all mature trees and/or buildings which
require works shouid be surveyed for the presence of bats by an experienced
bat worker or surveyor within 48 hours prior to removal, felling, lopping or
demolition. All survey work should be carried out according o the Bat
Conservation Trust Good Practice Guidelines (http:/fwww. bats.org.uk). If
evidence of bat activity is discovered all works should cease immediately and
further advice sought from the Wildlife Team, MNorthern Ireland Environment
Agency, Klondyke Building, Cromac Avenue, Gasworks Business Park,
Belfast BTT 2JA. Tel. 028 9056 9558 or 028 9056 9557,

13.ALL BIRDS
The applicant's atlention is drawn to Article 4 of the Wildlife (Northern Ireland)
Order 1985 (as amended) under which it is an offence to intentionally or
recklessly:

o  kill, injure or take any wild bird; or

= take, damage or destroy the nest of any wild bird while that nest is in use or
being built; or

= at any other time take, damage or destroy the nest of any wild bird included in
Schedule AL: or

« ohstruct or prevent any wild bird from using its nest; or

» take or destroy an egg of any wild bird; or

e disturb any wild bird while it is building a nest or is in, on or near a nest
COntaining eqggs or young; or

= disturb dependent young of such a bird.
Any person who knowingly causes or permits to be done an act which is
made unlawful by any of these provisions shall also be guilty of an offence.
It is therefore advised that any tree or hedgerow loss or vegetation clearance
should be kept to a minimum and remaval should not be carried out during the
bird breeding season between 15t March and 31st August,

14, POLLUTION PREVENTION
The applicant shouid refer and adhere to all relevant Guidance for Pollution
Prevention. A full list is available here:
hitps:fwenw. netreqs.org. uklenvirenmental-topicsiauidance-forpollution-
prevention-gpp-documents’

15. Demolition Waste:
All waste generated by this development, e.g. demolition waste (as
applicable) being handled/disposed of 50 as to ensure compliance with the
Waste & Contaminated Land (M) Order 1997 and subordinate Regulations,
(Special requirements would apply in respect of, for example, ashestos or
other hazardous waste). Further information regarding handling and disposal
of such waste can be obtained from the Land & Resource Management Unit
of the Northern Ireland Environment Agency, Department of Agriculture,
Environment and Rural Affairs NI, — telephone 0300 200 78586,




Agenda 10.0 / LA07.2022.0128.F .pdf Back to Agenda

Case Officer Signature: Eadaoin Farrell

Date: 10.05.24

Appointed Officer Signature: M Keane

Date: 10-05-24



Back to Agenda

Combhairle Ceantair
an Iuir, Mhurn
agus an Duin

Newry, Mourne
and Down

District Council

A

Application Reference: LAD7/2023/2534/0

Date Received: 03.04.2023

Proposal: Proposed New Dwelling and Access to existing garden
area.

Location: 22 Rathmore, Warrenpoint, Newry, BT34 35F

1.0 Site Characteristics and Area Characteristics

The application site is located within the settlement development limits of
Warrenpoint as defined in the Banbridge, Newry and Mourne Area Plan 2015, The
application site is located between two dwellings within a housing development.
The application site has been screened for both natural and historic designations
and features. The application site is located within an Area of Outstanding MNatural
Beauty (Mourne).

The application site is currently encompassed within the extended side garden of
number 22 Rathmore. The site is currently enclosed to the front retum by a wooden
fence and to its boundary with number 26 Rathmore with dense vegetation and a
wooden fence.

In terms of topography the application site rises from the Clonallon Road towards
Rathmaore allowing a number of dwellings to characterise with split level in order
to work with the topography of the land. There are a number of trees within the
application site. The houses within the immediate surrounds are finished mainly
with red brick and painted render.

The application under consideration is for outline planning permission for a single
dwelling as well as a vehicular access onto Rathmore. As this is an outline
application details of the proposed dwelling and landscaping have not been
provided and would be subject 1o a reserved malters application. A concept layoul
has been provided which will inform the assessment of this application. Detailed
design therefore is subject to a further application.
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Image 1 Photograph of the Application Site

2.0 Planning Policies and Material Considerations

This planning application has been assessed against the following policies:

Banbridge. Newry and Mourne Area Plan 2015
Strategic Planning Policy Statement for Northern Ireland
PPS 2 Matural Heritage

PP5 3 Access, Movement and Parking

PPS 7 Quality Residential Developments

Back to Agenda



Back to Agenda

3.0 Site History

There are no recent applications on the sie for a dweling, however, the
predominant use within the immediate surrounds is residential which
incorporate the application site,

« PROOBO107F - Proposed new access for dwelling, access relocated to
Clonallon Road at Mo 30 Rathmore, Warrenpoint, Co Down - Refusal

o P20052731F for a Froposed New Access for dwelling at 22 Rathmore,
Warrenpoint — Approved

= P{2004/1660/F - Extension to Dwelling at Rathvilla, 22 Rathmore,
Warrenpoint, Co Down - Approved

« P/1997/0931 - Erection of Dwelling at SITE 57 RATHMORE
WARREMPOINT - Approved

= P/1997/0250 - Site for Dwelling [(Renewal of outine Planning
Permission) SITE NG 57 RATHMORE WARRENFPOINT — Approved

= P/1394/0015 - Site for dwelling SITE NO 57 RATHMORE CLONALLON
ROAD WARRENPOINT = Approved

« P1991/0539 — Erection of Dwelling & Detached Garage ADJACENT TO
NO20 RATHMORE WARRENFPOINT - Approved

« Pf1991/0525 ~ Erection of dwelling ADJACENT TO NO26 RATHMORE
CLOMALLON ROAD WARRENPOINT - Withdrawn

« P1991/1091 - Erection of dwelling and garage ADJACENT TO NO 26
RATHMORE CLONALLON ROAD WARREMNPOINT — Approved

= P/1389/0969 - Erection of 2 dwellings and change of house type on 2
sites SITE NOS 57, 57A, 58 AND 58A RATHMORE CLONALLAN
ROAD WARREMNPOINT — Withdrawn

« P/1987/1155 - Erection of B Dwellings & Garages LAND FACING 40-
af RATHMORE DEVELOPMENT CLOMALLON ROAD
WARRENPOINT - Approved

« P/1986/1050 - CHANGE OF HOUSE TYPE ON SITES 1, 18, 19 AND
25-36 RATHMORE HOUSING DEVELOPMENT CLOMNALLAN ROAD,
WARRENPOINT Approved

« P/1978/0407 - PROPOSED HOUSING DEVELOPMENT Clonallan
Road, Warrenpoint — Approved

« PM1976/0468 - PROPOSED SITE OF HOUSING DEVELOPMEMNT
Clonallan Road Warrenpaint — Approved

« P/1975/0666 - Proposed housing development Clonallan Road
Warrenpoint — Approved

«  P9750536 — Proposed use of land for housing development Clonallon
Road, Warrenpoint — Refusal
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« P/1973/0339 - Proposed use of land tor housing site Clonallon Road,
Warrenpoint — Approved

4.0 Consultations
The following were consulted in relation to the proposed application:

« NI Water - Recommended refusal due to public foul sewer capacity
Izsues. Evidence has been received by the Agent to show active
engagement with MIW and the request for a waste water impact
assessment. As the Agent has actively engaged with Ml Walter itis
considered that any recommendation can go ahead with negative
conditions attached,

« DFl Roads - Initially responded to state the application was unacceptable
as submitted. Requested amended plans were submitted and & re-
consultation was issued o DFl Roads in which a response was received
setting out that they had no objections to the proposal as presented and
sat out conditions to be attached should the application be positively
recommended.

5.00bjections and Representations

& neighbours were nolified as part of this application. The application was
advertised in the local press on the 7" June 2023. No representations have been
received to date (127 June 2024).

6 Assessment:
Banbridge/ Newry and Mourne Area Plan 2015

Section 45 of the Planning Act (M1) 2011 requires the Council to have regard to
the Local Development Plan (LDP), so far as material to the application and to any
ather material considerations. The relevant LDP is Banbridge, Newry and Mourne
Area Plan 2015 as the Council has not yet adaopted a LDP. The application site is
located within the Setttement Development Limit of Warrenpoint. The site is
located within an Area of Qutstanding Matural Beauty,

Strategic Planning Policy Statement 2015

The SPPS5 was adopted in September 2015 consolidating all the separate
Planning Policy Statements (PPSs) into one document sefting out strategic
planning policy. The policy requirements for dwellings following the publication of
the SPPS is arguably less prescriptive, the retained policies of PPS 7 will be given
substantial weight in determining the principle of the proposal in accordance with
para 1.12 of the SPPS.

PPS 2 Natural Heritage

Policy NH 5 relates o habitats and species of nawral importance. This policy is
relevant to the proposal as the proposal incorporates the removal of mature
vegetation to include trees. The proposal does incorporate the retention of
veqetation where possible and the implementation of further vegetation which will
compensate for the removal of any vegetation. A biodiversity checklist alongside
a bat roost potential report was submitted alongside the application. The report
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concluded that no trees which would be considered to have bat roost potential are
subject to removal.

Folicy NHE relates to new development within an Area of Outstanding Matural
Beauty and is applicable to the application site. It states that planning permission
will only be granted where the proposal is of an appropriate design, size and scale
for the locality. It is considered that given the application sites characteristics in
that it is located within a housing development and within the side garden of a
residential property it would not negatively impact on the area of outstanding
natural beauty to a demonstrable level. It is considered that the proposal as
presented is considered sympathetic to the Area of outstanding natural beauty and
to policy MHE. This policy will be further assessed at resenved matters stage when
detailed design is available.

PPS 2 Access Movement and Parking

Policy AMP 2 of PPS 3 states that planning permission will only be granted for a
development proposal involving direct access onto a public road where such
access will not prejudice road safety. Paragraph 5.16 of Policy AMP 2 makes
reference to DCAN 15 which sets out the current standards for sightlines that wall
be applied to a new access onto a public road.

The application proposes to exit and enter the proposed site within Rathmore, DF|
Roads were consulted and following amendments are content with the proposed
access as presented subject to conditions.

PPS 7 - Policy QD1 Quality New Residential Developments

Al proposals for residential developrment will be expected to conform fo all of the
following criteria;

(a) the development respects the surrounding context and is appropiiate to
the character and topography of the site in terms of layout, scale,
proportions, massing and appearance of buildings, structures and
landscaped and hard surfaced areas;

Image 5 Aerial of area showing the area of the Rathmore upon which the
application is located
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The dwellings within Rathmore are generally single storey, with a few presenting
roof dormers and lights. There are a number of dwellings which present as single
storey to Rathmore and given the undulating topography are split level and two
storeyistorey and a half to the rear, The plot sizes are generally similar with some
larger plots along the Clonallon Road side of Rathmore (where the application site
is located). All sites/dwellings have sufficient space for off street parking. The
proposed application intends to place a dwelling within the side garden of number
22 Rathmore, Mo detailed design has been submitted alongside this application
howewver, the indicative site layout and concept analysis illustrares that the dwelling
would likely he split level,

Having considered the character of the area it is considered that the proposed plot
size is within keeping of that within the surrounding area as well as can
appropriately follow the building line of development. The concept plans illustrates
that where possible trees and vegetation will be retained as well as the
implementation of further native species trees which will alleviate and offset
against those to be removed as part of the application.

As this is an outline application no detailed design has been submitted; however,
it is considered thal the proposal would make effort 1o be sympathetic 1o the curment
built development and materials within the area. It is considered that the proposal
complies with criterion A.

(b) features of the archaeological and built heritage, and landscape features
are identified and, where appropriate, protected and integrated in a suitable
manner into the overall design and layout of the development;

The application site i5 located within an area of outstanding beauty which is
elaborated on further above. The site has heen screened for any archaeological
or built heritage features within the immediate vicinity of the application site. It is
noted no features have been identified. ILis therefore considered that the proposal
complies with criterion B,

(c) adequate provision is made for public and private open space and
landscaped areas as an integral part of the development. Where appropriate,
planted areas or discrete groups of trees will be reguired along site
boundaries in order to soften the visual impact of the development and
assist in its integration with the surrounding area;

The plot size is sizable and comparable with other plots within the Rathmore
Development. The application site has mature vegetation on site which is t© be
retained where possible. As this is an outline application only an indicative site
layout has been presented however, the indicative layout does illustrate soft
landscaping surrounding all aspects of the proposed dwelling. There appears to
be ample amenity space within the proposed curtilage of the dwelling. With regards
to public open space as the application is for one dwelling this aspect would not
form part of this application. Criterion C is met,

(d) adeguate provision is made for necessary local neighbourhood facilities,
to be provided by the developer as an integral part of the development;

Given the location and size of the site this is not considered necessary as part of
this proposal.
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(e) a movement patiern is provided that supports walking and cycling, meets
the needs of people whose mobility is impaired, respects existing public
rights of way, provides adequate and convenient access to public transport
and incorporates traffic calming measures;

Cue to the location of the proposed development within the settlement
development limit and within a built-up area, itis considered that there is adequate
provision of links to existing footpaths onto Rathmore and surrounding areas.

(f) adequate and appropriate provision is made for parking;

As this is an outline application no detailed desian has been submitted with regards
to rooms/bedrooms the dwelling will serve. However, the proposed layout
illustrates sufficient parking for 3 spaces; which would be sufficient for a number
of bedrooms as per the parking standards MNorthern lreland. This would be
explored further at reserved matters stage. OF| Roads were consulted in relation
to the proposed development and provided no objections. It is considered that the
proposal complies with criterion F.

(g) the design of the development draws upon the best local traditions of
form, materials and detailing;

Dwellings within the immediate surrounds are all of a similar style; it was noted
whilst conducting a site wisit that a number of dwellings which back onto the
Clonalion road utilise the topography with split level dwellings. Having reviewed
the Design and access statement it elaborates that the proposal (whilst no details
have been submitted) intends to utilise the design principles of a split level
dwelling. Details of this would be submilted and assessed at reserved maltlers.
The design and access statement also states that the proposed finishes would be
similar to those finishes within the area currently.

It i= considered that the design and access statement appropriately sets out
consideration of the current charactenstics of the application site as well as the
surrounding dwellings to ensure that the proposal would be within keeping to the
local area. Subject to detailed design the proposal is considered to meet criterion

.

(h) the design and layout will not create conflict with adjacent land uses and
there is no unacceptable adverse effect on existing or proposed properties
in terms of overlooking, loss of light, overshadowing, noise or other
disturbance; and

The distance between the indicative location of the proposed dwelling and side
gables of nearest neighbouring receptors is approximately 6-8rm. This does appear
o exceed the surrounding properties within the wider areas separation distance.
However, allention should be paid by the architect and applicant 1o ensure no
unnecessary overlooking/side gable windows are placed inappropnately at
reserved matters stage that could cause unnecessary overlooking/privacy issues.

The indicative layout illustrates the building line upon which the proposed dwelling
i located within, ILis considered that the location of the dwelling would not appear
o cause unacceptable adverse impacts to neighbouring properties; however, this
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would be assessed further at detailed design stage. It is considered that the
proposed dwelling would be considered to comply with criterion H.

(i) the development is designed to deter crime and promaote personal safety.

The proposal is for a dwelling within an established residential area; the application
site currently forms the side garden of number 22, Given the established nature of
the application site boundaries as well as neighbouring properties which in turn do
deter crime, further measures can be put in place to promote personal safety such
as alarm systems and secunty cameras. Criterion | 15 met.

PPS 7 Addendum Safeguarding the Character of Established Residential
Areas — Policy LC 1 Protecting Local Character, Environmental Quality and
Residential Amenity

planmng permission will only be granied for the redevelopment of existing
buildings, or the infiling of vacanl sites (including exlended garden areas) to
accommodate new housing, where all the criteria set oul in Policy QD 1 of PP5 7,
and all the addifional criteria set out below are met:

(a) the proposed densityl is not significantly higher than that found in the
estabiished residential area,

(b} the pattern of development is in keeping with the overall characler and
ervironmental quaity of the established residential area; and

(c) all dwelliing units and apartments are built to a size not less than those sef out
in Annex A,

Hawving regard for Policy LC1 it can be considered that the addition of a dwelling
o any site will indeed increase the overall density of the area however, having
account of not only site characteristics but also the surrounding area it would be
considered that a dwelling on this site would not be out of character within the
surrounding area in terms of plot size. A dwelling within the site would not be
considered out of character within the established residential area.

Hawing account of number 22 Rathmore, it is considerad that there would still be
sufficient room within the dwelling in terms of private amenity space. Whilst
detailed design has not been presented and would be subject to a further
application it is considered that with approprate careful design the dwelling could
match the design and finishes of neighbouring dwellings. Subject to detailed
design, it is considered thatl the proposal is compliant to Policy LC 1.

7.0 Recommendation: The Planning Department recommend approval.
Drawings: 1762 01A, 1762 024
Conditions:

1. Application for approval of the reserved matters shall be made to the Council
within 2 years of the date on which this permission is granted and the development,
hereby permitted, shall be begun by whichever is the later of the following dates:-

I the expiration of 5 yvears from the date of this permission; or
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ii. the expiration of 2 years from the date of approval of the last of the reserved
matters to be approved.

Reason: As required by Section 62 of the Planning Act (Morthern Ireland) 2011

2. Approval of the details of the siting, design and external appearance of the
buildings, the means of access thereto and the landscaping of the site (hereinafter
called "the reserved matters"), shall be obtained from the Council, inwriting, before
any development is commenced.

Reason: This is outline permission only and these matters have been reserved for
the subsaquent approval of the Council.

3. The under-mentioned reserved matters shall be as may be approved, in writing,
by the Council ;-

Siting; the two dimensional location of bulldings within the site.

Design, the two dimensional internal arrangement of buildings and uses and the
floor space devoted o such uses, the three dimensional form of the buildings and
the relationship with their surroundings including height, massing, number of
storeys, general external appearance and suitability for the display of
advertisements.

External appearance of the Buildings; the colour, texture and type of facing
materials to be used for external walls and roofs.

Means of Access; the location and two dimensional design of vehicular and
pedestrian access to the site from the surroundings and also the circulation, car
parking, facilities for the loading and unloading of vehicles and access to individual
buildings within the site.

Landscaping; the use of the site not covered by building(s) and the treatment
thereof including the planting of trees, hedges, shrubs, grass, the laying of hard
surface areas, the formation of banks, terraces or other earthhworks and associated
retaining walls, screening by fencing, walls or other means, the laying out of
gardens and the provisions of other amenity features.

Reason: To enable the Council 1o consider in detail the proposed development of
the site.

4. Full particulars, detailed plans and sections of the reserved matters required in
Conditions 01 and 02 shall be submitted in writing to the Council and shall be
carried out as approved.

Reason: To enable the Council to consider in detail the proposed development of
the site.

5. A scale plan and accurate site survey at 1:500 (minimum) shall be submitted as
part of the reserved matters application showing the access to be constructed and
other requirements in accordance with the attached form RS1. The access and
splays shall be constructed prior to the commencement of any other works hereby
approved.

Reason: To ensure there is a satisfactory means of access in the interests of road
safety and the convenience of road users.
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5. The development hereby permitted shall take place in strict accordance with the
following approved plan: 1762 014, and shall be in generally conformity with the
conceptual site plan drawing 1762 024

Reason: to define the planning permission and for the avoidance of doubt.

7. A planting and landscaping plan shall be submitted at Reserved Matter stage.

Reason: To ensure the provision, establishment and maintenance of a high
standard of landscape.

8. If within a period of 5 years from the date of the planting of any tree, shrub or
hedge, that tree, shrub or hedge is removed, uprooted or destroved or dies, or
becomes, in the opinion of the Council, seriously damaged or defective, another
tree, shrub or hedge of the same species and size as that originally planted shall
be planted at the same place, unless the Council gives its written consent to any
variation.

Reason: To ensure the provision, establishment and maintenance of a high
standard of landscape.

5. The proposed dwelling shall be single storey in form fronting onto Rathmore.
Reason: To ensure the dwelling will not appear as prominent in the landscape.

10.The depth of underbuilding between finished floor level and existing ground
level shall not exceed 0.3 metres at any point. A plan with levels and the FFL of
the dwelling shall be submitted at Reserved Matters stage.

Reason: In the interest of visual amenity.

11. The development hereby approved shall nol commence on site untl full details
of foul and surface water drainage arrangements to service the development,
including a programme for implementation of these works, have been submitted 1o
and approved in writing by the Council.

Reason: To ensure the appropriate foul and surface water drainage of the site.

12. No part of the development hereby permitted shall be occupied until the
drainage arrangements, agreed by Ml Water and as required Dy the Planning
Condition above, have been fully constructed and implemented by the developer,
The development shall not be carried out unless in accordance with the approved
details, which shall be retained as such thereafter,

Reason: To ensure the approprate foul and surface water drainage of the site.
Informatives:

1 This permission does not confer title. It is the responsibility of the developer 1o
ensure that he controls all the lands necessary t camy out the proposed
development.

2 This permission does not alter or extinguish or otherwise atfect any existing or valid
right of way crossing, impinging or otherwise pertaining to these lands
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District Council
Application Reference: LADTI2023/2305/F
Date Received: 26U September 2023

Proposal: Proposed holiday park to include 17 no. chalets, parking, landscaping,
open space. access and ancillary site works (Amended description)

Location: 51 Hearty's Folk Cottage, Lurgan Road, Newry, BT35 9EF
1.0 SITE CHARACTERISTICS & AREA CHARACTERISTICS:

1.1  The application site is located in a rural area, some 140m north of the small
setttement of Glassdrumman. Part of the site is also within a Local Landscape
Policy Area (GS02.) The site is 2.45 hectares and its boundary encompasses
Hearty's Folk Cottage and associated buildings (a tormer folk cottage which are
now used as a bar and associated storage,) the established access lane and
area for parking and adjoining agricultural lands to the north west and south of
the established buildings.

1.2  There is an existing dwelling and farm buildings located directly opposite the
site entrance at Mo. 54 Lurgan Road, with additional roadside dwellings located
further north and south of the site along Lurgan Road. 5t Brigid's Church (which
i5 listed,) is located some 200m south of the site, whilst Glassdrumman Lough
15 located approximately 400m to the south-east, and which hosts a submerged
Crannag.

1.3 Theimmediate locality is largely rural in character, with several dispersed single
dwellings and agricultueral lands, whilst views towards Glassdrumman are
visible to the south. The site vanes in levels, with ground levels rising and then
dropping to the west away from the existing buildings. Boundanes are generally
formed by mature hedgerow, trees and [ or post and wire fencing.
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2.0 PLANNING HISTORY:
2.1 PAN and legislative requirements:

As this application is categorised as 'major,’ owing to the site area, it has been
preceded by a Proposal of Application Notice (PAN) as required by Section 27
of the Planning Act (NI} 2011 {reterence LAO7/2023/2336/PAN.) The PAN was
considerad acceptable to legislative reguirements on 18.04.2023. The current
application was subsequently submitted following the required 12 weelk
application notice perod, with the application received on 26.09.2023.

2.2 The application has been accompanied by with a Pre-application Public
Consultation Report (PACC — prepared by Clyde Shanks, dated September
2023) which confirms that community consultation has taken place in line with
the statutony minimum requirements, with the following pre-application steps
undertaken:

o & public consultation event 17.05.2023 (5-7pm) at Hearty's Folk Cottage,
with display boards detailing the proposal and feedback forms;

o Maotification of the public consultation event was advertised in The Newry
Reporter on 26.04, 2023,

o Motice was provided to the Sleve Gullion DEA Councillors on
03.05.2023 via email correspondence;

o 12 no. neighbours (within 200m radius) were notified of the consultation
event by letter on 03.05.2023;

2.3  The Pre-application Community Consultation (PACC) report submitted, notes
that no comments were received from the public prior to the consultation event.
A total of B members of the public attended the event and 1 of those 8
completed a feedback form, with the remaining 7 offering wverbal feedback:.

2.4  Following the event, a copy of the display boards was emailed to one member
of the public who requested this (19.05.2023,) with no further correspondence
received.

2.5 1 no. representation was received after the consultation event. The PACC
report notes that attendees reacted positively to the proposed scheme including
the upkeep of Hearly's coltage arising from lourism benefits. The
representation submitted notes thal the proposal will encourage spending in the
area with an increase in visitors, with the report concluding that consultation
has yielded positive feedback and support.

2.6 The details provided and pre-application steps undertaken are considered to
meet the legislative requirements (Sections 27-28 of The Planning Act (MI)
2011.) The PACC report is also material to this assessment, as considered
further below. With the exception of the PAN application, additional planning
records relating to the site and wider site associated with Hearty's cottage is
outlined below:

LADT/2023/3395/F
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2.7  Additional planning records:

o LAOTI2023/3073/F - Proposed change of use from existing gift shop (Al Retail)
to licensed bar (sui generis) with proposed associated extension and beer
garden; and for existing bar and restaurant to remain as restaurant only —
Permission Granted 30.04.2024

« P2004/1834/F - Change of use and extension of existing shop o licensed
restaurant and shop, Permission Granted 09.11.2004

« P[2003/2173/0 - Sile for dweling and garage. Permission Granted
09.12.2003

= P[2002/1248 - Erection of 18 hole pitch and putt course, Invalid 21.10.2002

« P2002/1984/Q - Proposed Guest House, Enquiry: Likely to Refuse
12.03.2003

«  P2002/0185/F - Proposed playground, Permission Granted 18.04.2002

« P2002{0042(F - Change of use and extension of existing tearooms to public
house, licensed restaurant and auxiliary services, Permission Granted
24.04.2002

= P{2001/1539/F - Change of Use of Existing Tearooms & Kitchen to Licensed
Restaurant & Lounge, Permission Granted 17.01.2002

= P{2000/1145/0 - Site for dwelling, Permission Granted 19.09.2000
« PI2000/1150/0 - Site for dwelling, Permission Refused17.11.2000

« P{1991/0437 - Ereclion of Folk Park to include barm Thealtre Irish Cotlage Forge
& Country Shop

= P/1990/0212 - Erection of building to be used as Tea Rooms - Permission
Granted

3.0 PLANNING POLICIES & MATERIAL CONSIDERATIONS:

« The NI Regional Development Strategy 2035 (RDS)
s«  The Strategic Planning FPolicy Statement for Northern lreland (SPPS)
= Banbridge, Newry Mourne and Down Area Plan 2015 (BMNMAR)

PPS2 — Matural Heritage
PPS3 - Access, Movement & Parking
PPSE — Planning Archasology and the Built Heritage

PPS515 (Revised) — Planning and Flood Risk
PPS516 — Tourism

PPS21 — Sustainable Development in the Countryside
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Building on Tradition: A sustainable Design Guide for the NI Countryside
DCANLO — Environmental Impact Assessment

DCANTS — Vehicular Access Standards

DOE Parking Standards

4.0 CONSULTATIONS:

41 DIC Historic Environment Division (07.03.2024 and 21.05.2024) - Historic
Buildings find the proposal acceptable to the SPPS (para 6.12) and PP36
(BH1L1) requirements. Historic Monuments are also content with the proposal
(i relation to SPPS and PPS6 BH4 requirements,) subject to conditions.

4.2  Dil Rivers Agency {08.12.2023) - No objections, informatives provided.

4.3 NI Water (21.11.2023) — Recommend approval, with standard planning
conditions,

4.4  NMDDC Environmental Health (12.11.2023) — Mo objections in principle to this
proposal, informatives provided.

4.5  DAERA (23.01.2024) — Water Management Linit are content with the proposal
subject o conditions, any relevant statutory permissions being obtained, and
the applicant referring and adhering to DAERA Standing advice. Matural
Environment Division has considered the impacts of the proposal on the sile
and, on the basis of the information provided, is also content with the proposal

4.6 NMDDC LDP Team (08.02.2024, 07.05.2024) — The potential impact on the
LLPA is not kkely to be significant and can be mitigated further with appropriate
landscaping. The Development Management Team may wish o consider
further if it still requires the remaining issues highlighted in our original response
to be necessary for it to complete its assessment of the proposal.

4.7 Dtl Roads (05.12.23, 03.01.24, 23.04.2024 — Content, subject to conditions.

5.0 OBJECTIONS & REPRESENTATIONS:

51 The application was advertised initially in the Newry Reporter on 1B.10.2023.
Following an amended proposal, including a revised description, the application
was readvertised on 17" April 2024, with the statutory expiry date being 1% May
2024,

5.2 2 neighbouring properties were notified of the application by letter on 200
Movember 2023 and re-notified of the amended proposal on 4" April 2024, The
statutory notification penod expired on 18" April 2024,

5.3 Mo third-party objections or representations have been received at the time of
wiriting this report (June 2024.)
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6.0 ENVIRONMENTAL IMPACT ASSESSMENT (THE PLANNING EIA REGS.
(NI) 2017, DCAN 10)

6.1 The proposal falls within Schedule 2 Category 10{(b) Urban development
projects, including the construction of shopping centres and car parks where
the area of the development exceeds 0.5 hectare of the EIA Regs NI 2017, An
ElA determination has been completed whereby the council determined on
13.12.2023 that an Emvironmental Statement s not required and
cormespondence confirming the same was subsequently issued to the agent on
14.14.2023.

7.0 CONSIDERATION AND ASSESSMENT:
7.1 Proposal Summary:

The proposal as originally submitted, comprised the development of 14 new
chalets, amenity building, parking, landscaping, open space, access and
ancillary site works,

7.2  Following an initial assessment of the proposal, and subsequent meeting held
on 1% March 2024 with the agent, applicant and design team, whereby concems
were raised in relation o the overall visual impact of the scheme and the
detailing not mamying up with parallel application LAQF/2023/3073/F (including
access, parking and layout detailing,) the proposal has been subseguently
amended to include 17 no, chalets, parking, landscaping, open space, access
and ancillary site works, The revised layoul no longer incorporates an amenity
building and alterations have been made o the access (to use the existing
access,) parking, overall layout details, The amended scheme also introduces
a third chalet design, with 3 no chalet types as follows:

« Type A-10.6m X 4.85m (51.41m2) — ¥ no. unils
= Type B - 7.525m X 4.4m + 4. 85m X 6.2m (60.18m?) — & no. units
= Type C-8m X 4m {32m?) - 5 no. units.

7.3 The following supporting information has been considered in the assessment
below, together with application forms and detailed drawings, as submitted and
for amended;

o Drawing No. 23-10-01 REY A - Site Location Plan

o Drawing No. 23-10-02 - Existing Site Plan

o Drawing No. 23-10-03 REV C - Proposed Site Plan

o Drawing Mo, 23-10-04 REV A — Road Section

o Drawing Mo, 23-10-06 — Type A Chalet

o Drawing Mo, 23-10-07 — Type B Chalet

o Drawing No. 23-10-08 — Type C Chalet

o Drawing Mo, C-01 — Drainage Layout

o Design and Access Statement (Clyde Shanks. Sept 2023)

o Pre-App Community Consultation Report (Clyde Shanks, Sept 2023)

= Biodiversity Checklist & Preliminary Ecological Appraisal (ATEC NI,
March 2023)

o Transport Assessment Form (MRA Partnership, Sept 2023)
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o Drainage Assessment (Sheehy Consulting, 01.08.2023)

o Landscape Management and Maintenance Plan (Park Hood, Aug 2023)

o Proposed Landscape Masterplan (Park Hood, Sept 2023)

o Landscape & Visual Assessment including Photomontages (Park Hood,
Sept 2023)

o Archaeological Impact Assessment (Gahan & Long, 10.05.2024)

o MRA Partnership Correspondence (27.03.2024)

o MRA Partnership Correspondence (17.02.2024)

7.4 Regional Development Strategy for Northern Ireland (RDS 2035) and the
SPP5S for Northern Ireland

7.5 The RDS promotes a sustainable approach to the prowvision of tounsm
infrastructure (RG4,) i.e. developing a tourism offer o provide a choice of
accommodation whilst balancing this against the need o protect the natural
and built environment. The RDS identifies the Ring of Gullion as a Strategic
Marural Resource in this regard.

7.6 The aim of the SPPS in relation to tourism development is to manage the
provision of sustainable and high guality tourism developments in appropriate
locations within the built and natural environment.

7.7 The rural tourism proposal in principle complies with the strategic
objectives of both the RDS and SPPS for tourism.

7.8 Banbridge, Newry and Mourne Area Plan 2015 (BNMAP)

7.9  Section 45 of the Planning Act (Northem Ireland) 2011 requires the Council 1o
have regard to the Local Development Plan (LDP,) so far as material to the
application, and to any other material considerations. BNMAP 2015 operates
as the current LOP plan for this site and identifies the site as being located
within a rural area and partly within a Local Landscape Policy Area LLPA
(Designation GS02- LLPA Glassdrumman.)

7.10 Policy CVN3 of Vol1 of the Plan, directs that within LLPA's, planning permission
will not be granted to development proposals that would be liable to adversaly
affect their intrinsic environmental value and character, as set out in Volumes
2 and 3 of the Plan. Vol 3 of the Plan lists those features or combination of
features that contribute to the environmental quality, integrity or character of
this LLP& as:

« Listed St Brigid's RC Church, its views and setting;
« Harty's traditional folk cottage and its setting, including rocky outcrops.

7.11 In considering the impact on St Brigid's RC Church, its views and setting,
consultation has taken place with HED who advise that the proposed site is
separated from the listed building and is screened by mature planting and as
such, poses no greater demonstrable harm to the setting of the listed Church
building.

7.12  In considering the impact on Hearly's traditional folk coltage and its setting,
including rocky outcrops, the Landscape Visual Impact Assessment and
I3
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Photomontages (as prepared by Park Hood) conclude that on balance, that the
development has no unacceptable landscape or visual effects and has been
successfully absorbed into this area on account of existing context, topography
and vegetation,

7.13 Consultation has been carried out with the Council's Local Development Plan
Team for advice regarding the potential impact on the LLPA {GS02.) In initial
response dated 08.02.2024, the LDP team advised that additional information
i required o assess the impact on the LLPA, including:

« Contours of the site existing and proposed;
»  Existing Ground Levels and FFL's of the site, and;
«  Cross Sections of the existing and proposed site.

7.14 The proposal was amended since this consultation and further advice was
sought in relation to the amended proposal, which no longer included the
ancillary building and relates to 17chalets. In a turther response dated
07.05.2024. the LDP team advise that the main result of the amendments made
is the potential minimisation of visual impacts along Lurgan Road due to the
removal of the Access Road and the associated building, while a group of 3
chalets is proposed for this area, the potential visual impact on the LLPA will
likely be less than that of the original proposal, the careful use of planting, both
at this position and across the site in general can help mitigate this further. The
advice concludes that the potential impact on the LLPA is not likely to be
significant and can be mitigated further with appropriate landscaping.

7.15 Landscaping details are provided in the form of: the retention of all existing
natural screenings of the site, and augmentation with new native species
hedgerow and trees. Whilst within the scheme, new planting is proposed 1o
assist with the owverall integration of the development. Conditional 1o
landscaping being implemented and maimntained in perpetuity, the amended
proposal can be appropriately integrated on the site without compromising the
LLPA, including Harty's traditional folk cottage and its setling.

7.16 Subject to meeting the necessary conditions, the proposal is considered
acceptable to the BNMAP 2015 (Policy CVN3 Voll, and designation G502
Vol3.) t's acceptability in full will be considered in accordance with the
prevailing regional policies, as assessed below.

7.17 SPPS and PPS21 (Policy CTY1) and PP516 (Policies TSM6 and TSMT)
Under Policy CTY1, planning permission may be granted for a tourism
development in accordance with the TOU Policies of PSRNL The TOU policies
have been superseded by PPS16 (Tourism,) which sets out the key policy tests
in terms of the development principle and is considered further below.

7.18 SPPS and PP516 - Policies TSME, TSM7
Policy TSMG is considered the relevant policy test for the proposal. Under this
policy, planning permission will be granted for a new holiday park or an
extension W an existing facility where it is demonstrated that the proposal will
create a high qguality and sustainable form of tourism development.
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7.19 The location, siting, size, design, layout and landscaping of the holiday park
proposal must be based on an overall design concept that respects the
surrounding landscape, rural character and site context. Proposals for holiday
park development must be accompanied by a layout and landscaping plan (see
guidance at Appendix 4) and is subject to the following specific criteria;

fa}  The site is located in an area that has the capacity to absorh the holiday
park development, without adverse impact on visual amenity and rural
character;

{b) Effective integration into the landscape must be secured primarily
through the utilisation of existing natural or built features. Where
appropriate, planted areas or discrete groups of trees will be required
along site boundaries in order to soften the visual impact of the
development and assist its integration with the surrounding area;

7.20 The proposed layout of the chalets takes into consideration the undulating
topographies and existing trees on the site. As per the revised site plan, the
chalets are positioned around the areas ol higher topography and existing trees
50 as to better integrate into the surrounding landscape and to preserve the
areas of higher topography and rocky outcrops for communal open space. This
has allowed for an informal layout of chalets through discrete groupings
separated by soft landscaping. Due to the existing buildings on the site, and the
sloping topography, the proposed chalets can be integrated and absorbed into
the landscape without significant aclverse impact on visual amenity ar rural
character. Landscape proposals will assist in achieving a suitable degree of
integration and necessary landscaping conditions should be imposed in the
interest of rural character and visual amenity.

fe) Adequate provision (normally around 15% of the site area) is made for
communal open space (including play and recreation areas and
fandscaped areas), as an integral part of the development;

7.21  The informal arrangement of chalets, and the proposed landscape changes (o
the front of the site have provided approximately 35% of (circa 0.88ha) the wotal
site area as communal open space, which includes landscaped and recreation
areas which exceeds the requirements of criteria ¢) and assists in offering a
high guality recreational facility.

fd) The layout of caravan pitiches / motor homes is informal and
characterised by discrete groupings or clusters of units separated
through the use of appropriate soft landscaping;

fe}] The design of the development, including the design and scale of
ancillary buildings and the design of other elements including internal
roads, paths, car parking areas, walls and fences, is appropriate for the
site and the locality, respecting the best local traditions of form, materials
and detailing;

7.22  The development as amended relates to chalets (3 no. design types,) which
have been arranged throughout the site in informal clusters, with gravel
laneways and grass crete parking areas, 1o aid integration of ancillary works
and removal of parking to each unit, with parking clustered appropriately

i
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throughout the scheme. The removal of the large amenity building to the front
of the site has addressed concerns in relation to scale, massing and visual form
from critical views of the site. The design of the proposed chalets utilises
anthracite grey vertical cladding board with zinc standing seam, sympathetic 1o
the existing stone buildings at Hearty's Folk Cottage and would not detract from
its traditional form and setting.

{f) Environmental assets including features of the archaeological and built
heritage, natural habitats, trees and landscape features are identified and,
where appropriate, retained and integrated in a suitable manner into the
overall design and layout;

7.23 As noted, the proposal includes the retention and augmentation of existing
landscape boundaries surrounding the site. In addition to the planting of new
native species trees and hedgerow throughout to help integrate the
development within the rural context. The proposal as amended respects the
vernacular building at Hearly's Folk cottage whilst complementing its retention
and use as a bar and tourist facility.

7.24 The proposed development is in the setting of a scheduled crannog (ARM
031:028) which is a regionally significant historic monument protected under
Policy BH1 of PP5 6. The neighbouring tower-house and bawn known as
Glassdrumman Castle {(ARM 031:027) was an O'Neill stronghold during the
sixteenth and seventeenth centuries. The rural character of the surrounding
landscape is important in how the monuments are appreciated and understood,

.25  An Archasological Impact Assessment has been provided which assesses the
potential impact upon the setting of identified archasological and historical
features within the application area and wider search area. This assessment
concluded that the proposed application would have no significant impact on
the settings of the identified archaeological monuments within the wider search
area. HED having reviewed these details agree with the assessment in that the
size of the proposed development increases the likelihood of encountering
archaeological remains. The recorded archaeological sites and monuments
nearby are indicators of a high archaeological potential for further, previously
unrecorded archasological remains which may be encountered within the
application site.

7.26 Itwill therefore be necessary to impose planning conditions for the agreement
and implementation of a developer-funded programme of archaeological works.
This is to identify and record any archaeological remains in advance of new
construction, or to provide for their preservation in situ and to ensure PPSE
archaeological requirements are met.

fg) Mains water supply and sewerage services must be utilised where
available and practicable.

71.27  The proposal includes connection to NIW mains water supply and NIW have
confirmed that there is a public water main within 20m of the proposed
development boundary which can adeguately service the proposal. An

q
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application to NI Water is required to obtain approval to connect to the existing
water supply. Informatives will be attached to the decision notice for the
applicant's further guidance on these matters.

7.28 The proposed on-site package treatment plant to deal with foul sewerage is
subject to the wrtten consent being obtained from Northern Ireland
Environment Agency and it will be necessary to impose a planning condition to
ensure that the relevant consent to discharge is obtained for the site prior to the
commencement of development, in the interest of public health and rural
amenity.

7.29 Overall, subject to the necessary planning conditions being adhered to,
the proposal in its amended form is acceptable to PP516 Policy TSMG
requirements.

7.30 Policy TSM7? further sets out the detailed criteria (a-m) to be met by all
tourism development , as considered below:

(&) the proposed site layout includes an informal movement pattern which is well
connected by pedestrian paths and informal roads, to support walking and
cycling. Accessibility and the needs of people whose mobility is impaired has
been considered, with the provision of chalets closer to the access and existing
parking areas to the front of the site. DAl Roads are content that the access
proposals (as revised) are acceptable to road safety requirements in the context
of the proposed development and adjoining pub within Hearty's Cottage.

(b}  the proposal does not include the use of flood lights, however a planning
condition will be necessary to ensure proposed external lighting details have
been submitted o and agreed in writing by the Local Planning Authority, this is
in the interest of natural heritage and residential amenity. The site layout,
building design, associated infrastructure and landscaping arrangements [(as
amended,) are of high guality in accordance with the guidance of '‘Building on
Tradition’ and the retention of existing landscape boundaries and the planting
of new native species landscaping will assist the promaotion of sustainabilivy and
hiodiversity;

fc)  Appropriate boundary treatments and means of enclosure are provided in the
form of native species trees and hedgerow. The proposal will not result in any
areas of outside storage, with the development integrating primarily o the rear
of the existing facility at Hearty's Coftage.

(d)  The proposal includes the use of soakaways to deal with surface drainage from
the site, which 13 in keeping with the utilisation of sustainable drainage systems
practicable to ensure that surface water run-off is managed in a sustainable
way;

(@)  The proposed layout of chalets creates well supervised areas of open space to
deter crime and promote personal safety,

() The proposal does not involve any public art for consideration;

14
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(g)  The proposal is compabble with the adjoining public house at Hearty's Cottage
and as assessed, neither the use or built form will detract from the landscape
guality and character of the surrounding area;

(h)  The proposal s signficantly removed from surrounding dwellings, with
separation distances of some 100-200m. Environmental Health note that the
site is in proximity to residential properties. The applicant is reminded that noise
from the proposed development and visitors should be kept to a minimum to
ensure neighbouring properties do not  experience statutory nuisance
conditions. In addition, all demolition and construction activities should be
undertaken in line with best practice guidance, it does not harm the amenities
of nearby residents.

)] Subject to conditions being complied with including in relation w retention of
landscaping and archaeological findings, the proposal would not adversely
affect teatures of the natural or built heritage,

i MW confirm public water supply is available. The proposed packapge treatment
plant will be conditional to obtaining a consent o discharge from MIEA:

(k - m) Dl Roads are content that the proposed access arrangement {as amended) is
in must be in accordance with PPS3 and DCAN1S and that the access will not
prejudice road safety or significantly inconvenience the flow of traffic. It has
been demonstrated to the satisfaction of Dfi Roads that the existing road
network can safely handle any extra vehicular traffic the proposal will generate
(See PPS2 discussion,)

7.31 Overall, subject to the necessary planning conditions being adhered to,
the proposal in its amended form is also considered acceptable to PP516
Policy TSM7 requirements.

7.32 SPPS and PP521 policies (CTY13, CTY14 and CTY16)

Policy CTY13 {Integration and Design of Buildings in the Countryside) and
CTY14 (Rural Character) also apply 1o this assessment: Initial concerns werg
expressed in relation 1o the large scale amenity building to the front of the site
and in particular when viewed from critical views along both the Lurgan Road
and Glassdrumman Road (travelling west) in addition to the degree of
hardstanding visible to the front (gastern porlion) of the site and overall visual
impact within the rural context. The revised scheme has taken account of
concerns, with the removal of the ancillary building, provision of more informal
layout including clustering of parking and grass-crete drives and an improved
landscape scheme. Conditions will be necessary to ensure that landscaping
proposals are implemented and maintained in perpetuity. The proposed
development would visually link with the established buildings at Hearty's Falk
Cottage (including details approved under LAOT2023/3073/F) and would not
create a ribbon of development along this part of road frontage. The revised
scheme is more acceptable to the rural settlement and form in the established
context,

11
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7.33 Subject to these conditions being met, the proposal in its amended form
is acceptable to the policy requirements of CTY13 (criteria a — g) and CTY
14 (criteria a-e.)

7.34 The proposal includes the use of a treatment plant to deal with foul sewage,
Under Policy CTY 16, Planning permission will anly be granted for development
relying on non-mains sewerage, where the applicant can demonstrate that this
will not create or add to a poliution problem. The location of the treatment plant
has not been shown on the detailed layout drawing, however the location may
he determined on where consent 1o discharge (from the MIEA) allows. The
treatment plant will require consent to discharge from MNIEA and as such, a
planning condition will be necessary 1o ensure that the details in terms of siting
are agreed and the relevant consent s obtained prior 1o commencement of
development works, in the interest of public health and rural amenity and to
ensure the location is appropriately separated from chalets.

7.35 Subject to the necessary consent being obtained and compliance with
this condition, the proposal is also acceptable to Policy CTY16
requirements.

7.36 Habitats Regulations Assessment (Conservation (Natural Habitats, etc)
(Amendment) Regulations {(Morthern Ireland) 2015,) SPPS and PPS2:
A HRA screening has been completed, whereby it is concluded that the
proposal would not likely have a significant effect on this site or any European
Sites given its scale, nature and location in relation to designated sites, owing
to the fact there are no potential hydrological links from the development to
designated sites. Consultation with SES was not considered necessary and the
proposal has been negatively screened from further HRA requirements.

7.37 Ecological details have been submitted with the application, including
Biodiversity checklist and Preliminary Ecological Appraisal. DAERA MNED
hawving considered its contents advise:

s« A wel ditch associated with hedgerow H1 occurs in the north-east of the
proposed development, it is surrounded by existing hardstanding;

= MNED welcome the retention of this feature along wath all existing
hedgerows/trees on site as shown on Drawing Mo. 23-10-03 and proposed
landscape plans.

» The ecologist has stated the ditch is likely to dry up during periods of warm
weather and was assessed as having ‘Low’ suitability for smooth newts.
MED recommend the ditch should be adeqguately protected from pollution
during constructon,

« The applicant should comply with all the relevant Pollution Prevention
Guidelines [PPGs) in order to minimise the impact of the project on the
BRAVIFONMmeEnt;

» All retained trees should be adequately protected during construction in
accordance with British Standard S837:2012 Trees in relation to design,
demalition and construction. Any additional planting on site should be of
native species:

12
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7.38 Further guidance will be included within the decision notice for the
applicant in relation to natural heritage matters. However it is concluded
on the basis of details provided, the proposal is acceptable to SPPS and
PP52 requirements.

7.39 5PPS5 and PP53, DCAN15, DOE Parking Standards

As noted, the original proposal included the creation of a new access off Lurgan
Road, however this was unable to meet the required road standards set by
PPS53 and DCANL1S. And following the meeting with Dfl Roads on 1% March
2024, an amended scheme was submitted which includes utilising and
improving the existing access, which is 1o serve both the bar and proposed
chalets and folliowing amendments, aligns with the details approved under
LAOT2023/3073/F. Ofl Roads having reviewed the amended details, offer no
further objections to the proposal, subject to conditions being compiled with,

7.40 DOE Parking Standards sets a requirement for the following parking spaces to

senve the development:

o 1 space per 3 Staff adjacent to site office

o 1 space per 10 pitches (adjacent 1o site office)

o and 1 space per pitch,
The layout incorporates parking to each cluster of chalets, with each chalet
benefitting from 1 space. The scale of the development does not include a site
office, howewver it is noted that the proposal is within the site of an established
bar. Additional parking spaces are provided in the form of visitor parking for the
existing barfrestaurant in the eastern portion of the site. These ara in alignment
with the approve details under LADT/2023/3073/F. The parking provision for the
chalets is considered acceptable to the requirements of DOE Parking
Standards and AMP2 of PP53.

7.41 Overall, the amended proposal is acceptable to SPPS, PP53, DCANI1S and
DOE Parking Standards, subject to the conditions outlined at the end of
this report being complied with.

7.42 SPPS and PPS6
As noted, HED Historic Buildings advise that the proposal poses no greater
demonstrable harm to the setting of the listed building with respect to SPPS
§.12 and BH11 PPSE { and note that the proposed site is separated from the
listed building and is sereened by mature planting.

743 Histonc Monuments in their orginal response requested an Archaeological
Impact Assessment (including photomontages from specified viewpoints,) in
order to assess the archaeological potential of the development site and the
visual impact of the scheme on the surrounding historic environment. The AlA
(Prepared by Gahan & Long) was subsequently provided and issued to HED
for their further consideration.

744 In a final response, HM agrees with the assessment that the size of the
proposed development increases the likelihood of encountering archasological
remains. The recorded archaeological sites and monuments nearby are
indicators of a high archaeological potential for further, previously unrecorded
archaeological remains which may he encountered within the application site.

13
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7.45 HED (Historic Monuments) having considered the impacts of the proposal is
content that the proposal satisfies PPS & policy requirements, subject to
conditions for the agreement and implementation of a developer-funded
programme of archaeological works. This is to identify and record amy
archasological remains in advance of new construction, or to provide for their
preservation in situ, as per Policy BH 4 of PPS 6. The necessary conditions are
included at the end of this report.

7.46 Subjecttothese conditions being met, the proposal is acceptable to SPPS
and PPS6 requirements.

7.47 SPPS and PPS 15 (Revised)

748 The proposal is not located within a floodplain, Owing to the size of the
development, Dfl Rivers have been consulted in relation to flood rsk from
mcrease hardstanding on the site, with the provision of a2 Drainage Assessment
and Drainage Layout plan provided. Dfl Rivers advise thal the DA indicates
that flood risk to and from a portion of the development will be managed using
asubDs.

7.49 The effectiveness and tunction of the proposed attenuation method is reliant on
the SuDS being designed and constructed in accordance with the correct
industry specifications and having a long-term maintenance programme in
place to ensure its ongoing function. The system proposed has no outlet and
drainage is via percolation through the soil strata.

.50 Commenting on the efficacy of the proposed SuDS is outside Dfl Rivers’ area
of knowledge and expertise, Consequently, Dl Rivers cannot advise that the
potential flood risk to the development, and from the development to elsewhere,
has been satisfactorily addressed, or that the proposal is acceptable as
required under policy. Planning informatives will be included for the applicant
& ensure that SUDs are designed Lo required specifications.

7.51 Dfl Rivers Agency raise no concerns in relation to PFS15 policy reguirements
(FLD1-FLDS) with informatives provided. These will be attached to the decision
notice for the applicant's awareness of their responsibilities in relation to
drainage and flood risk from the development

8.0 RECOMMENDATION: Approval (subject to the following conditions)

14
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8.0 PLANNING COMNDITIONS:

1. The development hereby permitted shall be begun before the expiration of 5
yvears from the date of this permission.

Reason: As required by Section §1 of the Planning Act (Northern Ireland) 2011.

2. The development hereby permitted shall take place in strict accordance with
the following approved plans and details:

« Drawing No. 23-10-01 REV A - Site Location Plan (dated 10.03.2023)

« [Drawing No. 23-10-03 REV C — Proposed Site Plan (revision date March
2024

. Draw::ng Mo, 23-10-04 REV A — Road Section {revision date March 2024)

Drawing Mo. 23-10-06 = Type A Chalet (revision date March 2024)

Drawing Mo, 23-10-07 — Type B Chalet (revision date March 2024)

Drawing MNa. 23-10-08 — Type C Chalet (dated 03.05.2023)

Drawing Mo, C-01 — Drainage Layout (dated July 2023)

Landscape Management and Maintenance Plan (Park Hood, Aug 2023)

Proposed Landscape Masterplan {(Park Hood, Sept 2023)

Reason: To define the planning permission and for the avoidance of doubt.

3. The vehicular access, including visibility splays and any forward sight distance,
shall be provided in accordance with Drawing No. 23-10-03 Rev C (revision
date March 2024 prior to the commencement of any other development
hereby permilled. The area within the visibility splays and any foreard sight line
shall be cleared to provide a level surface no higher than 250mm above the
level of the adjoining carriageway and such splays shall be retained and kept
clear thereafter,

Reason: To ensure there is a satisfactory means ol access in the interests of
road safety and the convenience of road users,

4. The access gradient 1o the development hereby permitted shall not exceed 8%
(1in 12.5) over the first 5 m outside the road boundary, Where the vehicular
access crosses footway, the access gradient shall be between 4% (1 in 25)
maximum and 2.5% (1 in 40) minimum and shall be formed so that there is no
abrupt change of slope along the footway.

Reason: To ensure there is a satisfactory means ol access in the interests of
road safety and the convenience of road users,

5, The existing access referred to on Drawing Mo, 23-10-02 Rev C (revision date
March 2024,) shall be permanently closed and the verge properly reinstated to
the Department for Infrastructure Roads satisfaction immediately following the

15
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creation of the newly proposed access and associated visibility splays, and prior
to the commencement of any other development hereby permitted.

Reason: In order 1o minimize the number of access points on to the public
road in the interests of road safety and the convenience of road users,

6. Prior to commencement of the development hereby approved, the detailing
including location of the sewerage treatment plant shall be submitted to and
agreed inwritng by the Local Planning Authority, Development shall iake place
in accordance with the approved details.

Reason: To ensure a practical solution to sewage disposal is possible al this
site.

7. Prior o operational use of the development hereby approved, the applicant
shall submit a copy of a consent to discharge for the proposed site, to be agreed
in writing by the Planning Authority.

Reason: To protect the environment and to comply with Policy CTY16 of
Planning Policy Statement 21,

B. Prior to operational use of the development hereby approved should the
proposed treatment plant not be adopted by Morthem lreland Water, a
managemeant plan for the service and maintenance of the pumping station shall
be submitted to and agreed in writing by the Local Planning Authority, The
treatment plant shall be serviced and maintained in accordance with the
approved management plan thereafter.

Reason: To ensure a practical solution to sewage disposal is possible at this
site,

8. Mo site works of any nature or development shall take place untl a programme
of archasological work (FOW) has been prepared by a gualified archasologist,
submitted by the applicant and approved in writing by Local Planning Authority
in  consultation with Historic  Environment  Division, Departiment for
Communities. The POW shall provide for:
= The identification and evaluation of archaeological remains within the site;
= Mitigation of the impacts of development through licensed excavation
recording or by preservation of remains in sim;

« Post-excavation analysis sufficient to prepare an archaecological report, to
publication standard if necessany; and

s Preparation of the digital, documentary and material archive for deposition,

Reason: o ensure thal archasological remains within the application sile are
properly identified and protected or appropriately recorded.

10.Mo site works of any nature or development shall take place other than in
accordance with the programme of archaeological work approved under
condition 9.

Reasaon: to ensure that archaeological remains within the application site are
16
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properly identified and protected or appropriately recorded.

11.A programme of post-excavation anaklysis, preparation of an archaeological
report, dissemination of results and preparation of the excavation archive shall
be undertaken in accordance with the programme of archaeoclogical work
approved under condition 9. These measures shall be implemeanted and a final
archaeological report shall be submitted to Local Planning Authority within 12
maonths of the completion of archaeological site works, or as othernwise agreed
in writing with Local Planning Authority.

Reason: To ensure thal the results of archaeological works are appropriately
analysed and disseminated and the excavation archive is prepared 1o a suitable
standard for deposition.

12.The existing vegetation and natural screenings of the site {including all
boundaries) shall be retained in aceordance with Drawing No. 23-10-03 REV C
— Proposed Site Plan ({revision date March 2024.) unless necessary 1o prevent
danger to the public, in which case a full explanation shall be given to the
Council in writing prior (o its remaoval,

Reason: To ensure the development integrates into the surroundings and in the
interest of natural hentage.

13. Al hard and soft landscape works shall be carried out in accordance with
Drawing No. 23-10-03 REV C — Proposed Site Plan (revision date March 2024,)
Landscape Management and Maintenance Plan (Park Hood, Aug 2023,
Proposed Landscape Masterplan (Park Hood, Sept 2023) and the appropriate
British Standard or other recognised Codes of Practise, The works shall be
carried out within the first planting season following the operational use of the
development hereby permitted and shall be maintained thereafter in perpetuity.

Feason: To ensure the provision, establishment and maintenance of a high
standard of landscape.

14, If within a period of 5 years from the date of the planting of any tree, shrub or
hedge, that tree, shrub or hedge is removed, uprooted or destroyed or dies, or
becomes, in the opinion of the Local Planning Authority, seriously damaged or
defective, another tree, shrub or hedge of the same species and size as that
originally planted shall be planted at the same place, unless the Local Planning
Authaority gives its written consent o any variation,

Reason: To ensure the provision. establishment and maintenance of a high
standard of landscape.

15. The development hereby permitted shall not commence until proposed external
lighting details have heen submitted to and agreed in writing by the Local
Planning Authority.

Reason: In the interest of natural heritage and residential amenity.

17
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16. All external lighting shall be optically controlled and directed in such a manner
ta mirnmise light pollution from glare and spill. Guidance notes for the reduction
of light pollution may be obtained from the Institution of Lighting Engineers,
Regent House, Regent Place, Rughy, Warwickshire, CV21 2PN.

Reason: In the interests of residential amenity.

Case Officer: 0. Hooney Date: 25.06.2024

Authorised Officer: P. Manley Date: 25.06.2024

15
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Combhairle Ceantair
an Iuir, Mhurn
agus an Duin

Newry, Mourne
and Down

A

District Council
Application Reference: LADTI2023/3639/F
Date Received: 1% December 2023

Proposal: Erection of manufacturing facility for the production of paperfcorrugated
fibreboard products to incorporate dispatch and
storage areas, waste room, office and welfare facility, carflorry parking,
turning and loading areas and associated boundary treatments and site
Works

Location: Lands located within the Invest NI Business Park, approximately 150m
east of Moderm Tyres, at 18 Derryboy Road, Newry, BT35 60J

1.0 SITE CHARACTERISTICS & AREA CHARACTERISTICS

1.1  The site is located within the periphery of the settlement development limit of
Mewry, in an area approved as an extension to Carnbane Industrial Estate, with
the site itself an area of improved grassland. It comprises 10.1Ha of a larger
land parcel zoned for economic development (NYE63 — 52.3BHa) and is
elongated / rectangular in form. It is bound by a belt of young trees along its
northern, eastern and southern boundaries, with economic development lands
adjoining the site to the north, west and south,

1.2  The site abuts the development limit boundary to the east and Cloghanramer
Road, which delineates the open countryside. The site sils some 18-20m lower
than the level of Cloghanramer Road, with a belt of trees (some 35m in width)
separating the area of the proposed development. There are several residential
properties located along Cloghanramer Road, to the south-east and north-east
of the application site.

1.3  There are several buildings under construction within the immediate locality of
the site; including approved development directly west (Regen) whilst an
established and approved Battery Storage facility are to the north. Modern
Tyres is located to the south-west; a substantial building, whilst approval has
recently been granted on lands directly west of the site for a manufacturing and
maintenance building.
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2.0 PLANNING HISTORY

2.1 PAN and legislative requirements:
As this application is cateqorised as 'major,’ owing to the site area, it has bean
preceded by a Proposal of Application Notice (FAN) as required by Section 27
of the Planning Act (NI} 2011(reference LAO7/2022/1484/PAN.) The PAN was
considered acceptable to legislative requirements by the Planning Autharity on
14.10.2022. The current application was submitted following the subsequent 12
weelk pre-application notice period, being received on 01.12.2023.

2.2 The application has been accompanied by with a Pre-application Public
Consultation Report (FACC — (Prepared by O'Callaghan Planning, Dated Nov
2023) which confirms that community consultation has taken place in ling with
the statutory minimum reguirements, with the following pre-application steps
undertaken:

A public notice of the consultation event was published in the Irish News on
17.10.2022;

s Emails were issued o several MLAS and local Councillors from the Newry
and Slieve Gullion weelk commencing 10.10.2022 and Letters were posted
tor local residents week commencing 10.10.2022;

« Emails and letiers included information in relation to:

Details on the proposal

Details of the site location

Venue address and time of public event

Whao to contact regarding queries on the proposal
Contact address and dedicated email address
Closing date for comments

YV VOV VY

2.3 The PACC report notes that during the 12-week period this office did not receive
any feedhack from members of the public or any local representatives in
relation to the proposal via email, telephone call or in written format. A number
of local representatives did respond to the notification letters expressing an
interest and intention to attend the public event, however on the day there were
na local representatives in attendance.,

2.4  The public event was carried out on 24.10.2022 in Mewry Conference and
Banguet Centre, which was attended by B people. A representative each from
O'Callaghan Planning, SAICA Pack Ltd, Micholas O'Dwyer Ltd and Delahunt
Laverty Architecture were in attendance to answer any gqueries that members
of the public may have had on the day. A number of proposed drawings and
CGlimages were on display for members of the public to view.

25 The B people who attended the event included:
= 3 representatives from a local company in a similar field to the applicant;

« 2 |local contractors;
s 3 local residents who live on Cloghanramer Road.
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26 Concerns were expressed from residents in relation to: the potential operating
times of the proposal and in particular the amount of traffic it would attract with
lorries etc visiting and leaving the site and the adverse noise impacts upon their
lving amenity.

2.7  The PACC report concludes that the local area was generally unopposed to the
proposal, in terms of its design and overall functionality. And the applicant vall
attempt to have noise levels emitted from the proposed facility kept to a
minimum and appropriate sound proofing measures have been included in the
design process of the proposed facility following the public consultation event,

2.8  The details provided and pre-application steps undertaken are considered to
meet the legislative requirements (Sections 27-28 of The Planning Act (MI)
2011.) The PACC report is material to this assessment, as considered further
below. With the exception of the PAN application, additional planning records
relating to the site and wider site are outlined below:

2.9  Additional planning records on the site include;

« P2009/0642(F: Lands at Shepherds Way, Carnbane Industrial Estate, hetween
Mewry River and Cloghanramer Road, Newry - Infrastructural works to facilitate
industrial development, including access, internal roads layout, drainage and
the creation of two development platforms, permission granted 26/04/2010

«  P{2009/0640/0 - Land at Shepherds Way, Carnhane Industrial Estate, hetween
Mewry Rmer and Cloghanramer Road, Mewry, Industnal Development —
permission granted 23/04/2010

210 Relevant surmounding / adjacent planning records include:

« LADTFI2022/1678/F - 90 metres east of Modern Tyres and 140m north east of
no.34 Derryboy Road, Newry, BT35 60QH - Site for one manufacturing and
maintenance building; an open-sided robot parking building and a storage

tank/bund to be used for training purposes and associated site works —
Permission Granted 19.02.2024

« LAOD7I2022/1094/F - 100m east of 26 Derryboy Road, Cambane Business Park,
Mewry, BT35 6FY - Amendments to the consented solid recovered fuel facility
(LADTI2021/1102/F) to include; 1) the relocation of the sprnkler tank and pump
house, 2) increased height of lean to structure to match the approved roof line
of mamn building 3) change of fuel to the combined heat and power plant to
refuse derived fuel and ancillary plant and 4) relocation of dryer — permission
granted 19/01/2023

3.0 PLANNING POLICIES & MATERIAL CONSIDERATIONS:

The M| Regional Development Strategy 2035 (RDS)

The Strategic Planning Policy Statement for Northem Ireland (SPPS)
Banbridge, Mewry Mourne and Down Area Plan 2015 (BNMAPR)

A Planning Strategy for Rural Northern Ireland (PSRNI)
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PPS2 - Matural Heritage

PFS3 — Access, Movement & Parking

PPS4 — Planning and Economic Development

PPS6 - Planning Archasology and the Built Heritage
PPS513 - Transportation and Land Use

PP315 (Revised) - Planning and Flood Risk
DCAN1IO — Environmental Impact Assessment
DCANLS — Vehicular Access Standards

« DOE Parking Standards

4.0 CONSULTATIONS:

4.1 Dfl Rivers Agency (final response 11.06.2024) - Following amendments to
the Drainage Assessment and drawings, Rivers Agency offer no further
abjections { concerns, with informalives provided.

4.2 Dfl Roads (final response 20.05.2024)- offer no objections to this proposal
following discussion with Invest NI who have clanfied that the internal road wall
not be adopted by D at this ime.

4.3 NMDDC Environmental Health Department (final response 18.06.2024)
Content, subject to conditions in relation to residential amenity and unforeseen
contamination.

4.4 NMDDC Local Development Plan Team (14.02.24) — Content

4.5 NI Water (10.01.24) Refusal. Subject to the applicant engaging with NI Water
as outlined in this response below, NI Water may reconsider its
recommendation (Further discussion below.)

4.6 DAERA (27.02.24, 17.04.24 and 14.05.24) - Natural Environment Division
(MNED) has no concerns, subject to recommended conditions. Water
Management Unit (WMU) adwvise that the proposal has the potential to
adversely affect the surface water environment, conditions provided.

4.7 DfC Historic Environment Division (07.03.2024) - Histonc Monuments has
15 content that the proposal is satisfactory to SPPS and PPS5 6 archasological
policy requirements.

4.8 Shared Environmental Services (SES) 29.05.2024—-advises the project would
not have an adverse effect on the integrity of any European site either alone or
in combination with other plans or projects subject to the necessary mitigation
measures being conditioned in any approval:

4.9 Loughs Agency (29.01.2024) — has concerns relating to whether the local
wastewater treatment infrastructure has the capacity to deal with the additional
sewage burden which will result from this development. The Planning Authority
should not grant permission until NI Water are satisfied that the proposed
development will not overburden the current wastewater/sewage network in the
area (conditions provided.)
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2.0 OBJECTIONS & REPRESENTATIONS:

51  The application was advertised initially in the Mewry Report on 10.01.2024, with
the statutory advertising period expiring on 24,01.2024,

5.2 13 no. neighbounng properties were notified of the application by letter on
08.01.2024. 4 no. further properties were notified of the application following an
amendment to the RLE (extended for Dfl Roads, Drawing LO1F0 - inciuding
Mo's 1, 11, 20 (units 1 and 2) Derryboy Reoad and the statutory neighbour
notification period expired on 04.03,2024,

5.3 1 no. representation has been received from No. 59 Cloghanramer Road, which
outlines the following concerns:

1. Inin an effort lo reduce the adverse environmental impacts and the further
negalive effects on the character of our neighbourhood, would ask the
planning autharity when aftaching conditions to any proposed planning that
they reguire the developers to plant a significant number of mature native
trees around the perimeter of the site and adjacent areas to;

o mifigate the negalive adverse environmenial impacts of the development
including ncreased carbon emissions from manufacturing and additional
traffic;

o reduce the carmying of noise from the site to overlooking resigents;

o I an effort to restore some of the ariginal charactenstics of what was a
greenfield site;

o Pay due attention to the Councils own blodiversity plan.

2. 1 would also ask that careful consideration is given to the choice of building
materials used in ferms of minimising the audible volume of piant machinery
and the aesthetic impact of exterior facades.

54  In relation to point 1: The Area Plan requirements for this site require that the
hedges along the eastern boundary of the site are retained and supplementad
with a belt of native species trees (a minimum 20m wide) o screen the
proposed development and ensure it does not encroach onto the more
prominent land at Cloghanramer Road. In addition, ecological details have been
provided and submitted to DAERA's Matural Environment Division for their
consideration, including: Biodiversity checklist and Preliminary Ecological
Appraisal (completed by Sterna Environmental, dated Movember 2023.) NED
note from the landscape plan (drawing 06) that the boundary woodland will be
largely retained and that only a small section of woodland will be removed to
facilitate the development in the eastern cormer. NED welcome the proposed
planting of native species to compensate for the woodland to be lost and are
content that provided the proposed planting is adhered to, the proposal is
unlikely 1o protected species, however it is considered necessary that a
planning condition is imposed in relation to landscaping. This is discussed in
more detail in the assessment section below, however the Planning Authority
agree that landscaping conditions will be necessary o ensure existing and
proposed landscaping is retained in perpetuity, in the interests of natural
heritage, visual and residential amenity.
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5.5  Inrelation to point2: It is noted that since this representation has been received
and following the initial response from Environmental Health Department (dated
08.01.2024,) a revised Noise Impact Assessment (Rp001IN 2023209, dated
12.01.2024) has been submitted for further consideration, which sets out that:

» the noise generated from the proposed facility will be of similar nature to the
existing noise enwviranment at the premises;

« the site i5 located in an industrial area, with the closest residential properties
located approx. 60m from the site;

= The walls of the Proposed Development shall be constructed with walls of
Aluminium Insulated Green Micro-Rib Panels by Kingspan. The roofs shall
he constructed with Grey Insulated Aluminium Kingspan Roof Panels. The
proposed materials have been included with a sound reduction of 24dB(A)
applied;

« Carr Consulting is of the opinion that noise generated by the proposed
development should not adversely impact neighbouring residential
properties.

5.6 It I5 noted that the NIA submitted states that vehicle movements {including
HGWs) will only be during the daytime period. EH in their initial response {dated
02.02.2024) advised that in the event approval is granted, the hours of
operation for HGV vehicle movements around the site shall be limited to 0700
to19:00 daily. And all loading and unloading shall be carried out only during
these hours, This is to protect the amenity of the nearby residential properties,

57 Following this response, additional detasls were submitted by the agent,
mcluding clarfication email dated from Invin Carr Consulting, which notes that
whilst the NIA makes reference to vehicle movements being during the day
onfy. Table 5 in the same MNIA report details that the predicted daytime &
nighttime noise levels were considered the same and therefore there is no
reason to restrict the operational activity at the site,

5.8 Given the third party comments and additional details submitted to clarify this,
EH having been re-consulted on this matter, advise in response dated
19.06.2024 that the proposal and its operation shall be maintained in such a
manner, so as not to have a detrimental effect on the amenity of nearby
residential property by way of nuisance, caused by noise, dust and odour, with
removal for the requirement to condition the hours of operation. Whilst the third
party concerns are noted in this regard, the proposal has implemented suitable
sound proofing matenals to ensure that noise levels are within the
recommended standards, On the basis of the latest advice from Environmental
Health, it is not considered necessary or reasonable to impose a planning
condition to restrict the proposed operations. It should be noted that permission
is on the basis of details provided for consideration and will be required
comply with all approved details and additional conditions.

59 The third party representation has been fully considered and it is
determined that material planning concerns have been fully addressed
following receipt of clarification from EH and subject to all planning
conditions being complied with.
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6.0 CONSIDERATION AND ASSESSMENT:

6.1 Proposal Summary:

The application seeks permission for a global paper / corrugated fibreboard
manufacturing factory with an overall Tootprint of approx. 45058m2. The
proposal is required to enable relocation of the company's premises in
Warrenpoint which are no longer suitable. The building's gable depth is varying
fone section is 58Bm deep, another is 75m and the other is 97.5m.) It has a
frontage of 415m, with another 81m on an angled leg. The height of the building
varies between 18-25.5m. Its exterior is to be finished in profiled metal cladding.
Within the site, provision has been laid out for 147 car parking spaces and 34
HGY spaces with associated circulation areas for dispatch, loading and
unloading. 30 bicycle parking stands have also been proposed. Landscaping
proposals include retention of all existing boundary trees and augmentation with
native species planting, to include Blackthom, Beech, Birch, Whin and Broom,
The site is proposed to be accessed via the existing internal layout road within
Carmbane Industrial Estate.

6.2  The following supporting information has been considered in the assessment
below, together with application forms and detailed drawings, as submitted and
{or amended:

Drawing No's

o LO1 REV F - Site Location Plan

P02 REV F - Manufacturing facility: site plan, west elevation & sections

oW &Y

P03 REV E - Overall floor plan, section & elevations

FO4 REV E — Offices floor plans

PO5 REV E - Manufacturing facility: office & welfare elevations + section

MR

o PO6 — Manufacturing Facility: Landscape Plan

o POY - Security Gatehouse

o 533166-NOD-01-XX-DR-C-0800 REV P01 — Existing Topo. Survey

o 533116-NOD-01-XX-DR-C-0B003 REV P06~ Proposed Drainage
Layout Sheet 1 of 2

o 533116-NOD-01-XX-DR-C-08004 REV P05 - Proposed Drainage
Layout Sheet 2 of 2

o 533166-NOD-01-XX-DR-C-08005 REV POL - Proposed silt trap and oil
separator details

a

Qoo

Supporting Details:

= Biodiversity Checklist (Prepared by Sterna Environmental Ltd, Dated
Moy 2023)

o ElA Scoping Study (Prepared by O'Callaghan Planning, Dated Nov
2023)

o Preliminary Ecological Appraisal (Prepared by Sterna Environmental
Ltd, Dated Nov 2023)
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o Drainage Assessment (Prepared by Nicholas O'Dwyer Lid. Consulting
Engineers (Version 52 P04 as revised 9" May 2024)

o Traffic Count Summary (Prepared by SW Consultancy Chartered
Engineers, dated 209 Nov 2023)

o Traffic Assessment (Prepared by SW Consultancy Chartered Engineers,
dated Nov 2023)

o Pre-Application  Community Consultation Report  (Prepared by

O'Callaghan Planning, Dated Nov 2023)

Supporting Planning Staterment (Prepared by O'Callaghan Planning,

Dated Mov 2023)

Design and Access Statement (Frepared by O'Callaghan Planning,

Dated MNov 2023)

Transport Assessment Form (as revised 19V February Jan 2024 )

Foul and storm flow cutputs (MNicholas ©O'Dwyer Ltd, dated 20/11723)

Wastewater Impact Assessment application details {dated 17/01/2024)

Email dated 20.02.2024 from the agent (clarification for EH)

[0

{5
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6.3 RDS 2035
The proposal is located on zoned economic land, which 15 in keeping with the
sustainable economic objectives of the RDS (Policy RG1) in supporting strong,
sustainable growth for the benefit of all parts of Northemn Ireland, with Newry
identified as a gateway within the regional spatial framework.

6.4 SPPS and Economic Development

The SPPS is a material consideration in all planning applications and its aim in
relation to economic development is to facilitate the economic development
needs of Northern Ireland in ways consistent with the protection of the
environment and the principles of sustainable development. The proposal,
which is on zoned economic land, complies with the strategic objectives of the
SPPS in relation to promoting sustainable economic development in an
environmeantally sensitive manner and ensuring a high standard of quality and
design for new economic development., The proposal overall in principle, is
acceptable to regional policy objectives in relation to economic development.

6.5 Banbridge, Newry and Mourne Area Plan 2015 (BNMAP)
Section 45 of the Planning Act (Marthern Ireland) 2011 requires the Council 1o
have regard to the Local Development Plan (LDP,) so far as material to the
application, and o any other material considerations. BMMAP 2015 operates
as the current LDP plan for this site and identifies the site as being located
within the settlement development limits of Newny (NY01) and on land zoned
for Economic Development (MNY63.)

6.6 Policy SMTZ of Vol 1 of the Plan directs that “planning permission on zoned
sites will be granted for the specified uses as well as any range of uses included
within the Key Site Requirerments and any specified complimeniary uses.”
Froposals on zoned land will be considered in the context of all prevailing
regional planning policy and with any relevant Plan Policies and Proposals,
including, where specified, Key Site Reguirements.

6.7 Zoning MNY&3 outlines the following Key Site Reguirements,
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1. Access shall be from Carnbane Industrial Estate Roads;
6.8  The proposal complies with this requirement.

2. Open storage areas shall be screened from access roads;
6.9  The proposed layoul satisfies this requirement;

3. Hedges on the southern boundary of the site shall be retained and
supplemented with an 8-10 metre belt of trees of native species, to screen
the proposed development;

6.10 This KSR is not applicable to this site as it refers o a portion of land further
south within zoning NY63.

4. Hedges on the eastern boundary of the site shall be retained and
supplemented with a belt of native species trees. This landscaping belt
shall be a minimum of 80 metres wide, west of the Cloughanramer Road,
to screen the proposed development and ensure development does not
encroach onto the more prominent land.

6.11 The proposal includes the retention and augmentation of the existing hedgerow
along the eastern boundary of the site in compliance with the first part of the
requirement. However the landscaping belt proposed varies in width, ranging
from c.22m — 40m along the eastern boundary o Cloghanramer Road.

6.12 The supporting statement submitted explains that to increase this to 80m in
width would significantly compromise the economic development potential of
the site and notes that the reason for this was in the interest of visual screening
and to ensure the proposed development does not encroach onto the more
prominent land (i.e. Cloghanramer Road which is at a height.) The supporting
details also explain that the context has changed since the Draft area plan was
first published in 2006 (the Draft Plan first mooted the Key Site Requirements).

6.13 Outline and full planning applications were submitted in 2009 and approved in
2010. Notably, the 2010 (full) permission authonsed the creation of two terraces
when the site was on a significant incline. When the site was inclined, it would
hawve been necessary o keep development off the upper slope hence the Plan
specified a requirement for an 80m landscape buffer along Cloghanramer
Road. The full permission authorised significant ground works which included
lowernng levels to create working platforms. The physical lowering of levels
therefore had the same effect (of keeping development off the upper part of the
slope) as would a reguirement to maintain an B0 metre planted buffer along
Cloghanramer Road. Motably, neither the outline planning approval for the site,
nor the full planning permission for the creation of the working platforms
required Invest NI to create an 80 metre landscape buffer.

6.14 In assessing these details, consultation has been carried out with the LDP team
who advise that the intention of the buffer according to the wording of NYE3 is
to screen the development and prevert encroachment on to more visualky
prominent land, views of the site will be imited and long range from along

q
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viewpaints such as the Al travelling northbound. From these viewpoints the
proposed factory wall still be below the ridgeline that is located to the east of
Cloughanramer Road, in addition the areas of the buffer that it is proposed to
be developed will not be visible as they will be positioned immediately behind
the proposed factory.

6.15 The proposed landscape buffer appears to follow that approved as part of
application P/2009/0642/F therefore it can be argued that the principle of the
buffer not being of a continuous width of B0 metres along the entirety of the
eastern houndary has been accepted previously and has been implemented as
part of the preparatony works camied out on the site.

6.16 Whilst the proposal does not strictly comply wath the fourth Key Site
Requirements as set out above, the planning history is matenal in this
assessment, wherehy a smaller buffer has been accepted, Given the specific
merits of this case, approval of the proposed layout would not set an
unaccepiable precedent in this instance. A landscape belt has heen planted in
line with the previous approval on the site, The previous approvals on the site
and that the amount of landscaping lost as a consequence of the development
i5, considering the extent of the zoning, a very limited area and views of this
land would be limited given the presence of the proposed manufacturing plant.

6.17 The advice of the LDP Team is confined to the provisions of the BENMAP 2015

and does not address the need for the propasal to comply with all other material
considerations.

6.18 In considering all of the details, determining weight is given to the
planning history on the site, whereby a reduction in the 80m wide helt has
previously been accepted, together with the current condition of the site
(i.e. following ground works as previously approved,) landscape
boundaries and limited views from the Al dual carriageway. The proposal
therefore in this specific set of circumstances is considered acceptable
to this requirement of zoning NY63 and Policy SMT2 of Vol 1 of the Plan.
It will fall to be assessed against the further relevant prevailing policy
provisions, as assessed below.

6.19 Environmental Impact Assessment (The Planning EIA Regs. (NI} 2017,
DCAN 10)
As the development is within Category 10 (B) of Schedule 2 of the Planning
(Environment Impact Assessment) Regulations (M1) 2017 the Council is obliged
under Regulation 12(1) of these Regulations to make a determination as to
whether the application is for EIA development. In having regard to Schedule 3
and the selection criteria referred to in Article 4.3 of the Directive, the Council
determined on 12.01.2024 that the planning application does not require o be
accompanied by an Environmental Statement. A letter was subseguently
issued to the agent confirming the same and a copy of the EIA determination 15
recorded on the application file.

6.20 Habitats Regulations Assessment (HRA)
A HRA screening was completed for the application on 08.01.2024 whereby it
was considered that consultation with SES was required, on the basis of the
10
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issues raised by NIW in relation to foul sewerage capacity issues, which could
ultimately create a pollution problem to Designated Sites during the operational
stages of this development. Following substantive advice from DAERA's Water
Management LUnit, SES has compieted an appropriate assessment in
accordance with the Regulations and having considered the nature, scale,
timing, duration and location of the project, advise (response dated 28.05.2024)
that the project would not have an adverse effect on the integrity of any
European site either alone or in combination with other plans or projects.. This
conclusion is subject 1o mitigaton measures being conditionad in any approval
in relation to agreement of a suitable sewerage solution prior to the
commencement of any development approved, with the necessary conditions
included at the end of this report.

6.21 SPPS and PPS54 (incorporating PPS2, PPS3, PPS6, PP513, PPS15, DOE
Parking Standards, DCAN1S5 and PSRNI requirements)
The proposal for the purposes of this assessment is considered to fall within
class B3 (General Industrial) of the Planning (Use Classes) Order (Northern
Ireland) 2004 and as such, PPS4 together with the SPPS are considered to set
out the primary determining policy tests to be mel, as considered below:

6.22 PPS54 Policy PEDL (Economic Development in Settlements)
Under PED1, a proposal for a Class B3 use will be permitted in an area
specifically allocated for such purposes in a development plan or in an existing
industrial / employment area provided it is of a scale, nature and form
appropriate to the location. The proposal which is on zoned economic
development land (NYE3,) is in principle acceptable to PED1, subject to
meeting the further general criteria set out under PEDS.

.23 PPS4 Policy PEDE (Development incompatible with Economic Development
Lses)
The proposal is for a manufacturing business and is not expected 1o genarate
emissions, effluent, discharges, dust or odour. In considering the nature of
development, the proposal would not be incompatible with existing and
approved uses within Carmbane Industrial Estate and causes no CONcCemns in
relation to Policy PEDS in this regard.

6.24 PPS4 Policy PEDA (General Criteria
PPS4 Policy PED9 also sets oul that a proposal for economic development use,
in addition (o the other policy provisions of PPS4, will be required to meet all of
the criteria histed (a- m):

6.25 (a) it is compatible with surrounding land uses;
The proposal is considered to be compatible with surrounding land uses,
including economic and industrial development within Carmbane. The closest
dwelling is located approximately 53m from the site. Appropriate measures
have bean included within the design (including matenality) to ensure that the
development is compatible with dwellings within this wider locality;

6.26 (b) it does not harm the amenities of nearby residents;
The proposal does not involve processes that generate significant levels of
noise, odours, emissions, effluent, discharge, dust or particles. The proposal
11
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has however the potential to impact on residential amenity during both
construction and operational stages, by way of noise, considered in further
detail below (criteria e.) There may also be general nuisance arising from new
lighting and increased traffic to / from the area. There are less likely to be any
Issues in relation to air pollution given the nature of the development. It is noted
that the proposal submitted follows community consultation, including a public
event, which resulted in amendments to the scheme, whereby 3 residents of
Cloghanramer Road attended. They expressed concerns in relation to the
operational hours of the scheme resulting in traffic volumes and noise pollution,
impacting on their amenity.

627 The proposed sile plan is designed 1o minimise noise breakoul, particularly at
sensitive periods of the day. The factory will be acoustically insulated, with
external activities mainly associated with loading, unloading and vehicular
movements within the yvard areas. The site has been designed to keep traffic
flowing at the rear of the site, and this will serve to minimise loitering or
extended working at the rear of the site. The fact that the site is located on such
a lower plain from the development is also beneficial in mitigating noize
breakout and it will be a combination of preventative measures / good working
practices and physical separation, landscaping and local geography that will
ensure the avoidance ot an unacceptable degree of adverse impact on the
amenity of surrounding residents. The third party representation has been fully
considered and in consultation with Environmental Health, subject to the
necessany conditions being complied with, it is considered that the proposal will
not result in an unacceptable degree of adverse impact on the amenity of
surmounding residents,

6.28 Whilst a sewerage solution has not been agreed, a Wastewater Impact
Assessment application has been submitted to NIW and is ongoing. A planning
condition will be necessary to ensure that the method of sewerage solution for
the site / proposal is agreed, prior to the commencement of any development —
in the interest of public health.

6.29 (c) it does not adversely affect features of the natural or built heritage;
There are no known listed buildings or structures within the locality of the site,
In terms of archaeological impacts, the site is also within the locality of several
archaeological sites and monuments, including DOWO46:006 (Enclosure
approximately 100m to the east) and DOWO046:026 (A.P. Sile approximately
300m (o the wesl) Archaeological investigations were compleled in 2010 on
the site and surrounding area following the approval of planning permission
P/2009/0640/0. The published Archaeological Evaluation Report (Prepared by
Archaeological Development Services Ltd, Licence No: AE/D9/136) identifies
the site as having high archaeological potential, with detailed recommendations
outlined in order to adeguately record and protect any archasological features.
HED have been consulted on this proposal advise that the site has previously
been subject to extensive archaeological excavation and resolution under
licenses AE/09/136, AE/0/34 & AE/11/114. Consequently, given the site has
now been fully excavated HED (Historic Monuments) consider the scheme
acceptable to PPS 6 archaeoclogical policy requirements.

12
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6.30 In terms of natural heritage, the proposal is in proximity to a Local Landscape
Policy Area (LLPA 117 — Greer's Farm and Curtilage) an attractive landscape
which softens the impact of Carnbane Industrial Estate and which provides an
area of conservation interest, including areas of woodland and groups of
significant vegetation. More localised, the site is encompassed by younger
woodland areas and also incorporates vegetation and improved grassland
within the site boundaries. Supporting ecological information has been
submitted with this application for consideration, including: Proposed
Landscape details, Biodiversity Checklist, Preliminary Ecological Appraisal
(PEA,) ElA Scoping Study Report.

6.31 The ecological details submitted state that the proposal will not have any impact
upon European and Ramsar Sites — International; Species Protected by Law,
Sites of Mature Conservation Importance — MNational, or Sites of Nature
Conservation Imporance — Local or on a Local MNature Reserve or a Wildlife
Refuge.

5.32 The detailed ecological details have been submitted to DAERA's Natural
Environment Division who advise the proposal is acceptable to PPSZ
requirements (Policies NH1-NH5, NHE not applicable) and natural heritage
requirements, conditional to the landscaping proposals being implemented in
accordance with the submitted details. NED's response makes reference to the
use of floodlighting (as outlined in the Biodiversity checklist) and that this should
be directed away from the boundary vegetation in the interest of protecting
potential protected species within the boundary woodland, The use of planning
conditions will be necessary to ensure that landscaping is implemented and
maintained in perpetuity in the interest of natural hentage. Guidance will also
be included in the form of informatives.

6.33 Whilst there is the potential risk of pollution to Newry River during the
operational stages of the proposal (concerns raised by Loughs Agency that
overllows from overloaded WWTW invariably are discharged to watercourses
1o the detriment of fisheries interests.) SES having completed an appropriate
assessment (also considering the advice of DAERA’s Water Management Linit
conclude that significant effects on designated sites are not expected. Planning
conditions will however be necessary to ensure that there is a suitable method
of sewerage solution agreed prior to the commencement of development
approved, in addition to control over construction methods o prevent pollution
of surface waters, which is detrimental 1o fisheries.

6.34 (d)itis notlocated in an area at flood risk and will not cause or exacerbate
flooding;
Dfl Rivers maps indicate that the site 15 not within a river or sea floodplain, with
some climate change surface flooding predicted across parts of the site. Newry
River is located approximately 350m west of the site, with a small watercourse
{ ditch close to the western boundary of the site (access point.) The proposed
development will introduce impermeable areas to this existing greenfield site
and proposes the use of a Sustainable Drainage System. A detailed Drainage
Assessment and drawings (as amended,) have been submitted for
consideration, which conclude that that development of this site in accordance
with this surface water management system would not result in adverse impact

13
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to the hydrological regime of the area and would not increase fluvial flooding
elsewhere.

6.356 Dfl Rivers Agency advise that whilst not being responsible for the preparation
of this Drainage Assessment, Rivers Agency accepts its logic and has no
reason to disagree with its conclusions. It will be brought to the attention of the
Applicant that the responsibility for the accuracy of this Drainage Assessment
and implementation of the proposed flood risk and drainage measures rests
with the Developer and their professional advisors, Subject o details being
implementad in accordance with the submitted details, the proposal 5 not
expected to cause or exacerbate flooding to the site or elsewhere,

6.36 In also considering the policy tests of PPS1S (revised) the proposal as
confirmed by Dfl Rivers raise no objections to Policies FLD1 and FLDZ, with
policies FLD4 and FLDS not applicable to the proposal. Policy FLD3 has been
addressed through the revised drainage assessment and drawings. Subject to
the necessary guidance being adhered to, the proposal is also considered
acceptable to PP515 (as revised) requirements.

6.37 (e) it does not create a noise nuisance;
The proposal will generate noise during both its construction and operational
stages. The MNoise Impact Assessment submitted prepared by Inwin Carr
Consulting, dated 12.01.2024 has been considered in consultation with the
Council's Environmental Health Department,

6.38 The corrugator and the converting areas will generate a modest degree of noise
although the building has been specified, and working practices adapted, to
minimise noise breakout. The despatch area is typically quiet, with forklift
activity only. The despatch yard will have lorries operating and noise from these
and indeed all other activities has been taken into account, as detailed in a
separate noise report, The majority of the deliveries to the existing site is paper
and this will remain the case. Outhound delveries typically commence from
Sam each morming. Other traffic is predominately comprised of employees
coming to work, with peak times at Yam, 9am, 3pm and 11pm. The company
expects to operate 24 hours a day. 4 days perweel, finishing at L1pm on Friday
evenings. Daily, a night shift will operate in the same fashion as the other two
shifts. Activity in the trailer yard i1s limited between the hours of 2300 and 0500,

.38 It is noted that the NIA submitted states thal vehicle movements (including
HGWVs) will only be during the daytime period. EH in their initial response {dated
02.02.2024) advised that in the event approval is granted, the hours of
operation for HGV vehicle movements around the site shall be limited to 07:00
t19:00 daily. And all loading and unloading shall be carried out only during
these hours, This is to protect the amenity of the nearby residential properties.

6.40 Following this response, additional details were submitted by the agent,
including clarification email dated from Irwin Carr Consulting, which notes that
whilst the NIA makes reference to vehicle movements being during the day
only, Table 5 in the same NIA report details that the predicted daytime &
nightime noise levels were considered the same and therefore there s no
reason 1o restrict the operational activity at the site,

14
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641 EH having been re-consulted on this matter for clarification, further advise
(response dated 19.06.2024) that the proposal and its operation shall be
maintained in such a manner, so as not to have a detrimental effect on the
amenity of nearby residential property by way of nuisance, caused by noise,
dust and odour, with removal for the requirement to condition the hours of
operation.

6.42 Whilst the third party concerns (as outhned in section 5 of this report) are noted
in this regard, the proposal has implemented suitable sound proofing materials
and detailing, to ensure that noise levels are within the recommended
standards. On the basis of the latest advice from Environmental Health, it is not
considered necessary or reasonable to impose a planning condition to restrict
the proposed operations.

6.43 It should be noted thalt permission is on the basis of details provided for
consideration and will be required © comply with all approved details and
additional conditions,

6.44 (f) it is capable of dealing satisfactorily with any emission or effluent;
Given the nature of the business (manufacturer of cardboard packaging, paper
and labels and implementation of waste management and environmental
services, including recovery and recycling of paper and cardboard waste,) the
proposal will not generate emissions and does not involve hazardous
processes or substances,. However as noted, there are concerns in relation to
the capacity of the existing sewerage infrastructure being able to deal with
sewerage generated from the site, during the operational stages which poses
a potential poliution threat including to surrounding watercourses. A wastewater
impact assessment application was submitted by the applicant to NIW in Jan
2024 and the Planning Authority await the outcome of this to ascertain whether
a suitable sewerage solution can be achieved for the site and proposed
development, including consent to discharge from the relevant body (NIEA or
other.) As this issue remains unresolved, a planning condition will be necessary
to ensure that a solution s achieved before any works would commence on
site. The proposal otherwise is considered acceptable to this criterion.

6.45 (g) the existing road network can safely handle any extra vehicular traffic
the proposal will generate or suitable developer led improvements are
proposed o overcome any road problems identified;

(h) adequate access arrangements, parking and manoeuvring areas are
provided;

i) a movement pattern is provided that, insofar as possible, supports
walking and cycling, meets the needs of people whose mobifity is
impaired, respects existing public rights of way and provides adequate
and convenient access to public transport;

6.46 The proposal as noted includes access from Carnbang Industrial Estale’s
existing internal layout road. Vehicle movements within the site are managed
via a one way system, with separate entrance and exit points. The submitted
Transport Assessment Form (TAF, as revised) outlines an expected 580 (2
way) vehicle movements to the site per day (comprising staff, visitors,
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customers, goods vehicles.) Dfl Roads having been consulted on the proposal,

mitially requested a revised RLE (to ensure the site adjoins the adopted part of

the existing roadway) a PSD drawing and a full Transport Assessment, to

account for;

« consideration committed developments which will impact upon the
surrounding junctions which may then reguire some mitigation works.

« TRICS 85th percentile Total vehicle trips results should be used to provide
a robust assessment of the potential trips generated by the proposal,

= parking provision must be in line with PPS 3 guidelines and be agreed with
Dfi Roads Development Control.

= internal pedestrian facilittes should ensure that pedestrians are separated
from wehicular traffic. The proposed development, including the internal
layout, should be accessible to all non-motorised. The TA should specify the
number of cycle parking spaces proposed as part of the development and
demonstrate how cyclists can safely access and egress from the site,

6.47 In response, a revised TAF together with revised location plan (RLE) were
submitted and issued to DFl Roads for further consideration. Motably, no P5D
was submitted however following direct discussions between Dfl Roads and
Invest Ml (landowners.) it was determined that the proposed section of roadway
into the site is to remain private. On this basis, Dfl Roads having reviewed the
amended details, advise in response dated 20.05.2024 that there are no
objections to the proposal. A planning condition will be imposed ensuring that
wiorks are carried out in accordance with the submitted drawings.

6.48 In terms of parking (FP53 AMPS9, DOE Parking Standards,) the proposal
ncludes segregation of parking and senicing. Parking provision includes 147
car parking spaces laid out over 4 no. carparking areas to the front of the
building (including accessible spaces) and an additional area for lorry and
tractor parking to the side (34 no. spaces for HGVs, 6 tractor spaces, 10 service
parking bays.) An area for hicycle parking is also located adjacent to car park
3 to the front of the building.

649 The proposed car parking provision appears to be significantly below the
requirament when applying DOE Parking Standards for class B3 building of this
scale (461 non-operational spaces, 138 non-operational spaces, 64 cycling
stands.) However the standards also guide that for some units parking will be
assessed on individual merits having regard to the number of workers,
operating patterns, location and proximity to public transport. The proposal
includes 30 no cycle stands and whilst this is below requirements., the
proposed layout has capacity to accommaodate additional cycle parking within
the areas of hardstanding so as to encourage mare sustainable modes of
ransport, in line with PP53 and PP313 requirements.

6.50 In considering all of these details, the following points are noted:

= The TAF sets out in detail the alternating shift patters of staff and notes
that the “worst case” scenario would reguire parking for 131No. cars plus
potential visitor parking (all shift 1 departures in situ, shift 2 arrivals +
administrative staff).
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= The servicing area will improve the internal servicing area at SAICA with
dedicated parking for OGV 1 and OGV 2 vehicles, tractor parking and a
turning area in addition o loading bays.

6.51 Based on the traffic and operational details submitted, the proposed car parking
provision {i.e. non-operational parking) would appear to be capable of meeting
the needs for the proposal owing to the alternative shift patterns and also in
encouraging sustainable means of transport to the site. In this context, in
considering the individual merits of this application, the proposed parking
provision is considered acceptable.

6.52 Subject to conditions being complied with, the proposal s considered
acceptable to criteria g,h,i of PEDY in addition 1o PPS3, PP513, DOE Parking
Standards and DCAM1S reguirements.

6.53 (j) the site layout, building design, associated infrastructure and

landscaping arrangements are of high quality and assist the promotion of
sustainability and biodiversity;
The supporting statement submitted acknowledges that the scale of the building
is significant, hence the design has endeavoured to maximise visual relief and
minimise the perception of bulk and massing. A series of steps have been
introduced in the roof line, while there are projections, out shots and recesses
on the primany elevations, o avoid monotony. It also acknowledges that the
context is important in this consideration; i.e, that the zoning carries no
limitations on size or scale of building and policy does not distinguish between
substantial or modest buildings.

6.54 Supporting details sugogest whalt makes this proposal acceptable on this
particular site is; the fact that the development sits at the bottom of an
embankment that averages 18 - 19 metres in height; the fact that there is a
significant planted buffer, already maturing, along the site's rear boundaries,
the fact that a large building has recently been constructed to the fore of the
site; and the fact that other large buildings are under construction, pending
construction or awaiting planning approval.

6.55 The site’s surroundings are such that this large building can be accommadated.
The site has been laid out in such a mannear as to ensure that as much activity
as possible is hidden from public view (without over relyving upon parts of the
site that are particularly sensitive due 1o proximity to nearby residential
receptors).

6.56 In reviewing these details, it is considered that this particular site can
accommodate a building of this scale, without compromising townscape
character or streetscape (in considering the provisions of DES2 and SP18 of
the PSRENI) and avoiding loss in environmental quality and significant impact
upen residential amenity. The design and finishes are acceptable in the context
of the industrial estate and existing and approved developments and it is noted
given the variation in site levels, with the site sitting some 15-20m below the
level of Cloghanramer Road, the building would not be overly dominant from
these viewpoints, whilst views off the Al are more limited and long distance,
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The proposed landscape buffer around the site also ensures clear delineation
between the settlement limit, in accordance with the Area Plan reguirements.

6.57 Subject 1o conditions being complied with in relation to landscaping retention,
implementation and maintenance, the proposal overall is considered
acceptable to this criterion in addition to PSRNI (Polices DES2 and SP18.)

6.58 (k) appropriate boundary treatment and means of enclosure are provided

and any areas of outside storage proposed are adequately screened from
public view;
Boundary treatments provide an appropriate form of enclosure, and areas
where activity will occur outside are kept to the rear of the building. The proposal
does not present concerns in relation to these requirements, subject 1o the
proposed landscaped boundaries being conditioned and maintained for the
lifetime of this proposal.

6.59 (l) is designed to deter crime and promote personal safely; and
The proposed layout seeks (o achieve maximum surveillance of areas of
parking and open space, whilst consideration has been given to the use of
lighting and the provision of a security gatehouse, close to the access to the
site to deter crime and promote the overall safety of the site,

6.60 (m)in the case of proposals in the countryside, there are satisfactory
measures to assist integration into the landscape.
The proposal is not located within the countryside, although it notably partly
adjoins the edge of setliement limit boundary. The surrounding buffer planting
will ensure there is a clear delineation between the settlement imit and open
countryside.

6.61 Overall, subject to meeting the necessary conditions set out below, the
proposal is considered acceptable to the requirements of the SPPS and
PP54, in addition to PPS2, PPS3, PPS6, PP513, PP515, DOE Parking
Standards, DCAN1S and PSRNI requirements.

6.62 Water Supply:

The proposal seeks to connect 1o NIWY mains water supply. NIW in response
dated 10.01.24 advise that whilst there is a watermain within 20m of the
proposal, an assessment has indicaled network capacily issues. This
establishes significant risks of detrimental impact 0 exising cuslomers,
causing reduced pressure and potential water supply outages. For this reasaon
M1 Water is recommending connections 1o the public water supply network are
curtailed.

6.63 MW advises thal the application should apply for a Water Impact Assessmenl
o assess the proposal to see if any mitigating measures are required o allow
for connection. Subject to successful outcome and subject to re-consultation,
Ml Water may reconsider its recommendation. The Planning Authorty do not
have details to demonstrate that this matter has heen appropriately addressed,
Therefore it will be necessary to attach a planning condition to ensure that there
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is agreement to connect the site to NIW supply prior to commencing the
development.

6.64 Sewerage:

As noted in the above assessment, the proposal seeks to also connect to NIW
mains sewerage network, however NIW advise that whilst there is capacity at
the receiving wastewater treatment facility, there is no public foul sewer within
20m of the proposal and there are network capacity issues within the existing
infrastructure (including unsatisfactory Intermittent Discharges (UID's) at-
Carmmhane Shepherds Way 3 WwPS (1), Newpaint Greenbank TRS (2), &
Islandbank WwPS (3) (1) & (3) discharge to Newry River, and (2) discharges to
Carlingford and Newry.) Given this, NIW recommend refusal, but subject to the
applicant engaging with NIW through a WwilA to assess the proposal to see if
an alternative drainage or treatment solution can be agreed, MW may
reconsider this recommendation.

6.65 As noted, the application has submitted an application for a WwIlA to NIW in
January 2024 and this remains ongoing. As the sewerage solution has not at
this point been agreed for the proposed development, a planning condition will
be necessary o ensure this s resolved prior to the commencement of
development approved.

7.0 RECOMMENDATION:

Approval (subject to the conditions set out below being complied with)

8.0 PLANNING CONDITIONS:

1. The development hereby permitted shall be begun before the expiration of
5 years from the date of this permission.

Feason: As required by Section 61 of the Planning Act (Morthern Ireland) 2011,

2. The development hereby permitted shall take place in strict accordance with
the following approved plans:

« LO1 REV F - Site Location Plan {dated 11/23)

= P02 REV F - Manufacturing facility; site plan, west elevation & sections
X=X & Y-Y (dated 11/23)

= P03 REV E - Overall tloor plan, section & elevations (dated 11/23)

« P04 REV E - Offices floor plans (dated 11/23)

« P05 REV E - Manufacturing facility: office & welfare elevations + section
¥-x (dated 11/23)

« P06 - Manufacturing Facility: Landscape Plan {dated 12/23)

« P07 - Security Gatehouse (dated 11/23)

« 533166-NOD-01-XX-DR-C-0800 REV P01 — Existing Topo Survey
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= 533116-NOD-01-XX-DR-C-0B003 REV PO6— Proposed Drainage
Layout Sheet 1 of 2

e 533116-NOD-01-¥XX-DR-C-08004 REY P05 - Proposed Drainage
Layout Sheet 2 of 2

» 533166-NOD-01-XX-DR-C-08005 REV POL - Proposed silt trap and oil
separator details

Reason: To define the planning permission and for the avoidance of doubt.

3. The development hereby approved shall not commence on site until full
details of foul and surface water drainage arrangements to service the
development, including a programme for implementation of these works,
have been submitted to and approved in writing by the Council in
consultation with Morthern Ireland Waler.

Reason: To ensure the approprate foul drainage of the site in the interest of
public health and to protect both fisheries and features indirectly connected
European Sites in Carlingford Lough from adverse effects.

4, Mo part of the development hereby permitted shall become operational until
the drainage arrangements, agreed by NI Water and as required by
Planning Condition Mo 3, have been fully constructed and implemented by
the dewveloper. The development shall not be carmed out unless in
accordance with the approved details, which shall be retained as such
thereafter.

Reason: To ensure the appropriate foul drainage of the site in the interest of
public health and to protect both fisheries and features indirectly connected
European Sites in Carlingford Lough from adverse effects.

5. The development hereby approved shall not commence on site until full
details of water supply arrangement to service the development, including
a programme for implementation of these works. have been submitted to
and approved in writing by the Council in consultation with Northern Ireland
Water.

Reason: To ensure there is awvailable public water supply to serve the
development and to ensure existing connections are not impacted by this
development.

6. The existing natural screenings of this site as detailled on Drawing No. P0G
(Manufacturing Facility: Landscape Plan, dated 12/23) shall be retained
unless necessary o prevent danger to the public in which case a full
explanation shall be given to the Council in writing prior o their removal.

Reason: To ensure the development integrates into the surroundings and to
ensure the maintenance of screening to the site,
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7. During the first available planting season prior to the operational use or as
otherwise agreed in writing by the Local Planning Authority, landscaping
shall be carried out in accordance with Drawing No. POGE - Manufacturing
Facility: Landscape Plan, dated 12/23) and shall be maintained thereafter in

perpetuity,

Reason: To minimise the impact of the proposal on the biodiversity value of the
site and in the interests of visual amenity.

8. I within a period of 5 years from the date of the planting of any tree, shrub
or hedge, that tree, shrub or hedge is removed, uprooted or destroyed or
dies, or becomes, in the opinion of the Local Planning Authority, seriously
damaged or defective, another tree, shrub or hedge of the same species
and size as that originally planted shall be planted at the same place, unless
the Local Planning Authority gives its written consent to any variation.

Reason: To ensure the provision, establishment and maintenance of a high
standard of landscape.

9. The development hereby permitted shall not commence until proposed
external lighting details have been submitted o and agreead in writing by the
Local Planning Authority.

Reason: In the interest of natural heritage and residential amenity.

10.All external lighting shall be optically controlled and directed in such a
manner to minimise light poliution from glare and spill. Guidance notes for
the reduction of light pollution may be obtained from the Insttution of
Lighting Engineers, Regent House, Regent Place, Rugby, Wanwickshire,
CWVZ21 2PN

Reasaon: In the interests of residential amenity.

11.1f during the development works, new contamination is encountered which
have not previously been identified, all works on site shall cease and the
Flanning Authority shall he notified immediately. A full written risk
assessment in line with the current government guidance that detail the
nature of the risks and necessary mitigation measures shall be prepared
and submitted to the Local Planning Authority, to be agreed in writing in
consultation with Environmental Health and subsequently implemented in
accordance with the approved details and time frame,

Reason: In the interest of public health.
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12. Mo goods, merchandise or other material shall be stationed or displayed on
or about the hardstanding of the premises.

Reason: To safeguard the visual appearance of the premises and of the area

generally.
Case Officer: O. Roonay Date: 24/06/2024
Authorised Officer: F. Manley Date: 24/06/2024

22
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Comhairle Ceantair
an Itir, Mharn
dagus an Duin

Newry, Mourne
and Down

District Council

&

Application Reference: LAD7/2023/284BIF
Date Received: 17/05/2023

Proposal: Change of use from apartments to dental surgery on rear wing of
second floor and retention of external escape staircase (from first to second
floor) at rear of existing building.

Location: Downshire House, 22 Merchants Quay, Newry.

Site Characteristics & Area Characteristics:

The application site is located within the settlement limits of Newry City as defined
within the Banbridge [ Mewry and Mourne Area Plan, the site is within the City Centre
and a portion of the site falls within the Conservation Area.

The site contains a modern large mixed use building, the building includes retail units,
apartments, medical offices and some vacant units. The building fronts the public road
with a large area of parking to the rear of the building.

The site is located within an area of mixed use with a retall, residential, offices, bars
etc all within the vicinity of the site.

Site History:

Pf2014/06B7/F - Proposed change of use, extension, and alterations to existing two
slorey office building to include new mixed use development incorporating ground floor
retail units, first floor dental surgery and serviced office accommodation and second
floor two bed apartments in addition to necessary site works/upgrades - 22 Merchants
Quay, Newry — Permission Granted.

LAOYI2015/1330/F - Discharge of Conditions 2 & 3 of P2014/0687/F - 22 Merchants
Quay, Mewry — Approval.

LAQT2015/0823/DCA - Proposed part demolition of existing external walls and
internal walls - 22 Merchants Quay, Newry — Approval.

Planning Policies & Material Considerations:

The following policies will form the basis of the policy consideration for this application;
« Banbridge Newry Mourne Area Plan 2015.
o Slrategic Planning Policy Statement for Morthern Ireland.
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= Planning Policy Statement 3- Access, Movement and Parking.

« Planning Policy Statement & — Planning, Archaeology and the Built Heritage
s MNewry Conservation Guide

» Parking Standards

Consultations:

DFl Reads - Following the submission of additional information the latest response
from DFl Roads states they have no objections in principle to the proposal. The
response states that the comment is on the basis that Planning are content with the
parking, wrning and senicing arrangements proposed. The site contains a large area
of off-street parking, on-street parking is also available adjacent o the site. Having
considered the previous approval on the site itis considerad that there 15 an acceptable
level of parking available within the site but that there is also on-street parking available
should this be required. The type of use proposed will see people come and go from
the site throughout the day, it is considered that given the continued turnover of visitors
to the site parking will continue 1o be available throughout thew working day.

Council Environmental Health — Mo objections were raised.

M| Water Strategic Applications — The response from MW raised concerns with the
proposal and recommended refusal given that there are capacity iSsuUes.

The agent for the application has provided a letter from NIW in which it outlines that
although the issue remains it would now be seen possible to permit a foul connection
subject o the developer undertaking some measures. Also submitted is a copy of a
receipt for a Waste Water Impact Assessment and the application for the WWIA,
Siven that the agent has engaged with NIW and their latest correspondence suggests
that a solution is available it is considered that any approval could be negatively
conditionad.

Objections & Representations:

The proposal was advertised in local press on 12/07/2023 and 29/08/2023, (eight) 8
neighbours were notified of the proposal on 16/08/2023, no objections have been
recened to the proposal.

Consideration and Assessment:

Banbridge Newry and Mourne Area Plan 2015

The relevant LDP is Banbridge, Newry and Mourne Area Plan 2015 as the Council
has not yet adopted a LDP. The site is located within the settlement limits of Newry
City and within the City Centre boundary as illustrated on map 3/02a.

The application requests a change of use from residential accommaodation to private
medical treatment facility which would fall under Class D1 {a - for the provision of any
medical or health services except the use of premises attached to the residence of the
consultant or practitioner).

The Plan Strategy and Framework document which forms part of the Banbridge /
Mewry and Moume Area Plan includes Policy ECLUL, Education, Health, Community
and Cultural Uses, Given that this proposal is for a change of use to private medical
treatment facility Policy ECUL is specific to the proposal and will form part of the
consideration of this application.
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Strategic Planning Policy Statement (SPPS) for Northern Ireland

FParagraph 6.273 of the SPPS states planning authorities must adopt a town centre
first approach for retail and main town centre uses. In this instance the proposal is for
a change of use to a private medical treatment tacility which is categorised as use D1
in the Planning Use Classes Order 2015. Paragraph 6.270 in relation to Town Centres
states that Town/City centres are the appropriate first choice location of retailing and
other complementary functions, consistent with the RDS, | consider the proposed
development does not offend this policy as it is an expansion of an existing use and a
complementary function which will enhance retail offerings in Newry City Centre, The
SPPS includes this use class within the definition of main town centre uses as outlined
al Paragraph 6.271. The application site as outlined above is within the city centre
boundary of Mewry as illustrated on Map 3/02b and is thus in line with the thrust of this
policy.

Paragraph 6.13 Development involving a change of use and / or works of extension /
alteration states development may be permitted, particularly where this will secure the
ongaing viability and upkeep of the building. It is important that such development
respects the essential character and architectural or historic interest of the building
and its setting, and that features of special interest remain intact and unimpaired. | am
content with the proposal as the site is located in the Town Centre boundary where
uses such as this are directed. In addition, various commercial developments operate
within the immediate vicinity.

Strategic Plan Framework

Policy ECU 1 Education, Health, Community and Cultural Uses

Planning permission will be granted for education, health, community and cultural uses
within settlement development limits provided all the following criteria are met:

. there is no significant detrimental effect on amenity or biodiversity,

The proposal will see the change of use of part of the existing building from residential
accommodation to health facility. The proposal will see the only external alteration
being the retention of an external escape staircase (from first 10 second floor) at rear
of the building. The proposal will see existng fioor area which has not been fitted out
become treatment rooms, staff room etc. The proposal will not result in any detrimental
effect on the amenity of any neighbounng properties and biodiversity will not be
impacted by the change of use. Environmental Health in their consultation provided a
response of no objection. | am content the proposal will nol negatively impact on
residential properties.

. the proposal does not prejudice the comprehensive development of
surrounding lands, particularly on zoned sites;

The proposal will not impact on the ahbility to develop any surmounding fand, the
application site is not zoned within the LDP.

. the proposals are in keeping with the size and character of the settlement and
its surroundings;



Back to Agenda

Az stated the applicanon is for a change of use with only a small rear staircase, it s
felt that the size of the subject building suits the proposed use, the proposal is
considered in keeping with the character of the area.

. where necessary, additional infrastructure is provided by the developer;

The response from NIW and supporting information provided by the agent suggests
the need for a condition which will ensure that any infrastructural upgrades are agreed
prior 1o the implementation of any approval, this condition will help the proposal adhere
to this policy requirement.

. there are satisfactory access, parking and sewage disposal arrangements:

As stated, a negative conditions will help to ensure that there are satisfactory sewage
disposal arrangements. DF| Roads in their latest response raised no objections o the
proposal with regards to parking, further consideration of the proposed parking
arrangements will be given below.

Planning Policy Statement 6 — Planning, Archaeology and the Built Heritage

Policy BH 12 New Development in a Conservation Area — as previously outlined the
propasal s for a change of use with only a small alteration to provide an escape
staircase (retention of} to the rear of the building. The development will not result in
environmental problems such as noise, nuisance or disturbance as outlined above.
The development will not have any impact on the setting of the conservation area and
as such the proposal is considered to be in line with policy BH 12 and conforms with
the guidance set out in the Newry Conservation Area Guide.

Amenity

The relevant policy context in relation to amenity is set out in the SPPS para 2.3 and
Policy BH 12 (d) of PPS 6. Para 2.3 states planning operates in the public interest of
local communities. The Planning Authority must determing whether the proposed
development would unacceptably affect the amenity of owners orf occupiers of
neighbouring property and the existing use of fand / buildings that ought o be
protected in the public interest. The SPFPS summaries that good neighbourliness and
fairness are among the yardsticks against which the proposed developments must be
measured. Noise and odours can impact upon amenity, however | consider that the
proposed development will not have a detrimental impact on the amenity of this part
of Merchants Quay.

Access and Parking
The proposal includes in-curtilage parking, a large parking area is in place to the rear
of the subject building.

The application is located within the City Centre where there is a presumption in favour
of this type of proposal, the latest response from DFl Roads raises no specific
objections.

The site includes a large number of existing parking spaces which will be used as part
of the proposal, the level of parking is considered acceptable for this type of proposal
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taking account of the turnover of patients throughout the day. Aside from the in-
curtilage parking there is also on-street parking available adjacent to the site and
Mewry Bus Station is within a short walking distance from the site so providing the
option of taking public transport (o the site.

Having considerad all relevant information it is considered that the City Centre location
along with the available level of parking in-curtilage and in the surrounding area and
close proximity to local transport results in the proposal being in line with policy AMPT
of PPS3.

Recommendation: Approval

Conditions:
1. The development hereby permitted shall be begun before the expiration of 5
years from the date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

2. The development hereby permitted shall take place in strict accordance with
the following approved drawings 100 Rev A, 200 and 210.

Reason: To define the planning permission and for the avoidance of doubt.

3. Mo development shall be commenced until a Sewer Adoption Agreement has
been authorised by NI Water to permit a connection to the public sewer in accordance
with the Water and Sewerage Services (Northern ireland) Order 2006 and Sewerage
Senvices Act (Northern Ireland) 2016.

Reason: To prevent pollution and to ensure public safety. To ensure compliance with
the Water and Sewerage Services (Northern Ireland) Order 2006 and the Sewerage
Services Act (Northern Ireland) 2016.

4, The development hereby approved shall not commence on site until full details
of foul and surface water drainage arrangements to service the development, including
a programme for implementation of these works, have been submitted to and
approved in writing by the Council in consultation with NIW.

Reason: To ensure the appropriate foul and surface water drainage of the sile.

5. Mo part of the development hereby permitted shall be occupied or implemented
until the drainage arrangements, agreed by NI Water and as required by Planning
Condition No 4, have been fully constructed and implemented by the developer. The
development shall not be carried out unless in accordance with the approved details,
which shall be retained as such thereafter,

Reason: To ensure the appropriate foul and surface water drainage of the site.
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Informatives

1. This approval does not dispense with the necessity of obtaining the permission
of the owners of adjacent dwellings for the removal of or building on the party wall or
boundary whether or not defined,

2. This permission does not alter or extinguish or otherwise affect any existing or
valid right of way crossing, impinging or otherwise pertaining to these lands.

3 This permission does not confer title. It is the responsibility of the developer to
ensure that he controls all the lands necessany to carry out the proposed development.

Case Officer: Wayne Donaldson Date: 1210672024

Authorised Officer: Maria Fitzpatrick Date: 14/06/2024
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Development Management Officer Report

Case Officer: Claire Cooney

Application ID: LADV/2023/3492/0

Target Date:

Proposal:
renewal of previously approved application
for infill dwelling LAQ7/2020/0655/0

Location:
Immediately north-west of 102
Tullybrannigan Road, Newcastle

Applicant Name and Address:
Gerard Milligan
&5 Ballybannan Rd

Agent Name and Address:
Gerard Milligan
65 Ballybannan Rd

| Date of Press Advertisement:

Castlewellan Castlewellan
BT31 9ER BT31 9ER
Date of last

Neighbour Notification: 25 March 2024

15 Movember 2023

| ES Requested: No

Consultations:

Dfl Rivers

Dfl Roads

DIC Historic Environment Division
Morthern Ireland Water (NIW)
MIEA: Matural Environment Division

Shared Environmental Services {SES)

Representations:

Andrew Stephens  Saba Park 14 Balloo Avenue Bangor Co.Down

Letters of Suppart

Letters of Objection 2

| Petitions
| Signatures

Mumber of Petitions of
Objection and
_signatures

Summary of Issues:

Mr Stephens objection to the proposal 1s summarised below.

+ The Council erred in reaching the decision on LAD7/2020/0655/0 as it wrongly
considered an unlawful temporary structure, as a lawful building to contain the
spread of the development in a linear format / rinbon development.
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+ The approach adopted is contrary to the settled position of the Commission in that
there is a legal process introduced by statute that should be followed.

« Planning Officers are not fettered by the previous consideration and determination
and as such are required to consider the matter afresh in the current evidential
context, taking account of any material changes Case Law ar PAC decisions that
have issued in the intervening period and any new points of objection, which were
not previously raised,

= These new points of objection, must be weighed against the previous planning
permission, which is now lime expired,
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Site Visit Report

 Site Location Plan:

| Date of Site Visit:

| Characteristics of the Site and Area

The site is located along the minor Tullybrannigan Road Newcastle. It is comprised of a
0.1greenfield site which is currently vacant of use. The site is accessed directly off the
Tullybrannigan Road, via an existing gate. The site is defined on all sides by mature
vegetation. The site is relatively flat and is noted to be approximately 45m from an
adjacent watercourse and wood land area.

The site is located within the Area of Outstanding Natural Beauty, outside any setilement
| as designated in the Ards and Down Area Plan 2015.
Description of Proposal

Renewal of previously approved application for infill dwelling LAO7/2020/0655/0

“Plan ning Assessment of Policy and Other Material Considerations

PLANNING HISTORY

Planning

RI2002/0923/0 - 102 Tullybrannigan Read, Tullybramigan, Newcastle - Replacement
dwelling - PERMISSION GRANTED - 21.05.2003

R/2006/0466/RM - 102 Tullybranmigan Road, Newcastle. - Replacement dwelling. -
PERMISSION GRANTED 18.07.2006

R/2006/1230/F - 102 Tullybrannigan Road, MNewcastle - Replacement dwelling -
FERMISSION GRANTED - 09.04.2008
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R/2007/1253/0 - 104 Tullybrannigan Road, Newcastle - 2 no self-contained holiday
homes (replacement of existing) (amended proposal) - PERMISSION REFUSED -
29.11.2010

LAD7/2020/0655/0 102 Tullybrannigan Road, Newcastle - Infill Dwelling
Decision: Permission Granted 05 November 2020

LADT/2021/0246/F 102 Tullybrannigan Road, Newcaslle Proposed 3no. self-contained
tourism units Decision: Permission Refused 08 December 2021 - APPEAL DECISION
FPENDING

SUPPORTING DOCUMENTS

The application has been supported with the following

Application Form

Site Location Plan

Drainage Assessment (DA)
Bio-Diversity Checklist (BDC)
Preliminary Ecological Appraisal (PEA)
Addendum to PEA

CONSULTATIONS

Dl Rivers - Mo objections
Dfl Roads - No objections
DfC Histonc Environment Division  — No objections
Marthern Ireland Water (NIW) - Mo objections
MIEA: Natural Environment Division - No objections
Shared Environmental Services (SES) — No Objections

& & & B & @

REPRESENTATIONS

Andrew Stephens Saba Park 14 Balloo Avenue Bangor Co.Down

EVALUATION

Section 45(1) of the Act requires regard to be had to the Local Development Plan (LDP),
so far as matenial to the application, and to any other material considerations, Section
6(4) of the Acl states thal where regard is 1o be had to the LDP, the determination must
be made in accordance with the Plan unless material considerations indicate otherwise.

The Ards and Down Area Plan 2015 (ADAP) operates as the local development plan
(LDP) for the area where the site is located. In ADAP, the site is located in the
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| countryside and outside of any settlement limit defined in the plan. There are no other
provisions in the ADAP that are material to the determination of the application.
The Strategic Planning Policy Statement 'Planning for Sustainable Development for
Northern Ireland’ (SPPS) sets out the transitional arrangements that will operate until
such times as the local Council adopts a Plan Strategy for the whole of the Council area.
As no Plan Strategy has been adopted for the Newry, Mourne and Down District Council
area, both the SPPS and the relained Planning Policy Stalement 21 'Sustainable
Development in the Countryside’ (PPS 21) and Planning Paolicy Statement 2 "Natural
Heritage' (PPS 2) apply.

In line with the transitional arrangements, as there is no conflict or change in policy
direction between the provisions of the SPPS and retained policy, PPS 21 provides the
policy context for determining this application.

Policy CTY 1 and B Policy CTY 1 of PPS 21 lists a range of types of development which
in principle are considered to be acceptable in the countryside and that will contribute to
the aims of sustainable development. A number of instances when planning permission
will be granted for an individual dwelling house are slated. One of these is a small gap
site in accordance with Policy CTY 8 of PPS 21. Policy CTY 8 of PPS 21 states that
planning permission will be refused for a building which creates or adds to a ribbon of
development.

An exception to the policy will be permitted for the development of a small gap site
sufficient only to accommodate up to a maximum of two houses within an otherwise
substantial and continuously built-up frontage and provided this respects the existing
development pattern along the frontage in terms of size, scale, siting and plot size and
meets other planning and environmental requirements,

To establish whether the site represents an infill opportunity, it 15 first necessary to
determine whether it is within an otherwise substantial and continuously built-up
frontage. Policy CTY8 advises a substantial and built-up frontage is a line of 3 or more
huildings along a road frontage without accompanying development to the rear. In order
for a building to have road frontage, the plot on which it stands must abut or share a
boundary with that road, footpath or lane.

In this case the site shares a frontage with No 28, 100 and 102 Tullybrannigan along
with an outbuilding positioned to the immediate west of the application site. The site is
considered to be located within an otherwise substantial and continuously built-up
frontage.

The aerial image above clearly shows that the frontage and plot sizes of those dwellings
along Tullybrannigan Road are varied, with the average frontage length noted to be
around 43m. The plot depth of the site is clearly smaller than that adjacent, despite this
however, there is a sequential awareness of the dwellings along this section of
| Tullybrannigan Road. As previously considered, it would be difficult to resist a dwelling
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on plot depth alone. The site itself does not function as a visual break with its infilling
being to the detriment of rural character.

On this basis, it is considered that the site comprises a small gap site within a substantial
and continuously built-up frontage and respects the existing development pattern along
Tullybrannigan Road. It is considered therefore that the proposal it is compliant with
Policies CTY 1 and 8 of PPS 21.

CTY 13 - Integration and Design of Buildings in the Countryside
In consideration of the acceptability of the site in terms of integration and rural character
Policy CTY 13 of PPS 21 is applicable. 4 Policy CTY 13 states that a new building will

be unacceptable where any of the criteria {a) — (f) are met.

In assessment of these, it is considered that the site is not prominent, given its low-lying
nature and enclosure with mature vegetation.

For this reason, also it is considered that a suitably designed dwelling could integrate

successfully within the landscape. The southern and eastern boundaries should be
retained to ensure any dwelling integrates well.

Given the outline nature of the proposal, the design of the dwelling is not currently before

the Planning Authority, however, a dwelling designed so as to be in keeping with the
rural character of the area AONE would be expected.

Overall, therefore the proposal is considered to be compliant with the requirements of
CTY 13.

PPS 3 - Access, Movement and Parking
As the application is proposing a new access onto the public road, Policy AMP 2 of PPS

3 is applicable, which states that planning permission will only be granted for a
development involving direct access onto a public road where
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(A) Such an access will not prejudice the road safety and significantly inconvenience
the flow of traffic.

In assessment of this the Planming Autharity consulted with Dff Roads, who have advised
that they have no objections to the proposal, subject to conditions. It is noted from the
attached RS1 form that visibility splays of 2m x 60m are required. On this basis, it is
considered that the proposal is compliant with the requirements of PPS 3.

PPS 2 Natural Heritage

The site benefits from mature boundaries on all sides. It also lies adjacent a water
course and a woodland area. |t was therefore considered necessary to assess the
impact this proposal would have on the bio-diversity of the site and local area.

The applicant therefore submitted a Bio-Diversity Checklist and associated Preliminary
Ecological Appraisal carried out by Dr Jane Preston BSc, PhD, MRSE CBiol, MCIEEM
CEnv. The initial PEA survey was carried out in 2022, however, Ms Preston recently
resurveyed the site on 27th April, 2024 and her updated comments are as follows

« The semi-improved grassland of the proposed development site has been
recently mown and the area of bramble scrub in the western section of the site
has been cleared.

With regard to the Boundary vegetation —

+ FEastern Boundary remains unchanged and still consists of a row of over-mature
trees comprising ash, Scot's pine, sycamore and cypress with an understorey of
occasional holly and laurel.

» Southern and Western Boundaries are also unchanged consisting of a low, stone
wall with frequent owvergrown laurel and occasional hazel, hawthorn and
sycamore. The western boundary is located outside the redline boundary of the
application site.

= Northern Boundary (roadside) consists of a stone wall - here the wy and bramble
noted in 2022 has been cleared.

s Anarea of ¢25 year old broadieaved plantation woodland dominated by birch still
oceurs immediately south of the site.

With regard to protected species:

» The majority of the mature trees that occur along the Eastern Boundary all contain
a heavy covering of thick-stemmed ivy lianas that could provide shelter for
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roosting bats. These trees would still be assessed as having 'Moderate” (PRF -
M) bat roosting potential.

« An outbuilding constructed of breeze block with a fiat, corrugated metal roof is
located outside the application site,

= The boundary vegetation would offer nesting opportunities for a vanety of species
of hirds.

+ Mo signs of badger activity were identified within the survey area on the day of
investigation,

= No pine marten nests or red squirrel dreys were noted within proximity to the site.

» No areas of standing water or suitable smooth newt habitat were identified within
the application site,

In summary — no significant ecological changes were noted on the site and the report
recommendations made in 2022 are still valid.

As such the conditioning of the retention of the eastern boundary is applicable again in
any forthcoming approval of this current proposal.  The roadside boundary has minimal
ecological value therefore its removal to enable the provision of visibility splays is
considered to be acceptable. A planting scheme behind the new visibility splays will
again be a condition of approval in this current case,

On the basis of the above assessment is it is considered thal the proposal complies
satisfactorily with Policy NH 5 of PPS 2 which relates 1o habitatl, species and features of
natural heritage importance.

The site is close to the boundary of Eastern Mournes Special Area of Conservation
(SAC) Area of Special Scientific Interest {ASSI). The potential impact of this proposal
on European Sites has been assessed in accordance with the reguirements of
Requlation 43 (1) of the Conservation (Natural Habitats, etc.) (Northemn Ireland) 1995
(as amended). The proposal would not have any likely significant effect on the features
of any European Site,

PPS 15 Planning & Flood Risk
Dfl Rivers have advised the Planning Authority that there are no watercourses which are
designated under the terms of the Drainage (Northern Ireland) Order 1973 within this

site. The site may be affected by undesignated watercourses of which they have no
record.

In assessment of the applicable policies within PPS 15 the following 1s noted
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| FLD1 - Development in Fluvial and Coastal Flood Plains. Flood Maps (NI) indicates that
the development does not lie within the 1 in 100 year fluvial or 1 in 200 year coastal flood
plain,

FLDZ2 - Protection of Flood Defence and Drainage Infrastructure. Mot applicable to this
sile,

FLD3 - Development and Surface Water. A Drainage Assessment compiled by MCL
Consulting Ltd dated September 2020, was submitted to assess this aspect of the policy.
It indicates that surface water discharges from the site will infiltrate to the substrata. The
granting of a consent to discharge surface water to substrata as proposed in this
Drainage Assessment is not within the remit and expertise of Dfl Rivers. Consequently,
Dfl Rivers cannot comment on the effectiveness or otherwise as to using this method for
the disposal of surface water. This will be a matter for NIEA and Northern Ireland Water.

FLD4 - Artificial Modification of Watercourses, Not applicable to this site.
FLDS - Development in Proximity o Reservoirs. Not applicable to this site,
PPS 6 Planning Archaeology and the Built Heritage

The site lies approximately 160m southeast (as the crow flies) from Curraghard Lodge
a Grade Bl Listed Building at MNo 1% Tullybrannigan Road (HB18/13/038).
Consequently, the Planning Authority consulted with DfC Historic Environment Division
to ascertain if the proposal had any potential impact on this listed feature.

HED have advised the Planning Authority that the proposed development site is
sufficiently removed in situation and scale of development from the listed building as to
have negligible impact. The proposal would not therefore offend the relevant policies
contained in Paragraph 6.12 of Strategic Policy Planning Statement for Narthern Ireland
and Policy BH 11 (Development affecting the Setting of a Listed Building) of the
Department's Planning Policy Statement 6: Planning, Archaeology and the Built
Heritage.

Consideration of Objection

The Planning Authority acknowledge the Case Law and PAC decision referred to in the
objectors’ letter, however, do not agree that the previous decision to include the out-
building to the west of the site within the shared frontage of the propased development
site to be flawed. The Planning Authority acknowledge that a Certificate of Lawfulness
has not been issued for said building, nevertheless the Planning Authaority has evidence
of its existence for more than 5 years. This was also confirmed in one of the letters of
objection received in the previous application, whereby the building was noted to have
been on site for 20 years, It follows theretfore that the building, while it does not have
planning permission, is immune from enforcement action given the passage of time and
| can be included in the assessment of the proposal as a lawful structure.
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Drawings
The drawing considered as part of this assessment is as follows

a0l

Meighbour Notification Checked Yes

Summary of Recommendation

Having assessed the proposal against the various planning policies and material
considerations which apply to the application and taking into account the input of the
Councils consultees and the comments of the objector, itis determined that the proposal
is acceptable in planning terms.

Conditions:

1. Application for approval of the reserved matters shall be made to the Council
within 3 years of the date on which this permission is granted and the
development, hereby permitted, shall be begun by whichever is the later of the
following dates:-

1. the expiration of 5 years from the date of this permission; or
. the expiration of 2 years from the date of approval of the last of the
reserved mallers o be approved.

Reason: As required by Section 62 of the Planning Act (Northern Ireland) 2011,

2. Approval of the details of the siting, design and external appearance of the
buildings, the means of access thereto and the landscaping of the site (hereinafter
called "the reserved matters”), shall be obtained from the Council, in writing,
before any development is commenced.

Reason: This is outline permission only and these matters have been reserved
for the subsequent approval of the Council.

3. The development hereby permitted shall take place in strict accordance with the
following approved plans 001

Reason: To define the planning permission and for the avoidance of doubt.
4, A scale plan and accurate site survey at 1:500 shall be submitted as part of the

reserved matters application showing the access to be constructed and other
reguirements in accordance with the attached form RS1.
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Reason: In the interests of Road Safety

5. The dwelling hereby permitted shall be designed and landscaped in accordance
with the guidance document 'Building on Tradition',

Reason: To ensure that the proposal is in keeping with the character of the rural
darea.

6. As part of the reserved matters scheme, a detailed landscaping scheme shall be
submitted showing:

I, ascheme of planting behind visibility splays;
i, retention of the existing vegetation along the western boundary
i, details of any hard landscaping including walls and pillars,

The landscaping scheme should provide details of the location, numbers, species
and sizes of trees and shrubs to be planted within the site. The scheme of planting
as finally approved shall be carried out during the first planting season after the
dwelling is occupied. Trees or shrubs dying, removed or becoming seriously
damaged within five years of being planted shall be replaced in the next planting
season with others of a similar size and species unless the council gives written
consent to any variation.

Reason: To ensure the provision, establishment and maintenance of a high
standard of landscape.

7. No development should take place on-site until the method of sewage disposal
has been agreed in writing with Narthern Ireland Water (NIW) or a Consent to
discharge has been granted under the terms of the Water (NI) Order 1999.

Reason: To ensure a practical solution to sewage disposal is possible at this site.

8. The building shall be provided with such sanitary pipework, foul drainage and
rain-water drainage as may be necessary for the hygienic and adequate disposal
of foul water and rainwater separately from that building. The drainage system
should also be designed to minimise the risk of wrongly connecting the sewage
system to the rain-water drainage system, once the building is occupied,

Reason: In arder to decrease the risk of the incorrect diversion of sewage to
drains carrying rainfsurface water to a waterway.

. Case Officer Signature: C COONEY Date: 22 May 2024
| Appointed Officer: A.McAlarney Date: 24 May 2024
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Speaking Rights Submission - LADT/2023/3492/0

Whilst the previous planning approval on the subject sile, is a materal consideration.
Planning officers are not fettered by the previous consideration and
determination and as such are required to consider the matter afresh in the
current evidential context.

They must take account of any material policy changes, PAC decisions or legal
judgements that have issued in the intervening pericd and any new points of
ebjection, which were not previously raised during the processing of
LAOTIZD20/0655/0,

This decision tums on the small structure set back off the Tullybrannigan Road,
which has no defined curtilage or plot and to which there is no visual appreciation.

The settled position of the PAC is that there is a legal process introduced by statute
that should be followed, as per case law in Saxby v Secretary of State for the
Environment and Westminster City Council (1938}, which established that the
spectfic statutory scheme for the determination of lawful use of development was by
application to the Council {or the Commission on appeal) for the issue of a Cedificate
of Lawful Developrment (LDC).

The Planning Officers accept that a Certificate of Lawfulness has not been issued
for said building nor is there any planning permission for it

Immunity does not confer with lawfulness and the approach outlined above in the
DMOR is fundamentally misguided and ultra wires, as per (he direction of the PAC in
the following appeal decisions;

Appeal 2008/A0117, Paragraph 4.
Appeal 2012/A0083, Paragraph 8.
Appeal 2015/A0129, Paragraph 5.
Appeal 2016fA0218, Paragraph B.
Appeal 20207A0058, paragraph{s) 6.14 - 6.16
Appeal 2022/A0049, paragraph 8.

In the absence of such a Certificate, the outbuilding cannot be counted as a
building with shared frontage to Tullybrannigan Road in this circumstance.

Setting aside the unlawful status, there is no curtilage, plot, nor does it contribute
to the substantial and continuous built-up frontage, when laking account of the
existing screening, subordinate position and ancillary nature,

Building on Tradifion — A Sustzinable Design Guide for the Norhern lrefand
Countryside (BoT) considers important visual breaks in the developed landscape,
particularly where they provide an important setting for the amenity and
character of the established dwellings, as the trees provide visual relief in the existing
developed appearance.

saba Park |14 Ballcoobvenue | Bangor | o, Diown [BETIY 7OT
ancy@matrxplanningonsultancy,com | 02891828375 | 07974 159045

i www.matriplanningconsultancy.com
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AGRICULTURAL | COMMERCIAL | RESIDENTIAL| RETAIL| TOURISM ~ [*1 17
MATRIX

« The subject site represents an “important” visual break in the developed
appearance of the locality of Tullybrannigan Road, given the mature vegetation
and that it breaks the coalescence of the existing separate ribbons of development at
this location.

s The approach adopted to the SCBUF is demonstrated to be fundamentally flawed and
misplaced, which renders the decision to be erronecus, The approach adopted has
failled to pay regard to notable long established legal principles, PALC decisions and
legal judgements in the Northern Ireland High Court and Court of Appeal

L)
Subject site surrounded by matre woodland, which provides a visual break in the

wxisting dewtloped apprarance and pravents a coalescence of the two distinct ribbons
located to the west (Mos.110-118) and o the east [Mos 98-102) as chreled.
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Disgram fram Page 13 of Bel - What's nol 4 gap site 16 demonstiate the similarites,

Zabig Park |14 Balloo Avenue | Bangor | Co Dhowen [BTT2 74T
ancly@matrixplanningoonsultancy.caim | 02891828375
Wi, Matrxplannirgoonsuitancecom
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PLANNING

PERMISSION
EXPERTS
| Reference LADT/2023/3492/0
| Location 102 Tullybrannigan Road
| Praposal Renewal of previously approved application
for infill dwelling LAD7/2020/0655/0

Response to Refusal Reasons
This application has been recommended for approval by the Planning Department.

We would like to reiterate the points made in the Case Officer report in that the site sits
within an otherwise substantial and continuously built up frontage, comprised of three
buildings: na. 98, 100 and 102 Tullybrannigan Road along with an outbuilding position to
the immediate west of the site. The plot width of the site is broadly reflective of the
surrounding development pattern. The site is therefore considered a small gap site within
an otherwise substantial and continuously built up frontage. The site therefore confarms
with the overall thrust of Policy CTY 8. We therefore respectfully request the Planning
Committee accept the case officer recammendation and approve the application.

In relation to the objectors comments, they do not consider the building immediately west
of the site as a building for the purposes of Policy CTY 8, Thay have refarred to Appeal
decision 2020/A0058 as justification for this assessment.

We however believe that this appeal is not comparable to the site subject ta this
application, as this appeal referred to a recently constructed stable block, which did not
benefit from planning permission and couldn’t be considered lawful as it was not immune
from enforcement,

The building immediately west of the current application site, has been in situ for over 20
years and is therefore immune from enforcement. Moreover, according to Section 169 (2)
of the Planning Act, any uses or operations are lawful at anytime if (a) no enforcement
action may then be taken in respect to them. i.e. as the building has been in situ for over 20
vears, no enforcement action can be taken upon it therefore it is considerad lawful. This is
the interpretation that the Planning Appeals Commission took in 2015/A0052 where the
cammissioner statas:

The appellant also relies on the metal clad shed centrolly positionad within the host field in
his assessment, Although no CLUD has been submitted to regularise this building, the LPA's
representative confirmed at the site visit that the building was imimune from enforcement.
This being the case, this structure folis to be cansidered in my assessment. The dwellings ot

3da Bryansford Avenue Marthern Ireland Ti 028 D560 D89ET

| E ! AW, planning-expert s corm
Wewgastle, County Down BT33 0LG E: info@planning-experts.com B g
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no, 8 ond 6 along with the shed read as a line of three buildings olong this rood frontage and
therefore meet the first test in Policy CTY 8.

As the gap site can accommodate up to a maximum of two houses, whilst respecting the
existing development pattern along the frontage in terms of size, scale, siting and plots
sizes, the proposal therefore conforms to Policy CTYS.

In terms of referring the structure as a temporary structure, the building has been situated
on the site for a considerable period of time, and its constructions methods and materials,
physical appearance of the building and lack of mobility would all be reflective of a
permanent building. Various appeals support this interpretation 2020/E0017; 2021,/40124;
2022/A0192; 2022/A0120 etc) .

The commissioner stated in Appeal 2021/A0124 that: * don’t occept thot the building is temporary
g5 It has clearly been in place for some time, In any case Policy CTYE, as worded, explicitly refers to
buildings and does not differentiote between the nature, form and materials of the buildings or
the length of time the building has been in place.”

&5 this confirmes that Policy dees not differentiate between a permanent and temporary buildings,
then this building can be considerad a building for the purposes of Policy CTYS.

3da Bryansford Avenue Marthern Ireland Ti 028 D560 D89ET

| E ! AW, planning-expert s corm
Wewgastle, County Down BT33 0LG E: info@planning-experts.com B g
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Comhairle Ceantair
an Iuir, Mharn
dagus an Duin

Newry, Mourne
and Down

District Council

&

Application Reference: LADTI2022/1777IF
Date Received: 08/11/2022

Proposal: Erection of 2 agri sheds for the storage of machinery and animal feed,
Provision of a hardstanding and underground wash water tank to facilitate
washing agri machinery. Underground tank to be a precast concrete tank
constructed and installed as per NAP requirements.

Location: 75m SE of no. 169 Longfield Road, Forkhill, Newry.

Site Characteristics & Area Characteristics:

The application site is located outside any settlement limits as defined within the
Banbridge ! Newry and Mourne Area Plan 2015, the site is within an Area of
Qutstanding Natural Beauty and close to but outside of a designated Local Landscape
Policy Area.

The site is located on the edge of a busy and fast section of the public road. a recently
constructed access point leads to the main area of the application site which is set
back from the road within an agricultural field. The area of site on the road edge is split
from the main area of the site by a small watercourse with mature vegetation running
along the edge of the watercourse. The proposed siting is located in the northwestern
portion of a large agricultural field, the field slopes down towards the area of the
application site.

The site is located in a rural area of countryside in close proximity to the settlement of
Forkhill, at present the character of the area in the vicinity of the site remains rural.

Site History:
Mo relevant planning history,

Planning Policies & Material Considerations:
The following policy documents provide the primary planning context for the
determination of this application:

«  Banbridge [ Mewry and Mourne Area Plan 2015

«  Strategic Planning Policy Statement for Northern Ireland (SPPS)

*  Planning Policy Statement 21 — Sustainable Development in the Countryside

*  Planning Policy Statement 3 — Access, Movement and Parking / DCAN 15

= Planning Policy Statement 2 - Natural Heritage
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* Planning Policy Staterment 15 — Planning and Flood Risk
= Building on Tradition
« DCAN 15

Consultations:
DFI Roads — Concerns raised with regards to visibility splays, more details within the
main consideration of the proposal. Refusal reason provided.

DAERA - The response states that the farm business has been in existence for more
than & years and that payments have been claimed in each of the last 6 years, the
business is identified as Categony 1.

Environmental Health — Having considered information submitted by the agent no
objections have been raised, a number of informatives have been suggested o be
included on any approval.

DFI Rivers — No objections raised, the response has adwised the Planning Authority
to consider any proposed culverting.

MIEA (Water Management Unit) — Mo objections raised subject to the applicant
adhering to Standing Advice,

Objections & Representations:

The application was adverised on 30/112022, no neighbours were notified as the
application site does not abut any properties, no representations or objections have
been recened.

Consideration and Assessment:

Strategic Planning Policy Statement for Northern Ireland

Faragraph 1.12 of the SPPS states that where the SPPS introduces a change of policy
direction and / or provides a policy clarification that would be in conflict with the
retained palicy the SPPS should be accorded greater weight in the assessment of
individual planning applications. However, the SPPS does not introduce a change of
policy direction nor provide a policy clarification in respect of proposals for residential
development in the countryside, Conseguently, the relevant policy context is provided
by the retained Planning Policy Statement 21, Sustainable Dewvelopment in the
Countryside. Policy CTY1 of PPS21 sets out a range of types of development which
in principle are considered o be acceptable in the countryside and that will contribute
o the aims of sustainable development.

Planning Policy Statement 21 — Sustainable Development in the Countryside
Policy CTY1 of PPS21 states that there are a range of types of development which
are considered to be acceptable in principle in the countryside and that will contribute
to the aims of sustainable development, PPS21 states that planning permission will
be granted for agricultural development in accordance with Policy CTY12,

Policy CTY 12 - Agricultural and Forestry Development of PPS21 states that planning
permission will be granted for development on an active and established agnicultural
or forestry holding where it is demonstrated that:

(&) it is necessary for the efficient use of the agriculiural holding or forestry enterprise;
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(b} in terms of character and scale it is appropriate to its location,

(¢} it visually integrates into the local landscape and additional landscaping is provided
05 NEeCessary,

() it will not have an adverse impact on the natural or built heritage; and

(2] itwill not result in detrimental impact on the amenity of residential dwellings outside
the holding or enterprise including potential problems arising from noise, smell and
pollution.

In cases where a new building is proposed applicants will also need o provide
sufficient information to confirm all of the following:

* there are no suitable existing buildings on the holding or enterprise that can be used,
= the design and materials to be used are sympathetic to the locality and adjacent
buildings; and

« the proposal is sited beside existing farm or forestry buildings.

CTY12 states that for the purposes of this palicy the determining critena for an active
and established business will be that set oul under Policy CTY 10.

The response received from DAERA stated that the farm business has been in
existence for more than & years, the response also states that the farm is a Cat 1 farm
business, It is also stated that the farm business has claimed farm payments for the
last 6 years.

The farm business must meet the requirements of CTY10 in that the farm business
must be currently active and been established for at least 6 years, the response from
DAERA is considered to show that the business is active and has been established
fior 6 years.,

CT¥12

(&) the agent has submitted information to show that currently the farm business lease
buildings but that these buildings will no longer be available and that there are no
buildings on the farm holding to allow the business to operate. The agent has also
provided information to demonstrate why two buildings are needed, The information
details that one building 15 1o store machinery and the ather 0 store silage and that
this will remove the possibility of machinery being damaged or destroyed if the sileage
was to catch fire which has been the case in a few examples across NMorthern Ireland
Given the information provided the Council are content that the development is
necessary for the efficient use of the holding, it is considered that criterion (a) is met.

(b) the development is agncultural in its character and scale and is appropriate in this
rural localion, the size and scale are considered acceplable and the design is in
keeping with agricultural buildings within the district, criterion (b} is met

(c) the development set back from the public road with mature vegetation screening
the site himiting any views of the proposed buildings, as such it s considered to
integrate and criterion (c) is met.

{d) the development will not have any adverse impact on natural or built heritage, the
site is detached from the nearby LLPA and will not have any impact on that designated
area, and so meets criterion (d).
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(&) the development will not result in a detrimental impact on the amenity of residential
dwellings outside the holding, Environmental Health raised no objections to the
propasal and the separation distance is seen as acceptable, criterion (&) is met.

As well as meeting the ahove critena and as previously stated information has been
submitted and considered stating that there are no suitable existing buildings on the
holding. It is also considered that the design and materials are sympathetic to the
locality and adjacent buildings. In this case it has been outlined that there a no existing
buildings on the farm and that buildings carrently used are rented, As it has been
demonstrated that the proposed buildings are essential for the efficient functioning of
the business the Council are willing in this unique and exceptichal case to allow the
proposed development in this location not adjacent to existing farm buildings.

In terms of Policies CTY 13 and CTY 14, integration and build up are not an issue given
the positioning of the development set back from the public road with existing
vegetation providing screening.

PP52

As the proposal lies within an AONE policy NHE of PPS2 is applicable, the proposal
is not considered to have a detrimental impact on the AONE due to the limited views
of the proposal, the design and appearance are considered acceptable for agricultural
Use.

PPS3

Responses from DFI Roads have raised concerns that visibility splays of 2.4 x 120
metres are required, having inspected the site the existing visibility is extremely limited
and much improved splays would be required to provide a safe access to the
development.

The agent for the application contests the standards requested by DF| Roads and has
outlined that he feels previous similar applications have not requested the same level
of standards, the agent has outlined that an Article 80 was granted and so there is an
existing approved access Lo the sile,

DFl Roads when last consulted were asked to comment on information provided by
the agent, the last response stated.

Dl Roads has noted within the submitted Design & Access Statement and
supplermentary emails the reference made lo the previously granted Ardicle 80
approval and other applications previously approved. The Article 80 approval is for
means of access fo a field for agricuftural purposes, i.e. a field gate. As this applicaton
is deemed fo be in relafion fo a farm business reguiring Planning Permission, such
accesses (Article 80) do not constitute ‘permitted development’ and therefore access
standards are required in line with DCAN 15 With reference fo the comment “the
same officer has provided 2 very gifferent replies in 2 very simifar situations only 11
months apart”; this is not the case as fhese applications differ as there was already a
formalised access in place for the other application, as well as sight visibility splays as
opposed to a field gate for this application.
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This application is deemed as new development for the purposes of the policies in
PPS3 (ltem 5.13, sub note 4), a field gate is not an access therefore standards must
be In accordance with DCAN 15.

Paragraph 5.12 states that the planning system has an important role to play in
promoting road safety and ensuring the efficient use of the public road network. New
development will often affect the public road network surrounding it, and it is part of
the function of planning control to seek to avoid or mitigate adverse impacts. In
assessing development proposals the Department will therefore seek to ensure that
the access arrangements are both safe and will not unduly interfere with the movement
of traffic,

As referenced above and in response o the information provided by the agent Dfl
Roads advised that the Article 80 was granted for the means of access o a field for
agricultural purposes, i.e. a field gate. It should also be noted that within sub-note 4 to
Paragraph 5.13 of PPS3 it states that for the purposes of this policy a field gate is not
an access. Given thal the proposal is for the erection of 2 agricultural sheds a vehicular
access which is properly located and a well-designed access has been deemed
necessany o ensure the safety and convenience of all road users.

Paragraph 5.13 continues that whatever the type of access, good visibility 1s essential
for the safety and convenience of all road users. Within the supporting statement
information was provided detailing the farm machinery which would be located at one
of the proposed sheds at Longfield Road. This included 2 tractors, a low loader, round
baler, class rake, rotor hay kicker, conditioner mower, slurry agitator, fertiliser spreader
and farm handier, Given that all of the other farmlands are located at Carrive Road
fapart from current application site) it is anticipated that there would be a substantial
number of slow-maoving vehicles trips generated daily to allow the farm business o
carny out required functions on the fam holding. Given the agricultural nature of the
development it is not possible 1o be definitive in the number of vehicle movements
daily as this will vary from day to day and at different times of the year, The Department
would therefore have concerns that the proposal would inconvenience the flow of
traffic and that it would be prejudicial o road safety given the increase in and slow-
moving nature of the vehicles associated with the proposal.

Paragraph 5.17 outlines that in exceptional cases a relaxation in standards may be
acceptable, the agent has proposed to improve wvisibility standards, but this
improvemesnt remains a substantial way off what DFI Roads reguested. The proposal
i5 not considered an exceptional case where a relaxation of this size would be
acceptable and not prejudice the safety of road users given the nmature of the
development, large size and scale of vehicles and slow nature of their movements.

Gven the most recent response from DFl Roads which has taken into consideration
information provided by the agent the Planning Authority would not be minded to go
against the direction of DFl Roads and the need for the reguested sight splays to be
provided to ensure access to the development is safe and in line with the requirements
of PPS3.

As such the proposal is considered contrary to PPS3 Policy AMP 2, in that it would
prejudice the safety and convenience of road users as the required visibility splays
cannot be provided.
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PP515
The application is in general compliance with PPS 15 with no objections received from
DFI Rivers,

FLD1 - Development in Fluvial and Coastal Flood Plains — Not applicable to this site.
FLD2 - Protection of Flood Defence and Drainage Infrastructure — An undesignated
watercourse is located along the northern boundary of the site and continues through
the site adjacent 1o the new access road proposal leading from north to south.

Under 6.32 of Policy PPS 16 FLD 2, an adjacent working strip along a watercourse
must be retained to facilitate future maintenance by Dl Rivers, other statutory
undertaker or the riparian landowners. The working strip should have a minimum width
of Sm, but up to 10m where considered necessary, and be provided with clear access
and egress at all times. A condition can be included on any approval.

FLD3 - Development and Surface Water — This development does nol exceed the
thresholds as outlined in Palicy FLD 3 and subsequently a Drainage Assessment is
not required.

FLD4 - Artificial Modification of Walercourses — — As per the Design and Access
Statement and information provided within the relevant drawings, Dfl Rivers note the
existing culvert is to be extended.

Artificial modification of a watercourse is normally not permitted unless it 1s necessary
to provide access to a development site or for engineering reasons. This is a matter
for the Planning Authority.

Any culverting approved by the Planning Authority will also be subject to approval from
the Dfl Rivers Area Office under Schedule 6 of the Drainage Order 1973.

The Council consider the proposal to fall within an exception defined within PPS15 as
the culverting of the short length of a watercourse is necessary to provide access to
the development site or part thereof.

FLDS - Development in Froximity (o Resenvoirs — Not applicable to this site.

PPS52 Natural Heritage

Planning Policy Statement 2 Policy NHE is applicable due to the location within an
ADMB. il is considered that the proposed development will not result in a detrimental
impact on the AOMNE given the location of the proposed agricultural vehicles set back
from the road edge with existing vegetation providing substantial screening.

Recommendation: Refusal

Reason for refusal:

The proposal is contrary to Planning Policy Statement 3, Access, Movement and
Parking, Policy AMP 2, in that it would, if permitted, prejudice the safety and
convenience of road users since visibility splays (of 2.4 metres x 120 metres) from the
proposed access cannot be provided in accordance with the standards contained in
Development Control Advice Mote 15.

Case Officer: Wayne Donaldson Date: 30/04/2024

Authorised Officer: Maria Fitzpatrick Date: 30/04/2024



Application LAOT20221777F, 2 farm buildings with a wash water tank at Longfield
Road, Forkhill for John Fearon,

This application proposes o construct 2 agri sheds and an underground wash water tank on
the applicant’s Farm, | shed will be used to stove winter feed and the second will be used o
stomre hirh value Tarm mackinery. Mo lbvestock lacilities are proposed. The Council's
Envirpnmental Health Depr along with NIEA & Rivers Agency are content with the proposal,
The application has been found to he in compliance with all policies in FPS21. Furthermore,
he buildings are urgently needed as the applicant has lost Gum buildings he has reated for
quite a while.

The application proposes Lo use an existing access on Lo the public romd 1o serve the proposed
huildings. The existing access was approved hy TIFT Boads for agriculivral use. DF] Boads
have requested that the exisune access be upgraded 10 achieve the same visibiliny splays as
they would require for an sceess that would serve up to 6 houscs.

Accesses such as the access now proposed are considered under DCAN 15 & PPS3. DUAN
15 was published in 1999, PTS3 was last revised jnothe 20000 Tonoany case, both docements
have been in their current formal Cor a very long tme. This is the FIRST TIME I have
encountered DF] Boadsfa planmmg authonty secking full vizibiliy standards for an access 1o
serve Farm buildings.

Llntal Tanuary 2023, DFI Reads, when asked (o comment on an application [or Gaem buildings
have replied “Na Offection” regardless of the visihility standards proposed and then qualified
therr remarks by advising that thewr “we effection” comment 15 based on the buldime propesal
being used for agri purposes only or words to that effect. DFI Roads have therefore shifted
thetr positiod in eelation o their consideration of accesses 1o serve farm buildings al some
stage shortly before they commented on this application in Janoary 2023,

Paragraph 5.17 in PFS3 contuins an cxception that allows visibifity standards o be redoaced.
DOAMN 15 iz an ADVICE MOTE. It is nota policy document, DICAN 15 alse contains
exception clavses which allow DFI Beads o accept very much reduced standards m cases
whey they are content that danger w road wsers is ool likely 10 be cansed. DF] Boads have
clearly been using these exception clauses to provide countless “Ne Cibjecrion” replies to
applications tor frm buildings where they commenied before January 23, Something has
therefore changed or shifted i that DFL Boads are new seeking Tull visibilicy stadards Gor
accesses 10 farm buildings oato public roads.

Hack Mr Fearon submitted this application perhaps & months or | vear before the application
wias actually submitted, DF] Rogds would very Likely have been content with the proposzed
aceess onto Longfield Boad and he would have had his 2 sheds constrocted and he woald be

using them

The planning syatem needs to eperate in an administratively fair manner, 1t can ned and
should not operate in o manmer where 1 applican benefits from making an application socner
than another especially in circumsiances where the relevant planning policies and advice
nwes HAVE NOT CHANGED.

The senior planning officer dealing with thi= application was for a leng time of the apinion
that DF1 Eoads were bemng in-consistent in their approsch to this applicotion 1 terms of
visibiliny amd chat the visibility splays requested by DEF] Roads were excessive. The semor

Back to Agenda
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officer discussed the cose with the Council’s Pnoncipal Planniog Ofcer, The semor oTcer
then discossed the matter with Jason Killen of DF] Eoads. Prior to these discussions, the
semor officer, during a telephone conversution, informed me that the Council was minded (o
progress the application with a recommendation of approval,

Alter the conversation with 8r Kallen of DFL Roads, the Planmng Department then advised
e that the application wouald proceed with a recormmendation of refusal an accesafvisibility
grouncs only.

2 of the most senor planmng officers i the Council weree of the apinion than the requested
splays were both excessive and in-consistent with DF1 Roads consideration of other similur
applications. This alone speaks volumes. It shows that the planning department had serious
doubis in the decision making and level of inconsistency displaved by DE Boads, Despite
the content of the officer's repoest, the above shows that the planning department was perhaps
nod always comfortable with 2 recommendation of refusal.

Dwring the committee consideration of the applicution, the committee members will be able to
seek answers (o the following imporant questions,

Why has IDFI Boads have decided to change their interpretation of and approach to
PP53 and DICAN 15 over 20 vears after both documents were published,

Can the Council be reliant on adyvice from DFE1 Boads when they are clearly in-
consistent in thelr consideration of this application compared to their consideration of
similar applications and,

What cansed the planning department to change from a pesition where 2 senior officers
were minded to approve the application contrary to DFI1 Roads objections to a position
where they now appear to have “rowed™ in behind DFT Boads,

Pruring my presentation, [ will provide details in the format of drawings and photos of several
accesses where DFI Boads have provided “No Ohjection” responses Lo recent, similas
proposals for agn buildings in the NMDEAC area.

[ will provide detuils of recent, successful applications where agn buildings were approved in
circumsiances where the proposed accesses were well below the published standarnds.

From watching committe: hearngs thet invalved DE] Boads speaking about Road Salery over
the past & years, [ have no doubt that DFI Roads and perhaps senior Council officers will seek
to influence the committee’s decision making in this application simply because it involves
o public safely,

[ would ask the committee toe remenber that DF] Boadsformerly Transport ML and {ommerly
DOE Roads Service have been providing “No Objeclion’” consultee replies o applicetions
which propose farm buildings with sub-standard access for over 20 vears. As such, T would
ask that the commitiee try 1o look through the smake soreen that will perhaps be provided by
DEE Rowds and sentor Council officers and come to their own conclusions,

DFI Boads have been content with agr buildings using sub standard wecesses for aver 20
years. The relevant policy and advice documents haven™ been altered in over 2 vears. To
refuse this application would therelore be admndstratively wnlare 1o the applicant.
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Development Management Officer Report

Case Officer: Claire Cooney

Application ID: LAO7/2023/2511/0

Target Date:

Proposal:
New dwelling and associated works on a
farm.

Location:
LANDS SOUTH OF 32 MONEYSCALP
ROAD

KILCOO
DOWMN
BT34 )7
Applicant Name and Address: Agent Name and Address:
Martin McClelland MNicholas O'Neill
32 Moneyscalp Road 147 Main Street
Kilcoo Dundrum
Newry Newcastle
BT34 5172
Date of last
Neighbour Notification: 17 July 2023
| Date of Press Advertisement: 21 June 2023

| ES Requested:  No

Consultations:
+ DAERA
+ Dfl Roads
« Morthern Ireland \Water
« [DfC Historic Environment Division
« Environmental Health

| Representations:

parties of the site.

Mo objections or representations have been received from neighbours or third

Letters of Support

Letters of Objection
Petitions

| Signatures

Mumber of Petitions of
Objection and
_signatures

Summary of Issues:

» Integration

« Principle of development in the countryside
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Rural Character

Access and parking

Historic Environment

Impact on neighbours

Impact on natural environment
Impact on AONB
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Site Visit Report

 Site Location Plan:

TN

| Date of Site Visit: 24 Jan 2024
| Characteristics of the Site and Area

The site is compnsed of a rectangular 0.14hectare portion of land cut out of a roadside
field on Moneyscalp Road. ILis fairly level with the public road falling gently in a west 1o
east direction. The site is defined at the roadside and along the lane to No 32 by a low
dry-stone wall and post and fence, The rear boundary to the narth is currently undefined
while that to the west is comprised of a dry stone wall and some scrappy vegetation.

Moneyscalp Road is located within the rural area, outside any settlement limit as
identifiad in the Ards and Down Area Plan 2015. The site is located within the Mournes
Area of Outstanding Natural Beauty (AONB) and is affected by a local monument - Rath
and Soutterain DOWO043:075.

The area is charactensed by agricultural land predominantly used for grazing with small
farm holdings and single dwellings dispersed throughout the area.

Description of Proposal

MNew dwelling and associated works on a farm.
|

| Planning Assessment of Policy and Other Material Considerations

In assessment of this proposal regard shall be given to the Strategic Planning Policy
Statement (SPPS), Ards and Down Area Plan 2015, PPS 3, PPS 21 (CTY 10, 13 and
14), in addition, to the history and any other matenal consideration.

PLANNING HISTORY
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Planning

R/1999/0772/F Decision: Permission Granted  Decision Date: 27 November
1999 Proposal: Retirement Farm Dwelling & Garage

LAO7I201L7/0919/F Decision: Permission Granted  Decision Date: 04 Septlember

2017 Proposal: Varation of condition No. 2 of planning approval R/2013/0253/RM
regarding visibility splays

SUPPORTING DOCUMENTS

Application form

Design and Access Slatement

Site Location Plan

Site Layout Plan — Existing & Proposed
Farm Maps

& @ & & @

CONSULTATIONS

The following bodies were consulted regarding the proposal

« [DAERA

+ [Dfl Roads

+ NMDDC Environmental Health Dept
+ Northern Ireland \Water

REPRESENTATIONS

Mo objections or representations have been received from neighbours or third parties
of the site.

EVALUATION

Ards and Down Area Plan 2015

Section 45 of the Planning (NI) Act 2011 requires the Council to have regard to the Local
Development Plan (LDF), so far as material to the application and to any other material
considerations, The relevant LDP is Ards and Down Area Plan 2015 as the Council has
not yet adopted a LDP. There are no specific policies in the Plan relating to the proposed
use therefore this application will be assessed against regional planning policy.

Strategic Planning Policy Statement (SPPS)

The SPPS states in paragraph 1.10 that a transitional period will operate until such times
as a Plan Strategy for the whole of the Council area has been adopted. During the
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transitional period planning authorities will apply existing policy contained within the
retained policies together with the SPPS, along with an relevant supplementary and best
practice guidance,

Any conflict between the SPPS and any policy retained under the transitional
arrangements must be resolved in favour of the provisions of the SPPS,

The proposal seeks outline planning permission for the erection of a farm dwelling within
the countryside.

Planning Policy Statement 21 'Sustainable Development in the Countryside’ (PPS 21) is
therefore applicable. Policy CTY 1 of PPS 21 states that there are a range of types of
developments which in principle are considered to be acceptable in the countryside and
that will contribute to the aims of sustainable development. The applicant has submitted

the application on the basis that he considers the proposal to comply with CTY 10 of
PPS 21.

There is no conflict between the SPPS and Policy CTY 10 of PPS 21, therefore it
provides the policy context for the proposal.

Policy CTY 10 of PPS 21 - Dwellings on Farms

Policy CTY 10 states that Planning permission will be granted for a dwelling house on a
farm where all of the following criteria can be met:

(a) the farm business is currently active and has been established for at least 6 years;
(b} no dwellings or development opportunities out-with settlement limits have been sold
off from the farm holding within 10 years of the date of the application. This provision will
anly apply from 25 November 2008; and

(c) the new building is visually linked or sited to cluster with an established group of
buildings on the farm and where practicable, access to the dwelling should be obtained
from an existing lane.

In assessment of these criterion it is noted that the applicant has provided a DARD
husiness ID, DAERA have been consulted and have confirmed that the farm business
has been in existence for more than 6 years and that single farm payments or other
allowances have been claimed in the last 6 yvears. It is considered, therefore, that criteria
(a) has been met.

The applicant has stated on the P1C forms that no development opportunities or
dwellings have been sold off since November 2008, A search of planning records has
confirmed this Criteria B has been met.

The proposed site is located to the immediate south of the applicants dwelling at No 32
Moneyscalp Road and the associated farm buildings.
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The site iz considered to be visually linked or sited to cluster with established buildings
an the farm as can be seen in the image above,

Policy CTY 8

Policy CTY 8 of PPS 21 states that planning permission will be refused for a building
which creates or adds to a ribbon of development. The justification and amplification
section of CTY 8B states clearly that ribbon development has been consistently opposed
and will continue to be unacceptable in the countryside. It continues that a ‘ribbon’ does
not necessarily have to be served by individual access not have a continuous or uniform
building line, Buildings staggered or at right angles and with gaps between them can
still represent ribbon development, if they have a common frontage or are visually linked.

This is the case here, a dwelling on the proposed site would be visually linked with Nos
32, 32a, 34, 38 and 40 Moneyscalp Road and their associated out buildings [/ garages
etc when travelling in both directions along the road. As such the proposal would create
ribbon development along this part of the road contrary to Policy CTY 8 of PPS 21 and
the related provisions of the SPPS.

CTY13

This policy states that planning permission will be granted for a building in the
countryside where it can be visually integrated inta the surrounding landscape and it is
of an appropriate design.

| A new building will be unacceptable where:
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(A) It is a prominent feature in the landscape

(B) The site lacks long established natural boundanes or is unable to provide a suitable
degree of enclosure for the building to integrate into the landscape; or

(C} It relies on primarily on the use of new landscaping for integration;

(D) The ancillary works do not integrate with their surroundings

(E) The design of the dwelling is inappropriate for the site and its locality

(F) It fails to blend with the landform, existing trees, buildings, slopes or ather natural
features which provide a backdrop or

(G] In the case of a proposed dwelling on a farm it is not visually linked or sited to cluster
with an established group of builldings on the farm.

When travelling along Moneyscalp Road in both directions, it is considered that a
dwelling on the proposed roadside site would be a conspicuous feature given the lack of
established natural boundaries. As descrbed above the site and apparent in the
attached photo, the site is absent of vegetation on 3 of its boundaries. Given the reliance
on new planting as shown on indicative site layoul Drawing No.P0O2, which would take
lime to mature, the development would not visually integrate into the landscape and is
therefore contrary to Policy CTY 13 of PP5 21,

CTY14

Planning permission will be granted for a building in the countryside where it does not
cause a detrimental change to, or further erode the rural character of an area.

A new building will be unacceptable where;

{a) it is unduly prominent in the landscape; or

(b} it results in a suburban style build-up of development when viewed with existing and
approved buildings; or

(c} it does not respect the traditional pattern of settlement exhibited in that area; or

(d) it creates or adds to a ribbon of development (see Policy CTY 8); or

(&) the impact of ancillary works (with the exception of necessary visibility splays) would
damage rural character.

As discussed above, the proposed development would result in the creation of ribbon
development. This would result in a detrimental change in the rural character of the area
contrary to Policy CTY 14 read as a whole and the related provisions of the SPPS.

PP5 2

Policy NH 6 of PPS 2 titled "Areas of Outstanding Natural Beauty', states that planning
permission for new development within an Area of Outstanding Natural Beauty will only
be granted where it is of an appropriate design, size and scale for the locality and where
the following circumstances are met.
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| &) the siting and scale of the proposal is sympathetic to the special character of the Area
of Qutstanding Matural Beauty in general and of the particular locality; and
b) it respects or conserves features (including buildings and other man-made features)
of importance to the character, appearance or heritage of the landscape;
and ¢) the proposal respects;
= local architectural styles and patterns,
« traditional boundary details, by retaining features such as hedges, walls, trees
and gates; and
« |ocal materials, design and colour,

Although the proposal in itsell would not undermine the AONB designation as a whole,
for reasons discussed above the siting of the proposal would be detrimental to the rural
character of this particular locality, and in this respect would therefore be unsympathetic
1o the ADNE and contrary ta Policy NH & of PPS 2.

PPS 3
The proposal seeks to create a new access onto Moneyscalp Road.

Policy AMP 2. Access to Public Roads is applicable which states that planning
permission will only be granted for development involving direct access, or the
intensification of the use of an existing access, onto a public where

{A) Such access will not prejudice road safety or significantly inconvenience the flow of
traffic
{B) The proposal does not conflict with Policy AMP3 Access to Protected Routes

Category A is applicable.

The access and necessary visibility splays can be provided within the site and the land
adjacent controlied by the applicant. Following a consultation with Dfl Roads, they have
advised, there are no objections to the proposal. It is considered that PPS 3 has
therefore been complied with.

PPS 6

The site is located within the vicinity of a Rath & Soutterain DOW043:075. DIC Historic
Environment Division . Monuments were consulted regarding the proposal and have no
objections advising HED (Historic Monuments) has assessed the application and on the
basis of the information provided is content that the proposal is satisfactory to SPPS and
PFS 6 archaeological policy requirements.

I Neighbour Notification Checked Yes

Summary of Recommendation
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On balance and taking into account all the supporting information and consultation
responses, it is concluded that the proposal would cause demonstrable harm to interests
of acknowledged importance and is therefore unacceptable to prevailing policy
requirements.

Reasons for Refusal:

1. The proposed development is contrary to the SPPS and Policy CTY1 of Planning
Policy Statement 21 — Sustainable Development in the Countryside in that no
over-riding reasons have been provided to justify that the proposed development
15 essential in this rural area.

2. The proposal is contrary to the SPPS and Policy CTY13 of Planning Policy
Statement 21 - Sustainable Development in the Countryside in that the proposal
lacks long established natural boundaries and relies primarily on the use of new
landscaping for integration;

3. The proposal is contrary to the SPPS and Policies CTY8 and CTY 14 of Planning
Policy Statement 21 — Sustainable Development in the Countryside in that the
proposal would create a nibbon of development along this section of the
Moneyscalp Road,

4, The proposal is contrary to the SPPS and Policy NHG6 of Planning Policy
Statement 2 — Natural Heritage in that it could not be accommaodated within the
landscape without detriment to local rural character of the AONB.

_Case Officer Signature: C COONEY Date: 22 March 2024
| Appointed Officer: A.McAlarney Date: 28 March 2024
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Development Management Consideration
Details of Discussion:

Letter(s) of objection/support considered: Yes/iNo

Group decision:

D.M. Group Signatures

Date
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WRITTEN SUBMISSION
Planning Committee Meeting Wed. 10th July 2024.

Planning Application Details:
Application Reference:  LADT/2023/2511/0

Proposal: New dwelling and associated works on a farm.
Location; Lands South of 32 Moneyscalp Road, Kilcoo.
Applicant: Mr. Martin McClelland.

Recommendation: Refusal

The recommendation for refusal on the delegated list is rebutted as follows:

Refusal Reasons:

1. The proposed development is contrary to the SPPS and Policy CTY1 of Planning Policy
Statement 21 — Sustainable Developmant in the Countryside in thal no over-riding
reasons have been provided to justify that the proposed development is essential in this
rural area,

2. The proposal is contrary to the SPPS and Policy CTY13 of Planning Policy Statement
21 - Sustainable Development in the Countryside in that the proposal lacks long
established natural boundaries and refies primarily on the use of new landscaping for
integration;

3. The proposal is contrary to the SPPS and Policies CTYS and CTY 14 of Planning Policy
Statement 21 — Sustainable Development in the Countryside in that the proposal would
create a ribbon of development along this ection of the Moneyscalp Road.

4. The proposal is contrary o the SPPS and Policy NHE of Planning Policy Statemeant 2 —
Matural Heritage in that it could not be accommadated within the landscape without
detriment to local rural characier of the ADNE.

Refusal Reazon 1 - Rebuttal
The Planning Report confirms that in assessment of Policy CTY10 of PP521 - Dwellings an
Farmas, thal the application meets the requirements sat oul in this policy:
= The applicant has provided a DARD business |0, DAERA have been consulted and
have confirmed that the farm business has been in existence for more than € years
and that single farm payments or other allowances have been claimad in the last &
years. It is considered, tharefore, thal eriteria (a) has been mat.
= The applicant has stated on the P1C forms that no development opportunities or
dwellings have been sold off since November 2008, A search of planning records has
confirmed that Criteria B has baen met.
s The proposed site is located o the immediate south of the applicants dwelling at Mo
32 Moneyscalp Road and the associated farm buildings.

Paolicy CTY1 — Developmant in the Counlryside slates under the heading Housing
Davelopment that Flanning permission will be granted for an individual dwelling house in the
countryside in the following cases: a dwelling on a farm in accordance with Paolicy CTY10.

As the application meets the requirements of Policy CTY10 then it follows that it also meets
tha requirements of Palicy CTY1



Refusal Reason 2 - Rebuttal

The planning report and the refusal reason state that the proposal lacks long established
natural boundaries and ralies primarily on the use of new landscaping for intagration.
However, the application site enjoys long established natural boundaries to the south (along
the road) and to the west; these boundaries being made up of existing low dry-stone walls
with post and wire fencing and intermittent vegetation; this being typical of the area.

The boundary to the north lacks long established natural boundaries, however this
requirement must be balanced with the requirements of Policy CTY10 which reguires new
building to be visually linked or sited to cluster with an established group of buildings on Ihe
farm.

Palicy CTY 10 provides justlification and amplification on this paint: To help minimise impact
on the character and appearance of the landscape such dwellings should be pasitioned
sensitively with an established group of buildings on the farm, either to form an integral pari
of that building group, or when viewed from surrounding vantage points, it reads as being
visually interlinked with those buildings.

The only boundary that lacks long established natural boundaries is the eastern side of the
=zite. In offering advice on the general topic of integrating with the landscape, the document
‘Building on Tradition' suggests that developers should look for sites with at least two
axisting boundaries and preferably hres, as is the case with this proposal.

Refusal Reason 3 - Rebuttal

The planning repoen and the refusal reason state that the proposal would create a nbbon of
development along this section of the Moneyscalp Road.

As above, the overall thrust of PPS21 is to group new development with existing built
commitments in the landscape and in this caze the propozal would visually link with existing
development. When considenng the relevant policy and guidance on this matier, we find that
the perceived failure of the proposal to meet some of the requiremeants of Policy CTY 14 are
outwaighed by its ability to achleve the level of visual linkage and clustering raquired for farm
dwellings under Policy CTY10.

In addition, the proposal clearly complies with criterion {c) of CTY 10 i.e. visually linking and
sitad 1o clustar with an established group of bulldings. The Planning Appeals Commission
approach to the issue of CTY 13 and CTY14 In such circumstances has been set out in
appeal decision 20120270 i.e. policies CTY13 and CTY 14 are only engaged when the
exceptional circumstances set out in Policy CTY10 apply. Exceptional circumstances do not
apply in this case and therefore CTY 13 and CTY 14 should not be a consideration.

Palicy CTY8 being an exception policy to ribbon development 15 like CTY14 sometimes at
odds with the reguiremeants of CTY10. In such creumstances it has become an established
practice, were ambiguity in policy exists, then the interpretation of policy most favourable to
the applicant should be applied Le. CTY1 and CTY10 being the most favourable to the
applicant should take precedent over GTYS.

Further to the above It has also been common practice by Councils in the recent past to sel
aside any concerns regarding ribhoening when proposals under CTY 10 are shown o group
and visually link with established farm buildings.

Refusal Reason 4 - Rebuttal

In assessing the proposal with regard to PPS21 and finding that the proposal then complies
with Policy CTY1 and CTY10 then he proposal will nol be contrary lo the SPPS or Policy
NHE of PP5Z, therefore this refusal reason will fall away.

Back to Agenda
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Minute Ref Subject Decision Lead Actions taken/ Remove
Officer Progress to date from
Action
Sheet
Y/N
PLANNING COMMITTEE MEETING
29 JUNE 2022
LADTI2019/0868/F Proposed commercial Removed from the schedule at Pat Rooney | On agenda for M
davelopment comprising ground | the request of Planners December 2022
floor retail unit and first fioor meeting - deferred
creche with associated site works
- 107 Camiough Road, MNewry,
BT35 7EE.
LADTI20212010/0 Farm dwelling and garage - Defer for further consideration | Annetle August 2024 Y
Approx 100m West of 42 by Planners and take back to Mcalarney | Planning Committee
Crawfordstown Road Downpatrick | Planning Committee
PLANNING COMMITTEE MEETING
08 MARCH 2023
LAQZ 202 2/0692/F Proposed replacernent dwelling Defer F Rooney/A | Planning Application M
and garage - 24 Carrivekeenay Donaldson | being held, to enable
Road Newry Co. Down. submission of bat
2Mergency surveys,
until May 2024.
PLANNING COMMITTEE MEETING
26 JULY 2023
LAOT 2022/0305/0 Approx. 30m south of No. 131 Defer to allow applicant to M Planning Application N
High Street, Bessbrook, Newry provide further information for | Fitzpatrick | being held to enable
the Committee to consider applicant to be
amended to social
housing provider
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Minute Ref Subject | Decision Lead Actions taken [ Remove
Officer Progress to date from
Action
Sheet
Y/N
PLANNING COMMITTEE MEETING
23 AUGUST 2023
LAGT2022/1261/F Proposed side extension Lo Defer determination to explore | M Keane Revised proposals N
dwelling and new wehicular access | further options regarding the submitted for lay-by.
= 4 Majors Hill, Annalong devalopment of a lay-by for Ongoing with
the proposed application. agent/DFI Roads
PLANNING COMMITTEE MEETING
o 13 DECEMBER 2023
LAOGT/2021/1479/F Lands immecdiately oppasite No.3 | Defer for further legal ™ Deferred for further N
Mewtown Road, Bellek, Newry - | clarification; to allow applicant | Fitzpatrick | legal clarification; to
Erection of petrol filling station to submit new information allow applicant to
with ancillary retail element. car | relating to retail and for a site submit new
parking, rear siorage and all visit. information relating
assaciated site and access warks to retail and for a
site visit
PLANNING COMMITTEE MEETING
7 FEERUARY 2024
LADT2022/1 71210 Lands betesen 51 and 53 2no. infill chwellings and garages A McAlarmey | In progress N
Dundrinne Road, Castlewellan
PLANNING COMMITTEE MEETING
6 MARCH 2024
LADTI2023/2331F Lands 80m to the West of Moss. | Dwelling on a farm A McAlarney | Deferred for legal N
Road, Ballynahinch advice

PLANNING COMMITTEE MEETING

15 MAY 2024
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Minute Ref Subject | Decision | Lead Actions taken/ Remove
Action
Sheet
Y/N
LADTIZ022/1696/0 Land approx. 58m East of No.11 | Proposed dwelling and detached P Rooney APPROVED at ¥
Flagstaift Road, Newry domestic garage on an infill site Committee
12.06.2024
PLANNING COMMITTEE MEETING
12 JUNE 2024
LADTIZ2022/0128/F 147 Kilkeel Road, Annalong — Erection of 7 Residential Dwellings | M Keane Deferred from M
comprised of 2no semi-detached, Addendum list
Sno detached dwellings.
LADT 202325110 Lands South of 32 Moneyscalp Mew dwelling and associated A McAlarney | July 2024 Committee N
Foad, Kilcoo warks an a farm
LADTIZ023/2374/F 80 Dublin Road, Drumena, Newry | - 2 Na glamping pods with A McAlarney | Deferred for a site M
associated landscaping visit
LADTIZ2023/3063/0 Belween G4 The Heights & 32 Infill chwelling and garags & McAlarmey | Deferred for a site M
Teconnaught Road, visit
Loughinisiand
LADT 20233054/ F Lands opposite 2-6 Drumee Proposed single storey dwelling A McAlarmmey | Deferred for a site N
Drive, Castlewellan visit
LADTI2023/2773/0 Lands Marth of £9 Bridge Road, Infill chwelling M Keane Deferred for a site N
Burren, Warrenpoint visit
LADy 202201777 F 75m SE of Mo. 169 Longfield Erection of 2 agr sheds for the P Rooney Deferred - DFI M
Foad, Forkhill storage of machinery and animal unable to attend
feed. Provision of a hardstanding 12.06.24
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to facilitate washing agn
machinery. Underground tank to
be a precast concrete tank
constructed and installed as per
MNAP reguirements




