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Site History:

LAO7/2016/0063/F - To front of No.12 and between 10 and 14 Upper Dromore Road

Warrenpoint, proposed dwelling — permission granted 20/05/2016

P/2012/0512/0

» P/2002/0123/F - Rear of no 14 Dromore Road, Warrenpoint, Permission granted

¢ P/2000/1751/0 — To the rear of 14 Upper Dromore Road, site for dwelling,
permission granted

«P/2000/0870/0 - To the rear of 14 Upper Dromore Road, Site for dwelling,
application withdrawn

«P/1983/0246 — 16 Upper Dromore Road, extension and improvements to dwelling ,
permission granted

*P/1981/0737 — Proposed erection of a wall, permission granted

¢ P/1977/0353 — Upper Dromore Road, Proposed bungalow, permission granted

Planning Policies & Material Considerations:

e Strategic Planning Policy Statement for Northern Ireland 2015(SPPS): Planning
for Sustainable Development

e Banbridge / Newry and Mourne Area Plan 2015

* PPS 3 Access, Movement and Parking

e PPS 7 Quality Residential Environments

e PPS 12 Housing in Settlements

* ‘Creating Places: Achieving Quality in Residential Environments.’

Development Control Advice Note (DCAN 8) ‘Housing in Existing Urban Areas.’

[ ]

Consultations:

« Transport NI — No objections, with conditions attached

e NI Water — No objections, with informatives

¢ Environmental Health — No objections , with informatives

Objections & Representations
8 Neighbour notified issued 16" May 2016
No responses received.

Consideration and Assessment:

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.
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The site is located within the development limits of Warrenpoint / Burren as identified
by the Banbridge / Newry and Mourne Area Plan (BNMAP) 2015. The site is
designated as whiteland within the BNMAP and is not specifically zoned.

Planning Policy Statement 7 ‘Quality Residential Environments’

PPS7 states that planning permission will only be granted for a new residential
development where it is demonstrated that the proposal will create a quality and
sustainable residential environment. The design and layout of residential
development should be based on an overall design concept that draws upon the
positive aspects of the character and appearance of the surrounding area.

Furthermore, PPS QD1 states: “In established residential areas, proposals for
housing development will not be permitted where they would result in unacceptable
damage to the local character, environmental quality or residential amenity of these
areas.”

All proposals for residential development will be expected to confirm to all of the
following criteria listed under PPS 7 QD1:

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

The proposed development would result in a loss of valued open garden space
which is characteristic of the surrounding residential area. Currently, No. 14 has
approximately 766.5 square metres of private open garden space to the front. No's
16, 18 and 20 follow this pattern and No’s 12, 10 and 8 albeit with their front amenity
space decreasing respectively, in line with the curve of the road. If this proposal
were to be developed, the front amenity space of No. 14 would be reduced
significantly, to approximately 130 square metres. This is not considered to be
respectful of the surrounding context, nor appropriate to the character of the area.

The site slopes steeply slopes to the north, rising by 3.2 metres from the roadside
towards the rear curtilage of the site. The proposed plans include sections through
the site, with at least 3 metres cut and fill required to integrate the dwelling into the
site so as to not obstruct upon existing No.14. This is a signficant amount of digging
required against the natural contours of the site to support the proposed dwelling and
is not considered appropriate to the topography of the site.
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soften the visual impact of the development and assist in its integration with
the surrounding area;

‘Creating Places’ gives guidance as to the level of private amenity space that should
be provided for new dwellings. With the close proximity to No. 14, this proposal
provides inadequate provision of useable private amenity space behind the building
line, with an area of less 70 square metres. |

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

This is a small scale proposal and is within walking distance of Warrenpoint Town
Centre.

(e) 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 adequate and convenient access to public transport and
incorporates traffic calming measures;

The proposed dwelling is to use an existing private driveway off Upper Dromore
Road which is currently used by No.14 As a result of this, an alteration to the existing
access to No.14A is proposed to accommodate access to No. 14. There will be low
level access to the dwelling from the existing hard surface driveway, forming part of
the approach. This surface will facilitate wheelchair movement and manoeuvring.
There is pedestrian access provided to both side and rear garden areas of the
proposed dwelling

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

2 car parking spaces are provided to the front of the dwelling, which is acceptable in
terms of the guidance in section 20 of ‘Creating Places: Achieving quality in
residential environments.’

(g)The design of the development draws upon the best local traditions of form,
materials and detailing; proposed schedule of finishes includes; smooth plaster
with white painted finish, white double glazed PVC windows with grey straps, black
PVC rainwater goods, and black concrete roof tiles.

(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;
A layout plan which displays the contours of the site shows 2.1metres from the ridge
line of the proposed dwelling to eye level if standing on the ground floor of No.14,
causing no issue of overlooking from the new dwelling to those existing. However,
the proposed dwelling is to be sited below and in front of no. 14A, with 7.85metres
separation distance between the two dwellings. This arrangement would give rise to
issues of overlooking upon the private amenity space of No14.

Number 16 is presently screened by mature trees. The side elevation of the
proposed dwelling will be positioned approximately 9 metres from the existing front
garden of No. 16. The proposed floor plans on this side include only two windows,
both at upper level to include a hallway window and en-suite window. Given the
positioning of the dwelling, there would be no detrimental impact upon the property
of No.16 in terms of loss of light or overshadowing internally, though the building
block would have an impact upon the enjoyment of the private amenity space to the
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existing landscape together with this settlement pattern has resulted in a high quality
residential area. As briefly mentioned, there have been some previous planning
decisions which have compromised this existing settlement pattern, including the
approval of No.14a and development to the front of No.12. Arguably, it is therefore
even more important to protect the character from further erosion through
development.

The proposal includes the development of a dwelling in what is currently the front
garden of No. 14. Although an approval has been made on the adjacent site as
discussed earlier in this assessment, the proposed site differs in terms of existing
plot size and density, topography and character. The proposed development would
significantly alter the existing settlement pattern and result in the intensification of
this site. In terms of amenity space, the development would encroach upon the
existing No.14, leaving only 3.2 metres distance between the rear boundary of the
proposal and No.14 (the adjacent approval leaves 9.5metres between the rear
boundary of the new development and the existing No0.12, highlighting the
differences in these two plots.) In addition, the proposal would leave only 6.5 metres
to the front which does not fit in with the character of the surrounding front gardens.
Furthermore, Para 4.7 of PPS7 reinforces that features that undermine the overall
character of an area should not be replicated or used as a precedent. In this
instance, the adjacent approvals are not comparable nor do they necessitate
grounds to continue this pattern.

The supplementary guidance of DCAN 8 ‘Housing in Existing Urban Areas’ makes
clear that ‘town cramming or other inappropriate developments which would
adversely affect established residential character and amenity will be resisted. It is
my opinion that the proposal is inappropriate in the context of the site and
surrounding area. If approved, it would detrimentally change the existing settlement
pattern and would not be in keeping with the overall character and environmental
guality of the established residential area.

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

The proposed dwelling exceeds the minimum design standards of 80/85square
metres for a 4-person /3-bedroom house type.

Recommendation: Refusal

Reasons for refusal:

1. The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland (SPPS) and Planning Policy Statement 7 ‘Quality Residential
Environments’ Policy QD1 in that it has not been shown:

(a) That the development respects the surrounding context and is appropriate
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;
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(c ) that adequate provision is made for public and private open space and
landscaped areas as an integral part of the development;

(h) that the design and layout will not cause / create unacceptable adverse
impacts on existing or proposed properties in terms of overlooking, loss of
light, overshadowing, noise or other disturbance;

2. The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland (SPPS) and Planning Policy Statement 7 (Addendum) ‘Safeguarding the
Character of Established Residential Areas’ policy LC1 in that:

(a) The proposed density is significantly higher than that found in the established
residential area;

(b) The pattern of development would not be in keeping with the overall character
and environmental quality of the established residential character area;

And if approved, the development would therefore erode the local character,
environmental quality and residential amenity of the established residential area.

Case Officer Signature:

Date:

Appointed Officer Signature:

Date:
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Planning Policies & Material Considerations:

Banbridge Newry and Mourne Area Plan 2015

Strategic Planning Policy Statement

Planning Policy Statement 21

Planning Policy Statement 3 / Development Control Advice Note 15
Building on Tradition

Consultations:
Transport NI — No objections.

Objections & Representations

3 Dwellings notified on 12.05.2016
Application Advertised on 11.05.2016

No objections or representations received.

Consideration and Assessment:

Strategic Planning Policy Statement / Banbridge Newry and Mourne Area Plan 2015
The Strategic Planning Policy Statement is a material consideration for this
application however as there is no significant change to the policy requirements for
single dwellings following the publication of the SPPS and it is arguably less
prescriptive, the retained policy of PPS21 will be given substantial weight in
determining the principle of the proposal in accordance with paragraph 1.12 of the
SPPS / BNMAP 2015. The site lies within the Rural Area as designated in the
Banbridge Newry and Mourne Area Plan 2015. There are no objections with regard
to the Area Plan.

Principle of Development

The previous application P/2015/0186/RM was approved on 27.10.2015 with the
standard time condition. As this application was received on 03.07.2016 the
application remains live and determining weight is given to P/2015/0186/RM. The
principle of development is established.

The layout of the site including the access replicates that previously approved under
P/2015/0186/RM with the main area of discussion, the proposed design. It is noted
that a similar design albeit with a lower ridge height was originally submitted as part
of the RM application. However this was considered unacceptable at an early stage
and a new design with a single storey storm porch and the chimneys located on the
ridge of the dwelling was requested prior to approval. In addition to this the rear
dormer and upper windows were asked to be removed to comply with the floor
restriction imposed at Outline stage. The design for the dwelling under this current
application differs from the previous approval in that the a first floor has now been
included measuring approximately an additional 97 sg. m. The ridge has been
increased by just under a metre and the porch increased in height by approximately
1.8m. A chimney has been located off the ridge of the dwelling, an extra velux
window added to the roof at the front and a dormer window added to the rear.

To determine the acceptability of design in the rural area, material consideration is
given to supplementary guidance contained in Building on Tradition and the existing
development in the area. Page 100 of Building on Tradition shows poor and
unacceptable design which includes 2 storey projecting bay windows, porches and

2
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apses. The proposed design includes a 2 storey porch (which was previously
decided as unacceptable in the RM application) which appears dominant on the front
elevation, out of character with the surrounding dwellings and when considered
against the open and exposed nature of the site, appears intrusive at the critical view
points along Newtown Road particularly when travelling East. The raised height of
the dwelling is out of keeping with the existing character along this stretch of road
with neighbouring dwellings Nos 83, 81, 79, 75 and 31 all of a single storey nature
and | would concur with the Qutline condition of a 5.5m ridge height which would
allow the development integrate on to the site more fully and respect the existing
development in the area. The additional floor space is not of itself visually intrusive
however as explained above it is the increased ridge height to accommodate this
that is unacceptable. The chimney off the ridge, whilst is not a traditional feature or
one that is encouraged in Building on Tradition, it is however found on neighbouring
dwellings therefore the Council can have little objection. The dormer to the rear will
not be visually intrusive and is considered acceptable given the limited views. The
materials and finishes are acceptable. Whilst the proposal meets the other policy
considerations of CTY13 it does however fail part (e) in that the design of the
building is inappropriate for the site and its locality.

Recommendation:
Refusal

Refusal Reasons:

1. The proposal is contrary to The Strategic Planning Policy Statement for
Northern Ireland and Policy CTY13 of Planning Policy Statement 21,
Sustainable Development in the Countryside, in that the design of the
proposed building is inappropriate for the site and its locality and therefore
would not visually integrate into the surrounding landscape.

Case Officer:

Authorised Officer:
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————=  Qresolve

Date 22™ September 2016

Dear Colette,

RE: Written Submissions for Council Meeting dated 28" September 2016

*  P/2016/0557/F
* LA07/2016/0602/0
* LA07/2016/0812/0

Please see below written submissions for the above three planning applications.

P/2016/0557/F
We disagree with the single reason (CTY13) for refusal because the proposal is:
(a) compliant with countryside development and is appropriate for the site and its locality;
(b) It will visually integrate as the dormers and materials are consistent with that already found in the
area;

(c ) The design of this retrospective application is not significantly different from that which is approved
under P/2015/0186/RM.

LA07/2016/0602/0
We disagree with below thee reasons for refusal because we feel that:
(a) CTY& — This is a gap site (between no’s 8 and 16) within a substantial and continuously built up
frontage comprising of no’s 4, 6, 8, 15, 16 and 20 Goragh Road;
(b) CTY15 — This proposal will not result in urban sprawl as it is flanked on both sides by residential
development (no's 16 and 20 to the east and no’s 6 and 8 to the west);
(c) CTY1-—This development is consistent with CTY 8 and therefore not an “other type of development”.

This application is a ‘gap’ site development’ and satisfies CTY1. As such, we feel this is therefore a
redundant refusal reason.

LA07/2016/0812/0
We disagree with all six reasons for refusal because we feel that:

(a) CTY1 - This development is consistent with CTY 8 and therefore not an “other type of development”.
This application is a ‘gap’ site development’ and satisfies CTY1. As such, we feel this is therefore a
redundant refusal reason.

(b) CTY8 - This is a gap site (between no’s 54 and 54a within a substantial and continuously built up
frontage comprising of no’s 50, 52a, 54a and 54 Mill Road. There is already a series of properties in
succession along this road and this proposal will not create ribbon development here;

(c) CTY13 and CTY 14 — We disagree that this proposal cannot provide a suitable degree of enclosure nor
will it result in sub-urban style build-up of development. The sites position among the surrounding
properties is almost identical to that of a similarly positioned proposal P/2014/0564/0 approved by
Newry, Mourne and Down Council on 23" October 2015 (attached).

Arthur House 028 9082 3608
41 Arthur Street contact@resclveplanning.com
Belfast, BT1 4GB www.resolveplanning.com
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Ref: Newry Mourne and Down Council Meeting
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(d) NH6 —The siting of this proposal is entirely consistent with surrounding existing properties and will

therefore not visually impact on the AONB or the locality.

Please contact me if you have any queries.

Yours sincerely

e
Sarah McDowell MRTPI (sarah@resolveplanning.com)

Senior Planner
Resolve Planning & Development

RTPI

Chartered Town Planner

Arthur House
41 Arthur Strest
Belfast, BT1 4GB

(28 9082 3608
contact@resolveplanning.com
www.resolveplanning.com
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Objections & Representations

No. of neighbours notified= 1
Advertised=09.05.2016
No. of representations received=0

Consideration and Assessment:

The applicant has supplied the following information on the P1 C form:

The owner of the farm holding is Eamon McGeeney and he resides at 58 Annaghgad Road,
Crossmaglen. The applicant is the owner of the farm holding Mr Eamon McGeeney and his
nephew Sean McGeeney. Mr Sean McGeeney resides at 37 Loughross Road, Crossmaglen.
The farm has been established for over 125 years and the applicant Eamon McGeeney has a
DARD business number (616461 allocated over 15years and that he makes a single farm
payment return to DARD).

The holding is 3.63 hectares. The applicant Eamon is 60 years of age and in poor health and
has no family. His nephew Sean will inherit the holding and he will continue to farm the
SCme.

From the information provided on the P1C form and the comments from the consultation
with DARD the Council can ascertain that the farm business is currently active and has been
established for more than 6 vears. There does not appear to be any portions of the farm
holding have been sold off and from our records there is no other approvals for a dwelling on

the farm holding.

The proposed site is approximately 1 1/2miles away from the main farm beside 37 Loughross
Road. The applicant Sean wishes to reside at this location to care for his parents. The
proposal will not visually link or cluster with an established group of buildings on the farm.
The policy states that exceptionally, consideration may be given to an alternative site
elsewhere on the farm.

It is noted that the proposed siting for the farm dwelling is not within lands on the farm
holding/registered to the farm business. As the site is not within lands on the farm, the siting
cannot be considered as an exceptional case.

In my opinion the proposal is contrary to CTY 10.

If the principle of development was to be accepted I am of the opinion that a dwelling appropriately
conditioned will not be a prominent feature in the landscape and this is ensured by the natural
boundaries and topography surrounding the site.

The proposal as stated above will not be visually linked or sited to cluster with an established group
of buildings on the farm.

The proposal will not result in build up and respects the traditional pattern of settlement exhibited in
the area. The proposal appropriately sited will not create or add to ribbon of development. The
dwelling and associated works will not cause a detrimental change to, or further erode the rural
character of the surrounding area.
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Recommendation:

Refusal- if application to be approved biodiversity checklist required.

-----------------------------------------------------------
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NIW- statutory
TransportNI- RS1 condition
NIEA NED- HMU content with proposal

Objections & Representations

No. of neighbours notified= 2
Advertised=16.05.2016
No. of representations received=0

Consideration and Assessment:

The site is adjacent to, but outside of the development limit of Mullaghglass as
defined in Banbridge, Newry and Mourne Area Plan 2015. The site lies in

the countryside in policy terms. Planning Policy Statement 21 — Sustainable
Development in the Countryside (PPS21) applies to the development. Policy

CTY1 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.

The preamble to PPS21 states that, for the purpose of that document, the
countryside is defined as land lying outside of settlement limits as identified in
development plans. Policy CTY8 states that 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 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. Therefore, only No. 16 Goragh Road lies in the countryside in policy
terms. The other development does not therefore occupy a rural context in policy
terms and cannot be counted when considering development proposals under Policy
CTY8. (refer to appeal 2012/A0219). The proposal is therefore contrary to CTY8 in
that no substantial and continuously built up frontage exists of a line of 3 or more
buildings along the Goragh Road.

If the principle of development was accepted a dwelling appropriately conditioned
with the existing natural screening retained would not be a prominent feature in the
landscape. There is an existing footpath and verge along the frontage of the site.
The required visibility splays 2.4 by 33metres can be achieved without having
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detrimental impact on the integration of the proposal and its impact on the
surrounding character of the area.

CTY15 is also relevant in this case. The principle of drawing a settlement limit is
partly to promote and partly to contain new development within that limit and so
maintain a clear distinction between the built up area and surrounding countryside.
Development of this site would mar this distinction.

Recommendation:

Refusal- Proposal contrary SPPS, CTY1, CTY8 &CTY15

--------------------------------------------------------------------------------------------------

--------------------------------------------------------------------------------------------------
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————=  Qresolve

Date 22™ September 2016

Dear Colette,

RE: Written Submissions for Council Meeting dated 28" September 2016

*  P/2016/0557/F
* LA07/2016/0602/0
* LA07/2016/0812/0

Please see below written submissions for the above three planning applications.

P/2016/0557/F
We disagree with the single reason (CTY13) for refusal because the proposal is:
(a) compliant with countryside development and is appropriate for the site and its locality;
(b) It will visually integrate as the dormers and materials are consistent with that already found in the
area;

(c ) The design of this retrospective application is not significantly different from that which is approved
under P/2015/0186/RM.

LA07/2016/0602/0
We disagree with below thee reasons for refusal because we feel that:
(a) CTY& — This is a gap site (between no’s 8 and 16) within a substantial and continuously built up
frontage comprising of no’s 4, 6, 8, 15, 16 and 20 Goragh Road;
(b) CTY15 — This proposal will not result in urban sprawl as it is flanked on both sides by residential
development (no's 16 and 20 to the east and no’s 6 and 8 to the west);
(c) CTY1-—This development is consistent with CTY 8 and therefore not an “other type of development”.

This application is a ‘gap’ site development’ and satisfies CTY1. As such, we feel this is therefore a
redundant refusal reason.

LA07/2016/0812/0
We disagree with all six reasons for refusal because we feel that:

(a) CTY1 - This development is consistent with CTY 8 and therefore not an “other type of development”.
This application is a ‘gap’ site development’ and satisfies CTY1. As such, we feel this is therefore a
redundant refusal reason.

(b) CTY8 - This is a gap site (between no’s 54 and 54a within a substantial and continuously built up
frontage comprising of no’s 50, 52a, 54a and 54 Mill Road. There is already a series of properties in
succession along this road and this proposal will not create ribbon development here;

(c) CTY13 and CTY 14 — We disagree that this proposal cannot provide a suitable degree of enclosure nor
will it result in sub-urban style build-up of development. The sites position among the surrounding
properties is almost identical to that of a similarly positioned proposal P/2014/0564/0 approved by
Newry, Mourne and Down Council on 23" October 2015 (attached).

Arthur House 028 9082 3608
41 Arthur Street contact@resclveplanning.com
Belfast, BT1 4GB www.resolveplanning.com
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Ref: Newry Mourne and Down Council Meeting

Back to Agenda

(d) NH6 —The siting of this proposal is entirely consistent with surrounding existing properties and will

therefore not visually impact on the AONB or the locality.

Please contact me if you have any queries.

Yours sincerely

e
Sarah McDowell MRTPI (sarah@resolveplanning.com)

Senior Planner
Resolve Planning & Development

RTPI

Chartered Town Planner

Arthur House
41 Arthur Strest
Belfast, BT1 4GB

(28 9082 3608
contact@resolveplanning.com
www.resolveplanning.com
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ITEM NO 36
APPLIC NO LAO7/2016/0663/RM Reserved M DATE VALID 5/17/16
COUNCIL OPINION APPROVAL
APPLICANT Peter McShane Jnr. 56 AGENT Cormac McKay
Bramblewood Manor Architectural
Banbridge Services
BT32 4RD 31 Yellow Road
Hilltown
BT34 5UD
07834467502
LOCATION Adjacent to and north of No. 29 Low Road
Ayallogue
Newry
Co. Down
PROPOSAL BT35 8RH

Erection of a dwelling and detached domestic double garage.
REPRESENTATIONS OBJ Letters SUP Letters OBJ Petitions  SUP Petitions
0 0 0 0
Addresses Signatures Addresses Signatures
0 0 0 O
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used for keeping vehicles and an access road, to the south is No. 29 Low Road, and
to the east Low Road and agricultural fields. Approximately 100m south of the site
and on the east side of Low Road are large buildings associated with the commercial
business SVG Marble and Granites Ltd.

The application site is an agricultural field. The northern boundary abuts an access
road and is defined by a wooden fence. The western boundary is defined by a
wooden fence. The southern boundary is defined partly by a wooden fence and
partly by a post-and-wire fence and a hedgerow. The eastern boundary is defined a
wooden fence and small trees. The application site is a relatively flat site.

The application site shares a common road frontage with Nos. 29 and 33 Low Road
and the adjacent shed to the north.

Site History:
Planning history within the application site and relevant to the application

1. Planning ref: P/2011/0432/0
Applicant: Peter McShane Jnr
Proposal: Site for dwelling and garage
Decision: Permission Granted
Decision date: 18.06.2013

2. Planning ref: P/2002/1958/0O (Appeal Ref: 2003/A022)
Applicant: Mr Peter McShane
Proposal: Site for dwelling (chalet type) and garage
Decision: Appeal Dismissed
Decision date: 29.10.2003

3. Planning ref: P/2001/0920/F
Applicant: Mr Edmond McKevitt
Proposal: Erection of dwelling and garage
Decision: Permission Granted
Decision date: 30.08.2001

4. Planning ref: P/2000/1021/0O
Applicant: Mr & Mrs Peter Mc Shane
Proposal: Site for dwelling
Decision: Permission Granted
Decision date: 25.09.2000
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Planning Policies & Material Considerations:
The application has been assessed under:

- The Strategic Planning Policy Statement for Northern Ireland (2015)
- The Banbridge / Newry & Mourne Area Plan 2015

- PPS2 - Natural Heritage

- PPS3 - Access, Movement and Parking

- DCAN15 — Vehicular Access Standards

- PPS21 — Sustainable Development in the Countryside

- The Building on Tradition Sustainable Design Guide

Consultations:

Transport NI: advised in a consultation response dated 20/06/16 that the applicant is
required to submit a revised plan showing sightlines of 2.0m X 60m as per RS1 form
issued with outline approval P/2011/0432/0.

Environmental Health: Environmental Health advised in a consultation response
dated 13/06/16 that they have no objections in principle to this proposal, however, it
was stated should the development proceed, then a consent to discharge under the
Water Order 1999 shall be required.

NI Water: A generic response was received from NI Water dated 10/06/16. NI Water
have no objections in principle to this proposal.

Rivers Agency: stated, in a consultation response dated 27/06/16, that they have no
specific reason to object to the proposal. They advised that the site is unaffected by
any watercourse known to Rivers Agency, that the development does not lie within
the 1 in 100 year fluvial flood plain, and that the development is located within a
predicted flooded area as indicated on the Surface Water Flood Map.

NI Transport Holding Company: in a consultation response dated 25/08/16, NITHC
have stated that, in reference to the planning application and drawings Nos. 05 REV
01 and 06, they have no objections to the landscape design proposed.

Objections & Representations
Nos. 29, 30, 31 and 33 Low Road were notified of the application.

No objections or representations were received.

Consideration and Assessment:

Section 45 of the Planning Act (Northern Ireland) 2011 requires the Council to have
regard to the local development plan, so far as material to the application, and to any
other material considerations. The site is currently within the remit of the Banbridge /
Newry & Mourne Area Plan 2015 as the new council has not yet adopted a local

3
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development plan. The site is located outside settlement limits on the above Plan
and is within an Area of Outstanding Natural Beauty. There are no specific policies in
the Plan that are relevant to the determination of the application and it directs the
decision-maker to the operational policies of PPS21. Impact on the AONB will be
considered under PPS2.

Approval for an infill dwelling and domestic garage was granted under application
planning ref: P/2011/0432/0.

The outline (P/2011/0432/0) conditions stated that:

1. The proposed dwelling and garage shall be sited within the area shaded
green on the approved Site Location Plan (Drawing No. 01) date received
19th April 2011. The proposed dwelling and garage are located within this
shaded area.

2. The dwelling hereby permitted shall be single storey to a height of no more
than 6 metres above finished floor level. The proposed dwelling is to be single
storey has a ridge height of 6 metres above finished floor level, thereby
meeting this condition.

3. A plan indicating floor levels of the proposed dwelling and garage in relation to
existing and proposed ground levels is required to be submitted. The existing
and proposed ground levels are indicted on the site layout plan submitted.

4. No development shall take place until details of gates, fences, walls or any
other proposed structures in addition to the proposed dwelling and garage
have been submitted to and approved by the Planning Authority. Details of the
proposed fences, gates and walls have been submitted.

5. A scale plan at 1:500 shall be submitted as part of the reserved matters

application showing:

a) An access point, off Low Road, at the centre of the site. This proposed
access meets this condition.

b) Adequate visibility splays that do not interfere with the visibility of existing
users of the laneway to the north. The proposed visibility splays are 2.4m
X 33m. The X-vlaue of 2.4m meets the standards set out in Table A of
DCAN15 — Vehicular Access Standards. The case officer for Planning
Approval Ref: P/2011/0432/0O suggested that the y-distance of the visibility
splays could be less than required by TransportNI as there was no
concern with the application in terms of access and road safety. DCAN15
states that, a reduction in visibility standards, for single or paired dwelling
accesses, may be acceptable where, in the judgement of the Planning
Authority, there is a slightly lower risk of conflict, particularly when traffic
on the priority road is light. Traffic on Low Road was light on the day of the
site visit. It is not considered that a reduction of the required visibility
splays at this site will compromise road safety. Therefore, the visibility
splays as shown on Drawing Ref: 05 REV 01 date stamped 22/07/16 are
considered acceptable.

c) The gradient of the access not exceeding 1:25 (8%) over the first 5 meters
outside the road boundary, i.e. from the edge of the carriageway. On

4
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drawing No. 05 it states that the gradient of the access shall not exceed
1:12.5 for a distance of 5m from the edge of the public road. Therefore this
condition is met.

d) Full off-road parking and turning is required to be provided within the site.
There is sufficient turning space within the site. Car parking provision for
two cars has been provided. Therefore, this condition is met.

Siting

The dwelling and garage are located within the area shaded green on the approved
Site Location Plan date stamped 19th April 2011 (Planning ref: P/2011/0432/0O) and
is therefore acceptable. The proposed dwelling is sited to front onto Low Road and 2
metres from the boundary with No. 29 Low Road, which is considered acceptable.
The proposed garage is sensitively positioned to the rear of the dwelling and over 1
metre from the boundary with No. 29 Low Road. A front garden area is located on
the eastern part of the application site. The driveway is to the dwelling is straight and
located to on the northern part of the application site. This driveway is reflects the
style and siting of the driveways associated with dwellings Nos. 29 and 33 Low
Road. The finished floor level of the proposed dwelling and garage is sympathetic to
the existing ground level where the proposed dwelling and garage are to be sited.
The site is relatively flat. In summary the siting, driveway and finished floor level of
the proposed dwelling and domestic garage are considered acceptable.

Design

The outline permission stipulated that the proposed dwelling must have a ridge
height of not more than 6 metres above finished floor level and be single storey. The
proposed dwelling is a single storey bungalow and meets the ridge height condition.
The windows and doors are in proportion.

The roof of the proposed dwelling and garage are hipped. The Building on Tradition
design guide indicates that this type of design is to be avoided. However, the
dwellings at Nos. 29, 30 and 33 Low Road have hipped roofs. The garage of No. 29
Low road has a hipped roof. Therefore, this style of roof is considered acceptable in
this case as it is in keeping with the style of roof used for other dwellings in the
immediate area.

The main block of the proposed dwelling measures 15.9m X 9.9m and is acceptable
in size and width. The extensions out from the main block make the design more
complex however, these are small in scale. The ridge height of these extensions will
be set down from the ridge height of the main block of the proposed dwelling.

The walls of the proposed dwelling will have a smooth rendered plaster finish painted
grey and the plinth is to have a smooth rendered plaster finish painted dark grey.
The roof tiles are to be grey flat concrete roof tiles. The doors and windows are to be
white uPVC and the rain water goods are to be black metal. These finishes are
similar to the finishes used for the dwellings at Nos. 29 and 33 Low Road and will
therefore not be detrimental to the established character of this particular area.

Overlooking and loss of privacy will not be an issue with this proposal. There is only
one small bedroom window facing No. 29 Low Road and this window faces the front
garden of this neighbouring property. The proposed dwelling will have a similar
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finished floor level to this neighbouring dwelling and a 1.8m vertical timber fence will
define this part of the southern boundary. No other dwellings are impacted in relation
to the siting of the proposed dwelling.

The proposed domestic garage will measure 8.3m X 6.6m and will have a ridge
height of 5.4m above ground level. The scale and size of the garage is considered
acceptable for the site. The finishes of the proposed garage will match those of the
proposed dwelling.

The design of the dwelling is not considered appropriate given the areas designation
as an AONB. However, given the design of other dwellings in the immediate area, it
must be accepted that the design of the proposed dwelling and garage will not result
in any significant adverse visual impact in this locality, due to the precedent set for
this house type in the area by dwellings at Nos. 29, 30 and 33 Low Road.

Landscaping

The landscaping proposed on the block plan (Drawing ref: LA07/2016/0663/RM No.
05 REV 01) indicates planting of white thorn hedging on parts of the western,
northern and southern boundaries. There is to be a 1.8m high vertical timber fence
erected on part of the northern and southern boundaries and on the full extent of the
western boundary. There is currently no vegetation where these proposed fences
are to be located.

A 1.4m high wall, with a rendered finish to match the proposed dwelling, is to be
constructed behind the visibility splays and at the entrance to the proposed dwelling.
This wall type of suburban wall is considered inappropriate for some locations within
an AONB. However, the suburban type walls and entrances to Nos. 29 and 33 Low
Road mean that the wall and gateway proposed with this application will not have a
significant detrimental visual impact on the character of the immediate area
surrounding the application site.

The landscaping scheme also shows a tree planting within the curtilage which is

acceptable. The boundary features are considered acceptable and NI Transport
Holding Company have no objection to the landscape design proposed.

Amenity

The size of the curtilage is sufficient to accommodate domestic activities and there is
sufficient turning and parking space for vehicles.

Sewerage

Sewerage will be disposed of using a septic tank. Prior to commencement of
development the applicant shall submit a copy of a consent to discharge for the
proposed site, to be agreed in writing by the Planning Authority.
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Recommendation:

The scale, massing and design of the proposed dwelling and garage are considered
acceptable in this area due to the precedent set for this house type within the
immediate area of the application site. The proposal meets the conditions set under
planning permission ref: P/2011/0432/0. Therefore, the proposal is recommended
for approval.

Conditions:

1. The development to which this approval relates must be begun by whichever is
the later of the following dates:-

i. The expiration of a period of 5 years from the grant of outline planning permission;
or

ii. The expiration of a period of 2 years from the date hereof.

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

2. The vehicular access, including visibility splays and any forward sight distance,
shall be provided in accordance with Drawing No. 05 REV 01 bearing the date
stamped 22-07-16 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 thereatfter.

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

3. The access gradient(s) to the dwelling(s) hereby permitted shall not exceed 8% (1
in 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 of access in the interests of road
safety and the convenience of road users.

4. 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
Practise. The works shall be carried out prior to the occupation of any part of the
dwelling.

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

5. 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 Council, seriously damaged or defective, another tree,
shrub or hedge of the same species and size as that originally planted shall be

7
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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.

6. Prior to commencement of development 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 CTY 16 of Planning Policy
Statement 21- Sustainable Development in the Countryside.

Informatives:

1. The applicant's attention is drawn to the need to comply with all conditions
imposed on the outline planning permission, some of which may need to be satisfied
prior to the commencement of any work on the site pursuant to that permission and
to this approval of reserved matters.

2. Not withstanding the terms and conditions of the Council’'s approval set out above,
you are required under Articles 71-83 inclusive of the Roads (NI) Order 1993 to be in
possession of the Department for Regional Development’s consent before any work
is commenced which involves making or altering any opening to any boundary
adjacent to the public road, verge, or footway or any part of said road, verge, or
footway bounding the site. The consent is available on personal application to the
Roads Service Section Engineer whose address is Cecil St Newry. A monetary
deposit will be required to cover works on the public road.

It is the responsibility of the Developer to ensure that water does not flow from the
site onto the public road (including verge or footway) and that existing road side
drainage is preserved and does not allow water from the road to enter the site.

3. 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.

4. This permission does not confer title. It is the responsibility of the developer to
ensure that he controls all the lands necessary to carry out the proposed
development.

5. This permission authorises only private domestic use of the proposed garage and
does not confer approval on the carrying out of trade or business there from.

6. The onus is on the householder/developer to find out if there is existing water and
sewer infrastructure within their property.

- It is an offence under Article 236 of the Water and Sewerage Services (Northern
Ireland) Order 2006, to build over or near watermains, sewers, pipes and associated
works owned and maintained by Northern Ireland Water unless with the prior
consent by NI Water.

- House owners and developers should obtain details of existing infrastructure from
NI Water by requesting a copy of the water and sewer records. Copies of our records

8
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are supplied under Articles 257 and 258 of the 2006 Order. There is a nominal
charge for this service.

- Where existing water and sewer infrastructure is located within a property and
proposed development of the site interferes with the public watermains, sewers and
associated works, the householder/developer may make a Notice under Article 247
of the 2006 Order to have the public infrastructure diverted, realigned. Each
diversion and realignment request is considered on its own merits and approval is at
the discretion of NI Water. The applicant is required to meet any financial conditions
for realignment or diversion of the water and sewer infrastructure, including full costs,
company overheads, etc.

- It is the responsibility of the house builder/builder/developer to establish if existing
public watermains, foul/storm sewers, together with appropriate waste water
treatment facilities, have adequate capacity to serve the proposal. To establish how
best any development may be served by existing public water and sewerage
infrastructure, a Pre Development Enquiry (PDE) would require to be submitted.
There is a charge for this service.

- If your proposed development is not near a public watermain, foul sewer or surface
water sewer and you cannot discharge your surface water to a natural watercourse
you may wish to consider making a requisition Notice asking NI Water to extend the
public watermain or foul/storm sewer system to service your development. This can
be done by requisitioning a watermain under Article 76 of the 2006 Order and
sewers under Article 154 of the 2006 Order. House builders and developers may
have to contribute to the cost of extending watermains and sewers.

- Septic Tank emptying. The applicant must provide a hard standing area with a
3.5m wide access capable of supporting the weight of a sludge tanker within 30
metres of the septic tank.

If you wish to find out more about what you can or cannot do if there is existing water
or sewer infrastructure in, over or under your property, or you want to find out how
your proposed development can be serviced contact NI Water staff on the
Developers Services Business Line 08458770002 and ask for the Developers
Services Co-Ordination Team.

Copies of our Application Forms can be obtained by contact the Developers Services
Business Line 08458770002 or by downloading from our web page
www.niwater.com/servicesfordevelopers.asp and Forms.

7. A formal statutory 'Consent to Discharge of Effluent’ will be required from the
Water Management Unit of the Northern Ireland Environment Agency under the
provisions of the Water (NI) Order 1999 in respect of the discharge of foul effluent
from a septic tank. Development must not commence until the above consent has
been obtained. An application form can be obtained by applying to Water
Management Unit, Calvert House, 17 Antrim Road, Lisburn, Co. Antrim, BT28 3AL,
or on the website www.doeni.gov.uk/niea/water-
home/regulation_of discharges industrial.htm. The septic tank should be located at
least 15 metres away from the dwelling to minimise potential for odour nuisance. The
applicant must ensure that sufficient land will be available in the final development to
accommodate the septic tank and effectual effluent dispersal system. To achieve
this, the applicant should engage the services of a suitably qualified person.

8. An application to install a septic tank should be made to the Environmental Health
Department of Newry, Mourne and Down District Council.

9
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9. All works to NIR boundaries must be carried out under the conditions of the NIR
Rule Book with regard to safety of workers and railway passengers. If necessary,
NIR will provide safety critical staff to ensure that a safe method of work is
established and maintained. Costs incurred by NIR must be borne by the developer.

10. Construction plant or equipment must not be allowed to slew over NIR property
at any time. Any works involving cranes must have control measures in place to
prevent movement of loads into the path of trains and avoid any unforeseen collapse
on or near the line. NIR will need to be informed if it is proposed that a crane will be
erected during the installation work. All crane / lifting certificates must be forwarded
to NIR for approval.

11. During construction and following completion, no storm or foul water is permitted
to be discharged on to NIR property. Please supply NIR with proposed drainage
design details prior to works commencing for our comment.

12. The contractor shall give NIR prior notice (4 weeks) for any works commencing
on or near NIR property, coupled with an agreed Method Statement and Risk
Assessment.

13. Any scaffold which is to be constructed within 10 metres of the railway boundary
fence must be erected in such a manner that at no time will any poles over-sail the
railway and protective netting around such scaffold must be installed.

14. Northern Ireland Railways Co. Ltd. reserve the right to carry out any works to the
company's property by any machinery at any time of the day or night as deemed
necessary by NIR CO. Ltd Engineers

15. Under the terms of Schedule 6 of the Drainage (Northern Ireland) Order 1973 the
applicant must submit to Rivers Agency, for its consent for any proposal to carry out
works which might affect a watercourse such as culverting, bridging, diversion,
building adjacent to or discharge of storm water etc. Failure to obtain such consent
prior to carrying out such proposals is an offence under the aforementioned Order
which may lead to prosecution or statutory action as provided for.

16. Developers should acquaint themselves of their statutory obligations in respect of
watercourses as prescribed in the Drainage (Northern Ireland) Order 1973, and
consult the Rivers Agency of the Department of Agriculture accordingly on any
related matters.

17. Any proposals in connection with the development, either temporary or
permanent which involve interference with any watercourse at the site:- such as
diversion, culverting, bridging; or placing any form of structure in any watercourse,
require the written consent of the Rivers Agency. Failure to obtain such consent prior
to carrying out such proposals is an offence under the Drainage Order which may
lead to prosecution or statutory action as provided for.

18. Any proposals in connection with the development, either temporary or

permanent which involve additional discharge of storm water to any watercourse
require the written consent of the Rivers Agency. Failure to obtain such consent prior

10
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to permitting such discharge is an offence under the Drainage Order which may lead
to prosecution or statutory action as provided for.

19. If, during the course of developing the site, the developer uncovers a
watercourse not previously evident, he should advise the local Rivers Agency office
immediately in order that arrangements may be made for investigation and direction
in respect of any necessary measures required to deal with the watercourse.

11
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Site History:

P/1987/1324 - Site for Replacement Dwelling — Granted outline permission on
08.12.1987
P/1990/1149 - Site for replacement dwelling (Renewal of Outline

Planning Permission) — Granted outline permission on
14.02.1991. There was an informative attached to this approval
which states: “The Department would advise that as the dwelling
to be replaced has now been removed it is unlikely that any
further renewals of outline planning permission will be granted
as the site lies within an area of strict planning control.”

P/1994/0164 — Erection of bungalow — Reserved Matters approval granted on
30.06.1994. Condition number 01 of this approval states:
“As required by Article 35 of the Planning (Northern Ireland)
Order 1991 the development to which this approval relates must
be begun by whichever is the later of the following dates:
(i) The expiration of a period of five years from the grant of
outline planning permission; or
(ii) The expiration of a period of two years from the date hereof.”

The later date for commencement was 30.06.1996

P/1996/0764 - Erection of replacement dwelling — This application was
received on 26.06.1996 and granted full planning permission on
27.05.1997. The application was initially recommended for
refusal on the basis that there was no dwelling to replace, the
design was inappropriate and the proposal was contrary to Main
traffic Route Policy. However as the application was received
prior to the expiration date (30.06.1996) of the previous
Reserved Matters approval, the application was considered to
be a change of house type application and was subsequently
granted permission. A condition was attached to the approval
stating the development must be begun not later than the
expiration of five years from the date of approval.

P/2006/1613/0O -  Site for replacement dwelling — Outline permission was granted
on 04.11.2010. This application was received 4 years after the
previous approval had expired and was initially recommended
for refusal. The reasons for refusal were based on the fact there
is no dwelling to replace and the proposal involved the creation
of a new access onto a Protected Route. The application was
reassessed and subsequently granted approved.
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P/2013/0267/RM - Replacement dwelling — Reserved Matters approval was
granted on 16" May 2013. Condition number 01 of this approval
states:

“As required by Article 35 of the Planning (Northern Ireland)
Order 1991 the development to which this approval relates must
be begun by whichever is the later of the following dates.-

i. The expiration of a period of 5 years from the grant of outline
planning permission; or

ii. The expiration of a period of 2 years from the date hereof.
Reason: Time limit.”

The later date for commencement was 04.11.2015.
Planning Policies & Material Considerations:

The Banbridge, Newry and Mourne Area Plan 2015;

The Strategic Planning Policy Statement for Northern Ireland;
Planning Policy Statement 2 — Natural Heritage;

Planning Policy Statement 3 — Access, Movement and Parking; &
Planning Policy Statement 21 — Sustainable Development in the
Countryside.

VvV VYV

Y

Consultations:

Transport NI -_ If the proposed dwelling to be replaced could be reasonably
occupied at present or following minor modifications Transport
NI has no objection to the application subject to conditions.
However the A2 is a Protected Traffic Route and Planning must
be satisfied that this application falls within the exceptions listed
in the policy relating to new accesses onto protected routes. If
this application does not fall within the exceptions listed then it
should be refused.

NIEA - Records of hedgerow habitat occurring within or adjacent to the
site that is classified as NI Priority Habitat. A biodiversity
Checklist will help identify potential impacts arising from the
proposal. NIEA to be re-consulted if deemed necessary.
If the application is to be approved the agent will be asked to
submit a completed biodiversity checklist.

NI Water - Standard Response.

Objections & Representations

3 neighbour notification letters were issued and the application was advertised in the
local press the week beginning 13" June 2016. No objections or representations
have been received to date.
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Consideration and Assessment:

Section 45 of the Planning Act (Northern Ireland) 2011 requires the Council to have
regard to the local development plan, so far as material to the application, and to any
other material considerations. The site is currently within the remit of the Banbridge,
Newry & Mourne Area Plan 2015. There are no specific policies in the Plan relevant
to the determination of the application and it directs the decision-maker to the
operational policies of the SPPS, PPS 2, PPS 3 and PPS 21.

As there is no significant change to the policy requirements for a replacement
dwelling following the publication of the SPPS, the retained policy of PPS 21 will be
given substantial weight in determining the principle of the proposal in accordance
with paragraph 1.12 of the SPPS.

Planning Policy Statement 21 — Sustainable Development in the Countryside

Policy CTY1 states there are a range of types of development which are acceptable
in principle in the countryside. This includes replacement dwellings if they are in
accordance with Policy CTY 3. Policy CTY 3 states planning permission will be
granted for a replacement dwelling where the building to be replaced exhibits the
essential characteristics of a dwelling and as a minimum all external structural walls
are substantially intact.

There is an extensive history of applications for a replacement dwelling on this site
dating back to 1987, the details of which have been outlined above. According to a
written statement submitted by Clive Henning Architects in support of application
reference P/2006/1613/0, planning approval for a replacement dwelling
(P/1996/0764) resulted from a proposal by the Roads Service to improve the
alignment and visibility on Newcastle Road, Kilkeel - west of its junction with Wrack
Road. Implementation of the improvement works required the removal of a house
and land around a farmyard. Mr James Martin was the owner of the land at that time
and it was claimed in the statement of support to P/2006/1613/0 that as part of the
compensatory measures for the demolition of the dwelling, planning permission was
granted to Mr Martin for a replacement dwelling. The land appears to have been sold
at least once, possibly twice since the date of the original 1987 approval.

Further correspondence on P/2006/1613/0 from Clive Henning Architects (dated 16"
April 1999) states there was an existing dwelling owned by Mr James Martin who
obtained permission for a replacement on the 27" May 1997 (P/1996/0764). The
correspondence goes on to state that the only change in circumstances from the
approval of P/1996/0764 and the submission of application P/2006/1613/0O were the
demolition of the original dwelling and the publication of draft PPS 21. However
according to the planning history this appears to be factually incorrect. The original
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dwelling appears to have been demolished prior to the approval of planning
application P/1990/1149, hence the inclusion of the informative stating:

“...as the dwelling to be replaced has now been removed it is unlikely that any
further renewals of outline planning permission will be granted as the site lies within
an area of strict planning control.”

Although the planning history is a material consideration, there is no extant approval
on this site. The date for commencement of the most recent planning approval
(P/2013/0267/RM) was 4" November 2015. As this application was received on 23™
May 2016 all of the previous permissions had since expired and the development
has not commenced.

This planning application will now be assessed against prevailing planning policy.
Policy CTY 3 clearly states planning permission will be granted for a replacement
dwelling where the building to be replaced exhibits the essential characteristics of a
dwelling and as a minimum all external structural walls are substantially intact. As
the original 1987 outline application file was decided nearly 30 years ago the
documents have since been destroyed in line with the Departments Disposal of
Records Schedule. There is no record of the condition of the original dwelling prior to
its demolition therefore there is no guarantee that it would meet the above policy
requirements for replacement had it not been demolished. Nevertheless, as the
dwelling was demolished almost 30 years ago there is no building to be replaced.

In addition to the above, proposals for a replacement dwelling will only be permitted
under Policy CTY 3 where all of a number of additional criteria are met.

» Criterion 1 requires the proposed dwelling to be sited within the established
curtilage of the existing building unless either (a) the curtilage is so restricted
that it could not reasonably accommodate a modest sized dwelling, or (b) it
can be shown that an alternative position nearby would result in demonstrable
landscape, heritage, access or amenity benefits. There is no building on site
to be replaced and due to the passage of time it is not clear where the original
dwelling was sited. As the original dwelling was demolished for road
improvements an off-site replacement may have been the only option.

Criterion 2 - There is no record of the size, scale, mass or position of the
original dwelling prior to its demolition. As a result it cannot be determined if
the new dwelling would have a visual impact significantly greater than the
original dwelling. However as there has been no building on the site for almost
30 years the provision of a new dwelling on this site would have a significant
visual impact on the surrounding landscape, especially when viewed on
approach from the east along the A2 Main Road.

v
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Refusal Reasons:

1. The proposal is contrary to the policy provisions of the Strategic Planning
Policy Statement for Northern Ireland and Policies CTY1 and CTY3 of
Planning Policy Statement 21, Sustainable Development in the Countryside,
in that there is no structure that exhibits the essential characteristics of a
dwelling.

2. The proposal is contrary to Policy AMP 3 of Planning Policy Statement 3 —
Access, Movement and Parking in that the A2 Main Road is a Protected
Traffic Route and the application does not fall within the exceptions listed in
the policy as there is no building to be replaced and the proposal would result
in the creation of a new vehicular access onto a Protected Traffic Route.

Case Officer Signature: Date:

Authorised Officer Signature: Date:
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Appiication ID:  P/2006/1613/0 Case Officer: Mr P Fitzsimons

Development Control Officer’s Professional Planning Report

Case Officer: Mr P Fitzsimons Application ID: P/2006/1613/0
Application Type: Qutline
Applicant Name and Mr G Coulter M.B.E. Agent Name and Mr C Henning Clive
Address: 125 Harbour Road Address: Henning Architects 4
Kilkeel BT34 4AT Carleton Street Portadown
Co.Armagh BT62 3EN

Location: Main Road, Ballymartin, east of junction with Wrack Road
Development Type: Replacement
Proposal: Site for replacement dwelling
Date Valid: 10th July 2006
Statutory Expiry Date: 9th October 2006
Date of last
Neighbour Notifications: 25th August 2006

{ { X / B Jekes
Date of District Council L 1 NP
Consultation: L ([ v 1[ e
Date of A31 Determination
& Decision: No
EIA Determination:
Date First Advertised: 8th September 2006
Date Last Advertised: 8th September 2006

Consultees
Newry and Mourne District Council ( COUNCIL ), Monaghan Row, NEWRY

Roads Service - Downpatrick Office ( DEPARTMENTAL ), Rathkeltair House, DOWNPATRICK, BT30 6EA

Water Service - Downpatrick Office ( DEPARTMENTAL ), Cloonagh Road, DOWNPATRICK, BT30 6ED

Notified Neighbours
The Owner/Occupier ( NEIGHBOUR ), 181 Main Road, Ballymartin, Kilkeel, Co. Down

The Owner/Occupier ( NEIGHBOUR ), 185 Main Road, Ballymartin, Kilkeel, Co. Down

NEIGHBOUR, 40 Main Road, Ballymartin, Kilkeel, Co. Down

Representations

DCoS0IMW
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Appiication ID:  P/2006/1613/0 Case Officer: Mr P Fitzsimons

Clive Hennings ( UNSOLICITED ), Clive Henning Architects, 4 Carleton Street, Portadown, Co Armagh, BT62
3EN

KOMRADE ( UNSOLICITED ), Dr A W Mitchell (Chairman), 18 Ballyardle Road, Kilkeel

Letter, Non-committal, Clive Hennings (UNSOLICITED), Clive Henning Architects, 4 Carleton Street,
Portadown, Co Armagh, BT62 3EN

Letter, Non-committal, KOMRADE (UNSOLICITED), Dr A W Mitchell (Chairman), 18 Ballyardle Road,
Kilkeel

08 Consultations Summary
No data found

Consultation Summary
No data found

Consultation replies text
Newry and Mourne District Council

Roads Service - Downpatrick Office

Water Service - Downpatrick Office

Consultee replies
Newry and Mourne District Council, Monaghan Row, NEWRY (COUNCIL), Substantive Reply, Letter, 18th

September 2006

Roads Service - Downpatrick Office, Rathkeltair House, DOWNPATRICK, BT3O 6EA (DEPARTMENTAL),
Add Info Requested, Letter, 8th September 2006

Water Service - Downpatrick Office, Cloonagh Road, DOWNPATRICK, BT30 6ED (DEPARTMENTAL),
Statutory, Letter, 5th September 2006

Site History
P/1987/1326

Mr H Magill

6 Flagstaff Road Newry

Erection of bungalow

70 METRES WEST OF NO6 FLAGSTAFF ROAD NEWRY
Full

Erection of Building(s)

Local Authority decision

Approval (historical)

11-JAN-88

P/1990/1149

Mr J Martin

Nol7 Anthonys Road Ballymartin Kilkeel

Site for replacement dwelling (Renewal of Qutline
Planning Permission)

DCOYOIMW
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MAIN ROAD (EAST OF JUNCTION WITH WRACK ROAD) BALLYMARTIN KILKEEL
QOutline '

Erection of Building(s)

Local Authority decision

Approval (historical)

14-FEB-91

P/1992/1222

C E Stevenson & Sons

No74 Newcastle Road Kilkeel

Extension to sand and gravel works

OPPOSITE NOS181 & 185 NEWCASTLE ROAD KILKEEL
Full

Engineering Operation

Local Authority decision

Approval (historical)

14-SEP-93

P/1994/0164

Mr James Martin

Erection of bungalow

MAIN ROAD (EAST OF JUNCTION WITH WRACK ROAD) BALLYMARTIN KILKEEL
RM

Erection of Building(s)

Local Authority decision

Approval (historical)

30-JUN-94

P/1996/0764

Mr James Martin

17 Anthony's Road Ballymartin

Erection of replacement dwelling

MAIN ROAD, BALLYMARTIN (EAST OF ITS JUNCTION WITH WRACK ROAD)
Full

Erection of Building(s)

Local Authority decision

Approval (historical)

27-MAY-97

P/2002/0718/Q

Coulter Industries Ltd.

c/o Agent

Tourist Development

Kilkeel - Annalong Road, Kilkeel
Pre App Preliminary Enquiry
Erection of Building(s)

22nd May 2002

Constraints

AONB/0013 - Mourne (N&M)
Newry and Mourne

AONB - Environment Areas
Declared

DCOS0IMW
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Case Officer: Mr P Fitzsimons
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ASI/028 - Mullartown Point
Newry & Mourne District
ASI - Environment Areas
Designated

SD - South Down

South Down
Parl Constituency Boundary - RESIDUAL ITEMS

Effective

Representations — including objections

1. Brief Summary of Issues — see below.

2.  Consideration of Issues — see below.

Policies
APB/P/003 - Mourne Area Plan Boundary

Newry & Mourne District
Area Plan Boundary - PLAN POLICIES

Adopted

SUBA/P/003 - Mourne Area Plan Boundary
Newry & Mourne District

Area Plan Boundary - PLAN POLICIES
Adopted

APB/P/002 - Newry & Mourne District Rural Area Subject Plan Boundary

Newry & Mourne District
Area Plan Boundary - PLAN POLICIES

Adopted

SUBA/P/002 - Newry & Mourne District Rural Area Subject Plan Boundary

Newry & Mourne District
Area Plan Boundary - PLAN POLICIES
Adopted

CPA/P/002 - Zone B
Mourne AONB
CPA - PLAN POLICIES

DCO0IMW
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Apptication ID: P/2006/1613/0 Case Officer: Mr P Fitzsimons

Adopted

DB/P/001 - Newry & Mourne District Council Boundary
Newry & Mourne District
District Boundary - PLAN POLICIES

Statutory

Case Officer Report
Date of Site Visit: 4/9/07

SITE VISIT DETAILS/DESCRIPTIONS

1. Characteristics of Site

The application site is an undefined rectangular plot within a larger roadside field. It is located on the
southern side of the main road. The field is bounded to the front by a roadside hedge and post & wire fence.
To the west it is bounded by a steep bank with gorse bushes which rises up to Wrack Road.

The field falls gradually towards the SE, away from the main road. The site boundaries are undefined — cut
out of the larger field.

2. Characteristics of Area

This is a rural area within the Mournes AONB. The field is low lying relative to Wrack Road and it was
probably an old sand extraction site. There is a traditional cottage to the east and a number of single storey
coltages further to the west of the site,

3. Description of Proposal

The proposal seeks outline planning permission for site for replacement dwelling — the application is
accompanied by a letter referring to the planning history on the site and explains that the application is to
renew a planning permission for a replacement dwelling granted to Mr James Martin on 27 May 1997 under
reference P/1996/0764.

ASSESSMENT OF POLICY AND OTHER MATERIAL CONSIDERATIONS

Site History:

There have been permissions on this site since 1987 on the basis of replacement of a house, the demolition of
which was required to facilitate road improvement works. The house was demolished and the works carried out.
The applicant was advised under reference P/190/1149/0 that there would be no further grant of outline
planning approval as the building had been demolished. A reserved matters approval was obtained in 1994
under reference P/1994/0164/RM.

Despite the above, the Dep’t granted planning permission for the erection of a replacement dwelling under

reference P/1996/0764/F, approved 27/5/1997. This application was initially recommended for refusal on the
basis of no dwelling to replace, inappropriate design and contrary to Main Traffic Route Policy. It was

DCOI0IMW
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Apptication ID:  P/2006/1613/0 Case Officer: Mr P Fitzsimons

ultimately approved because the RM permission expired on 30/6/96 and the full application was submitted on
24/6/96 and was effectively a change of house type application.

Policies relevant in the determination of this application include:
- PPS1 General Principles

- PPS3 Access, Movement and Parking
- SP6, HOUS, DESS, DES6, DES7 and PSU4 of A Planning Strategy for Rural Northern Ireland

- The Newry and Mourne District Rural Area Subject Plan 1986-1999
- The Banbridge/Newry and Mourne Draft Area Plan 2015

A draft version of PPS14 Sustainable Development in the Countryside was published on 16™ March 2006. This
publication bears substantial weight in the determination of all applications received after this date. This
application was submitted on 7/6/06.

Policy CTY 1 of draft PPS 14 states that there will be a presumption against new development in the
countryside with the exception of a limited number of types which are as follows:-

+ a farm dwelling in accordance with Policy CTY 2;

» a dwelling for a retiring farmer in accordance with Policy CTY 3;

+ a dwelling to meet the essential needs of a non-agricultural business enterprise in accordance with Policy CTY
4,
» a replacement dwelling in accordance with Policy CTY §; or )
» the development of a small gap site sufficient only to accommodate one house within an otherwise substantial

and continuously built up frontage in accordance with Policy CTY 12.

There is no dwelling on the site to be replaced. There is relevant history, however, the Dep’t made it quite clear
early on that there would be no further outline permissions granted on this site. The former dwelling was

demolished approx. 20 years ago.

In the Newry and Mourne District Rural Area Subject Plan 1986-1999 the site is located within the Kilkeel
Green Belt. In the draft Banbridge/Newry & Mourne Area Plan 20135, the site is located within the proposed
Kilkeel Green Belt. On this basis Prematurity to the draft plan is not an issue. In any case, the application can be
considered under policy CTY5 of Draft PPS14.

The applicant purchased the site from Mr Martin (previous applicant). It is not stated when the purchase
occurred. The present applicant put in a preliminary application inquiry under reference P/2002/0718/Q. He may
have owned the site at this time. The inquiry was submitted on 19/4/02. The Full permission granted under
P/1996/0746/F expired on 27/5/2002. The present application for outline planning permission is intended as a
renewal of a full permission. It was submitted on 7/6/06, that is, just over four years after the full permission

expired.

Having considered the planning history, it is my recommendation that this application warrants a
recommendation for refusal. The dwelling was demolished about 20 years ago and it was made clear that no
further outline permissions would be granted for the replacement of the former dwelling. The permission issued
in 1997 was on the basis of a change of house type application given that it was submitted before the previous

RM application had lapsed.

In terms of siting, the site is road frontage and is visible on approach from the east. The site does not have
sufficient screening vegetation to allow a dwelling to be satisfactorily integrated on this site.

The Environmental Health Department of Newry and Mourne District Council have no basic objections in
relation to this proposal subject to consent to discharge.

Water Service has no objection subject to standard informatives.

DCOS0IMW
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Application ID: P/2006/1613/0 Case Officer: Mr P Fitzsimons

Roads Service had requested confirmation that this is a genuine replacement. Also requested confirmation of the
access location approved under P/1996/0764. When advised of recommendation to refuse, i.e. no dwelling to be
replaced, Roads Service advised that a refusal reason based on Protected Routes Policy should be included —

reason M(1.

No objections received, however, a standard representation has been received from KOMRADE.

Recommendation: Refusal is recommended on the grounds of;
- Contrary to policy CTYS;
- CTY 10 (lack of integration); and
- M0OI (Protected Route Policy)

Recommendations
Refusal - Recommendation

Recommendations
Refusal - Recommendation
Case Officer

Brief Summary of Reasons for Recommendation

Brief Summary of Conditions

Case Officer's Recommendation
Case Officer
Recommendation - Refusal

Refusal Reasons

1 - A18B ( HOUSING - Policy CTY § - Other Dwellings/ Buildings to be Replaced )

The proposal is contrary to Policies CTY1 and CTYS of Draft Planning Policy Statement 14, Sustainable
Development in the Countryside, and the accompanying Ministerial Statement and does not merit being
considered as an exceptional case in that no dwelling exists on the site.

3 - MO1 (PPS3 - ROADS CONSIDERATIONS )

The proposal is contrary to Policy AMP3 of Planning Policy Statement 3, Development Control: Roads
Considerations in that it would, if permitted, result in the creation of a new vehicular access onto a Main Traffic
Route (Protected Route), thereby prejudicing the free flow of traffic and conditions of general safety.

DCO90EMW
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Application ID:  P/2006/1613/0 Case Officer: Mr P Fitzsimons

Late Items

. Amended Plans -

1
;:
3
4.
5. Additional/Qutstanding Consultations
6.
7
8
9

. Late Representations

DCOY0IMW
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Planning Policies & Material Considerations:
The planning policies and material considerations relevant to the proposal include:

o Strategic Planning Policy Statement for Northern Ireland (SPPS)

e The Banbridge / Newry and Mourne Local Area Plan 2015

e PPS2 Natural Heritage

 PPS 3 Access, Movement and Parking

« PPS 6 Planning, Archaeology and the Built Heritage

e PPS 21 Sustainable Development in the Countryside

e ‘Building on Tradition” A Sustainable Design Guide for the Northern Ireland
Countryside

e ‘Dwellings in the Mournes’ A Design Guide

Consultations:

Transport NI — No objections in principle to the proposal. However as the B8 is a
protected traffic route, planning must be satisfied that the application falls within the
exceptions listed relating to the intensification of existing accesses onto protected
routes. If this is not the case, then it should be refused.

DAERA Countryside Management Compliance Branch — in a consultation response
dated 08/06/2016 it has been confirmed that the farm business ID as identified on
the P1c form (660376) was created in 2015 in inheritance for business ID 605138
which started in 1998 and claimed until 2016, confirming that the farm business is
both established and active.

NI Water — Generic response received

Department for Communities Historic Environment Division — was consulted due to
the proximity of the site in relation to designated monument DOW048:018. HED
Historic Monuments are content that the proposal is satisfactory to the SPPS and
PPS 6 Planning, Archaeology and the Built Heritage policy requirements.

Objections & Representations
3 Neighbours notified 13/06/2016
No objections / representations received

Consideration and Assessment:

Banbridge / Newry & Mourne Area Plan 2015

The site is located out with settlement development limits as identified by the
Banbridge / Newry and Mourne Area Plan 2015. It is also within the designated
Mournes Area of QOutstanding Natural Beauty. In addition, the site is located off the
B8, a protected route as indicated on Countryside map 3/010of the Local Area Plan.
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SPPS

As there is no significant change to the policy requirements for dwellings on farms
following the publication of the SPPS and it is arguably less prescriptive, the retained
policy of PPS21 will be given substantial weight in determining the principle of the
proposal in accordance with paragraph 1.12 of the SPPS.

PPS 2 Natural Heritage

Policy NH6 of PPS2 applies to development within Areas of Outstanding Natural
Beauty. Conditions can be imposed to ensure that the proposed farm dwelling is of
an appropriate scale for the locality, that its siting is acceptable and that it respects
local character. The retention of the locally distinctive stone walls will also be
conditioned. The detailed design can be assessed against this policy at reserved
matters stage.

PPS 6 Planning, Archaeology and the Built Heritage

The proposal is satisfactory to the requirements of PPS 6 Archaeology and policy
requirements, as per consultation response outlined above from Historic
Environment Division.

PPS 21 Sustainable Development in the Countryside

PPS21 Policy CTY1 states that a number of developments are acceptable in
principle in the countryside. This includes farm dwellings if they are in accordance
with Policy CTY10. There are three criteria to be met:

Criterion (a) requires that the farm business is currently active and has been
established for at least 6 years.

DAERA Countryside Management Compliance Branch in their consultation response
dated 08/06/2016 have confirmed that the relevant farm business ID 660376 was
created in 2015 in inheritance for business ID 605138 which was started in 1998 and
claimed Single Farm Payment, Less Favoured area Compensatory Allowances or
Agri Schemes up until 2016. The information provided on the P1C form supporting
this application tell us that the farm business ID 605138 transferred to farm business
ID 660376 following the death of the previous farm owner. In this instance, a change
of ID was required to transfer the farm business into the new name following
inheritance. This consultation response together with supporting information is
sufficient to satisfy criterion (a.)

Criterion (b) seeks to confirm that 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.

For clarity, para.5.40 states that ‘sold-off refers to any development opportunity
disposed of from the farm holding to any other person including a member of the

4
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adjacent minor road. Where this cannot be achieved proposals will be
required to make use of an existing vehicular access onto a Protected Route
— the proposal does not meet criteria ¢ of CTY 10 under PPS 21 therefore
would not be considered an exception under this revision;

c) A dwelling serving an established commercial or industrial enterprise —
N/A to this application;

d) Other categories of development — approval may be justified in particular
cases for other developments which would meet the criteria for development
in the countryside and access cannot reasonably be obtained from an
adjacent minor road. - This proposal does not meet the criteria for
development in the countryside as aforementioned under PPS 21 CTY10.

For the reasons outlined above, the proposal is not considered an exception to
Policy AMP3 of PPS 3 Access, Movement and Parking.

Recommendation: Refusal

Reasons for Refusal:

1. The proposal is contrary to The Strategic Planning Policy Statement for Northern
Ireland (SPPS) and Planning Policy Statement 21 ‘Sustainable Development in
the Countryside’ Policies CTY1 and CTY10 and does not merit being considered
as an exceptional case in that it has not been demonstrated that:

e the proposed new building is visually linked or sited to cluster with an
established group of buildings on the farm;

¢ health and safety reasons exist to justify an alternative site not visually linked
or sited to cluster with an established group of buildings on the farm;

o verifiable plans exist to expand the farm business at the existing building
group to justify an alternative site not visually linked or sited to cluster with an
established group of buildings on the farm;

2. The proposal is contrary to The Strategic Planning Policy Statement for Northern
Ireland (SPPS) and Planning Policy Statement 3 ‘Access, Movement and
Parking’ Policy AMP3 in that the proposal does not fall within the exceptions
listed relating to new accesses onto Protected Routes and would therefore result
in the intensification of an existing access onto a Protected Route.

Case Officer Signature:

Date:
Appointed Officer Signature:

Date:
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Thank you for your response.
The points | will be seeking to address at the meeting are as follows;

Planning officers have concerns that the proposal does not visually link or cluster
with a group of buildings on the farm and it has not been demonstrated that the
proposed site should be considered as an exception to the requirement of policy.

The site and farm complex accesses onto a Protected Route, which policy requires a
new dwelling on a farm shall access onto a nearby minor road in the first instance
and if this is not practical, access shall be made by use of an existing access on the
farm. The policy does not permit the creation of a new access onto a protected
route for a dwelling on a farm. In this case there are three vehicular accesses at the
farm complex accessing onto the Castlewellan Road and an access opposite the farm
which is proposed to be used to access the site.

| believe there to be valid health and safety grounds why the dwelling cannot use
the existing accesses and must be sited away from the farm complex.

The farm is an active farm that keeps livestock and so there are obvious concerns
that there would be a risk of cross contamination into and out of the farm from
future occupiers of the new dwelling driving and walking through the farm yard. |
have been advised by the farms veterinarian that the use of an access running
through the active farm would present a biosecurity risk of potential cross
contamination, which he advised would create a clear issue in the effective
management of the farm and present a risk to animals. He also noted that in the
event of a case of a real or suspected epizootic disease outbreak the dwelling would
be inaccessable and would render it uninhabitable for an indeterminate time. The
veterinarian advised that, where possible, an alternative access arrangement should
be sought for the proposed dwelling.

My partner is employed by Almac in Craigavon, concerns about biosecurity would not
only present a risk to the farm but may also put his employment with Almac at risk. |
believe that if officers were to consult with DARD veterinarian services they would
agree with the farm vets statement that the use of the existing accesses at the farm
would present a biosecurity risk. In this case there is only one other alternative
access, the one opposite the farm complex, which serves an existing dwelling on the
lane and a number of fields. In order to comply with the policy to use an existing
access on the farm the dwelling must be sited away from the farm and there are
demonstrable health and safety reasons why it cannot be beside the farm complex.

More generally, | have concerns that having a future family home sited so close to
the main farm and a busy road would present a risk in future to my family. Whilst it
is appreciated that the policy does require a visual link or clustering, in most cases
this can be achieved with a degree of separation. However, the area around the
farm is quite open to view and any separation from the farm would leave the new
dwelling clearly visible from the Castlewellan Road and it would be prominent and
lack any suitable backdrop or integration. The proposed site would be well removed
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from the active farm complex and there would be significantly less visual impact
from the proposed site than anywhere adjacent to the farm. Considering this is part
of the AONB this is of critical importance.

| believe | have valid grounds to seek an off site replacement in this instance. The
choice of site allows me to use an existing access onto the Protected Route so to
ensure the safe movement of traffic, and it will preserve the visual amenity of the
AONB.

| believe that the planning department had failed to recognise that the building
adjacent to the current dwelling house is an active farm building and so the access is
not solely for domestic use as the planning report suggested. | also feel that no
consideration has been given to the visual impact that a dwelling adjacent to the
farm would have on the AONB as this was not addressed in the planning report.

| would like to submit some photographic evidence to support my concerns
regarding health and safety at the 3 access points currently in active use by the farm
business and to better demonstrate the farm layout. If you could advise me of how |
could do this that would be greatly appreciated.

| have attached them to this email if that is suitable.

Thank you

Sheena Gribben
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Site History:
Planning history within the application site:

1. Planning ref: P/2005/2607/RM (Permission for No. 54A Mill Road)
Applicant: Mr & Mrs Brian Kirwan
Proposal: Site for dwelling
Decision: Permission Granted
Decision date: 12.01.2007

2. Planning ref: P/2001/1937/O (Permission for No. 54A Mill Road)
Applicant: Mrs Therese McEvoy
Proposal: Site for dwelling.
Decision: Permission Granted
Decision date: 07.11.2002

Planning Policies & Material Considerations:
The application has been assessed under:

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

- The Banbridge / Newry & Mourne Area Plan 2015

- PPS2 - Natural Heritage

- PPS3 - Access, Movement and Parking

- DCAN15 — Vehicular Access Standards

- PPS21 — Sustainable Development in the Countryside

- The Building on Tradition Sustainable Design Guide will also be considered

Consultations:

Transport NI: advised in a consultation response dated 07/07/16 that 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 requirements in
accordance with the attached form RSH.

NI Water: A generic response was received from NI Water dated 30/06/16. NI Water
have no objections in principle to this proposal.

Historic Environment Division: stated, in a consultation response dated 08/07/16,
that on the basis of the information provided, the proposal is satisfactory to SPPS
and PPS6 archaeological policy requirements.
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Objections & Representations
Nos. 54, 54A and 55 Mill Road were notified of the application.
One objection was received on 06/07/16.

* The objector argues that there is no substantial and continuously built up
frontage at this location, and that No. 52a does not front onto Mill Road. The
objector also argues that No. 54 is set back behind the roadside field.

e The objector argues that the proposal would create a ribbon of development.

e The objector argues that the site has no natural screening and is an open and
exposed site.

e The objector argues that the proposed dwelling would be unduly prominent,
contribute to suburban style build-up and fail to respect the traditional
settlement pattern.

« The objector argues that the siting of the proposal is not sympathetic to the
special character of the AONB and fails to respect the settlement pattern
through the creation of ribbon development.

Consideration and Assessment:
Principle of Development

As there is no significant change to the policy requirements for infill dwellings
following the publication of the SPPS, the retained policy of PPS21 will be given
accorded weight in determining the principle of the proposal in accordance with
paragraph 1.12 of the SPPS. The Banbridge / Newry & Mourne Area Plan 2015
makes provision for up to 2 dwellings in a gap site where it is in accordance with
policy CTY8 of PPS21 and other planning considerations and policies.

Policy CTY1 of PPS21 list particular cases in which planning permission will be
granted for an individual dwelling house in the countryside. One of these cases is the
development of a small gap site within an otherwise substantial and continuously
built up frontage in accordance with Policy CTY8.

CTY8 states that, “planning permission will be refused for a building which creates or
adds to a ribbon of development.” However, 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 otherwise substantial and continuously built up frontage,
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.

The application site is large enough for one dwelling and would respect the plot size
of neighbouring curtilages. There is a dwelling and garage located within the
curtilage of No. 54a Mill Road and within the curtilage of No. 54 Mill Road.
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2. The proposal is contrary to the Strategic Planning Policy Statement for
Northern Ireland and to Policy CTY8 of Planning Policy Statement 21,
Sustainable Development in the Countryside in that the proposal does not
represent a gap site in an otherwise substantial and built up frontage that
respects the existing development pattern, and would, if permitted, result in
the creation of ribbon development along Mill Road.

3. The proposal is contrary to the Strategic Planning Policy Statement for
Northern Ireland and to Policy CTY13 of Planning Policy Statement 21,
Sustainable Development in the Countryside, in that the proposed site is
unable to provide a suitable degree of enclosure for the proposed dwelling
and garage to visually integrate into the surrounding landscape.

4. The proposal is contrary to the Strategic Planning Policy Statement for
Northern Ireland and Policy CTY14 of Planning Policy Statement 21,
Sustainable Development in the Countryside in that the dwelling would, if
permitted, result in a suburban style build-up of development when viewed
with existing and approved buildings and would therefore result in a
detrimental change to the rural character of the countryside.

5. The proposal is contrary to the Strategic Planning Policy Statement for
Northern Ireland and Policy CTY14 of Planning Policy Statement 21,
Sustainable Development in the Countryside in that the dwelling would not, if
permitted, respect the traditional pattern of settlement exhibited in that area
and create a ribbon of development and would therefore result in a
detrimental change to the rural character of the countryside.

6. The proposal is contrary to the Strategic Planning Policy Statement for
Northern Ireland and Policy NH6 of Planning Policy Statement 2 in that the
siting of the proposal is not sympathetic to the special character of the Area of
Outstanding Natural Beauty in general and of the particular locality.

Case Officers signature:

Authorised Officers Signature:
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————=  Qresolve

Date 22™ September 2016

Dear Colette,

RE: Written Submissions for Council Meeting dated 28" September 2016

*  P/2016/0557/F
* LA07/2016/0602/0
* LA07/2016/0812/0

Please see below written submissions for the above three planning applications.

P/2016/0557/F
We disagree with the single reason (CTY13) for refusal because the proposal is:
(a) compliant with countryside development and is appropriate for the site and its locality;
(b) It will visually integrate as the dormers and materials are consistent with that already found in the
area;

(c ) The design of this retrospective application is not significantly different from that which is approved
under P/2015/0186/RM.

LA07/2016/0602/0
We disagree with below thee reasons for refusal because we feel that:
(a) CTY& — This is a gap site (between no’s 8 and 16) within a substantial and continuously built up
frontage comprising of no’s 4, 6, 8, 15, 16 and 20 Goragh Road;
(b) CTY15 — This proposal will not result in urban sprawl as it is flanked on both sides by residential
development (no's 16 and 20 to the east and no’s 6 and 8 to the west);
(c) CTY1-—This development is consistent with CTY 8 and therefore not an “other type of development”.

This application is a ‘gap’ site development’ and satisfies CTY1. As such, we feel this is therefore a
redundant refusal reason.

LA07/2016/0812/0
We disagree with all six reasons for refusal because we feel that:

(a) CTY1 - This development is consistent with CTY 8 and therefore not an “other type of development”.
This application is a ‘gap’ site development’ and satisfies CTY1. As such, we feel this is therefore a
redundant refusal reason.

(b) CTY8 - This is a gap site (between no’s 54 and 54a within a substantial and continuously built up
frontage comprising of no’s 50, 52a, 54a and 54 Mill Road. There is already a series of properties in
succession along this road and this proposal will not create ribbon development here;

(c) CTY13 and CTY 14 — We disagree that this proposal cannot provide a suitable degree of enclosure nor
will it result in sub-urban style build-up of development. The sites position among the surrounding
properties is almost identical to that of a similarly positioned proposal P/2014/0564/0 approved by
Newry, Mourne and Down Council on 23" October 2015 (attached).

Arthur House 028 9082 3608
41 Arthur Street contact@resclveplanning.com
Belfast, BT1 4GB www.resolveplanning.com
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(d) NH6 —The siting of this proposal is entirely consistent with surrounding existing properties and will

therefore not visually impact on the AONB or the locality.

Please contact me if you have any queries.

Yours sincerely

e
Sarah McDowell MRTPI (sarah@resolveplanning.com)

Senior Planner
Resolve Planning & Development

RTPI

Chartered Town Planner

Arthur House
41 Arthur Strest
Belfast, BT1 4GB

(28 9082 3608
contact@resolveplanning.com
www.resolveplanning.com
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NI Water — No objections / standing advice
Historic Environment Division — no objections

Objections & Representations

4 neighbours notified on 29.06.2016
Application advertised on 06.07.2016

No objections or representations received

Consideration and Assessment:

As there is no significant change to the policy requirements for single dwellings in the
countryside following the publication of the SPPS and it is arguably less prescriptive,
the retained policy of PPS21 will be given substantial weight in determining the
principle of the proposal in accordance with paragraph 1.12 of the SPPS. The
proposal straddles the development limit for Bessbrook, with the access within the
settlement limit and siting of the dwelling in the rural area — as designated in the
Banbridge Newry and Mourne Area Plan 2015. There are no objections in relation to
the Area Plan.

PPS21 Sustainable Development in the Countryside.

As the proposed dwelling is to be sited outside the development limit in the rural area
PPS21 is applicable. Policy CTY1 makes provision for a new dwelling in the
countryside where the proposal meets one of the exceptions listed under policies
CTY2a, CTY3, CTY6, CTY7, CTY8 or CTY10.

There was no accompanying information with the application to determine which
policy permission was being sought under. | phoned the agent on 11" August 2016
to request again which policy the permission was being sought under and the agent
confirmed whilst it didn’t appear to meet any of the policies listed in PPS21 he just
wanted to apply for a single dwelling.

The proposal is not within an existing cluster that appears as a visual entity and is
not associated with a focal point or located at a crossroads. The proposal does not
meet the policy criteria of CTY 2a. There is no dwelling to replace to qualify under
policy CTY 3 and there has been no special personal or domestic circumstances
submitted to be considered under policy CTY 6. A business does not exist at the site
to be considered under policy CTY 7 and the site does not occupy a gap in an
otherwise substantially and continuously built up frontage to comply with policy CTY
8. There are no farm buildings or farm details for the application to be considered
under policy CTY 10. As a consequence of the above considerations the proposal
does not meet any of the exceptions listed under CTY 1 for a new dwelling in the
countryside and with no overriding reasons why this development is essential and
cannot be located in a settlement, the proposal is contrary to policy CTY 1.

With strong boundaries and development to the south and east of the site, critical
views of the proposed dwelling are likely to be minimal if conditioned to a 6m ridge
height. The majority of development around the site, within the settlement, the
proposed dwelling will not lead to a suburban style build-up of development. The
proposal is not considered prominent or would add to / create a ribbon of
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development. The proposal, on balance, is in compliance with policies CTY 13 and
14.

Policy CTY 15 is a material consideration for this proposal given the site straddles
the boundary of the development limit for Bessbrook. It is accepted that CTY 15is a
visual test and it is my assessment that the dwelling could be sited to be virtually
invisible from public viewpoints so that visually, despite the close proximity to the
boundary, the dwelling would not appear to visually mar the distinction between the
settlement and surrounding countryside.

Planning Policy Statement 3 / DCAN 15

Transport NI were consulted with regard to the access arrangements of the
proposed site and have confirmed the required visibility splays of 2m x 60m cannot
be achieved at this application site. The proposal is therefore contrary Policy AMP 2
of Planning Policy Statement 3 in that the development would, if permitted, prejudice
the safety and convenience of road users since it would not be possible within the
application site to provide an access with visibility splays (of 2 metres x 60 metres),
in accordance with the standards contained in the Department’'s Development
Control Advice Note 15.

Planning Policy Statement 6

Historic Environment Division was consulted as the application sites lies within the
consultation zone of an archaeological site and monument. Historic Monuments has
assessed the application on the basis of the information provided are content that
the proposal is satisfactory to the SPPS and PPS6 archaeological policy
requirements.

Recommendation:
Refusal

Reasons for Refusal:

1. The proposal is contrary to the Strategic Planning Policy Statement for
Northern Ireland and 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 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 it would not be possible within the
application site to provide an access with visibility splays (of 2 metres x 60
metres), in accordance with the standards contained in the Department's
Development Control Advice Note 15.

Case Officer:

Authorised Officer:
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ITEM NO 44
APPLIC NO LAQ7/2016/0875/F Full DATE VALID 6/28/16
COUNCIL OPINION APPROVAL
APPLICANT Community Rescue Service 22 AGENT Estates Section
Ballybrakes Road Council Offices
Ballymoney Greenbank
County Antrim Industrial Estate
BT53 6LQ Newry
BT34 2QU
02830313233
LOCATION Hardstanding located between playing fields at Fathom Line
and to the rear of No.s 31-65 Drumalane Park
Newry
BT35 BAT
PROPOSAL Erection of building occupied by South Down Community Rescue Service for the

purposes of training and to store water safety/rescue equipment.
REPRESENTATIONS OBJ Letters SUP Letters OBJ Petitions  SUP Petitions

0 0 0 0
Addresses Signatures Addresses Signatures
0 0 0 O
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P/1995/0303/F

Drumalane Community Centre, Drumalane, Newry

Playing Field, Play areas Car Park and extension to Community Centre
Approval, dated 25 August 1995

P/1987/1235/F

Drumalane, Newry

Reinstatement of Drumalane Community Centre, Newry
Approval, dated 10 December 1987

P/1986/0564/F

Drumalane, Newry

Retention and extension of Community Centre
Approval, dated 18 September 1986.

Planning Policies & Material Considerations:
Banbridge Newry and Mourne Area Plan 2015

Strategic Planning Policy Statement for Northern Ireland
A Planning Strategy for Rural Northern Ireland

Planning Policy Statement 6

Planning Policy Statement 15

Consultations:

Rivers Agency — No objections
Transport NI — No objections

HED — No objections

NI Water — No objections
Environmental Health — No objections

Objections & Representations
No neighbours qualified for a Neighbour Notification. Application advertised on
20.07.2016. No objections or representations received.

Consideration and Assessment:

The application is situated on ‘whiteland’ as designated in the Banbridge Newry and
Mourne Area Plan 2015. The SPPS is largely silent on community facilities in urban
areas and therefore the retained policies will hold the material weight to the
application. The proposal is not in conflict with either the Area plan or SPPS.

A previous application P/2014/0402/F for a Community Centre was approved in
01.12.2014 at this location. As this application is on a site that incorporates the
previous application which is still live for a community facility it is my assessment that
the community use has been established at this site and principle of development is
acceptable.

Design / Townscape Character:
Policies SP 18 and DES 2 of Planning Strategy for Rural Northern Ireland (PSRNI)

Policies SP 18 and DES 2 both require development proposals in towns and villages
to make a positive contribution to townscape and be sensitive to the character of the

2
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area surrounding the site in terms of design, scale and use of materials. New
developments within town centres should minimise visual, functional and physical
disruption and enhance or create interest, vitality and variety.

The proposed design does not cause concern. Its scale is suitable and would not
dominate the neighbouring dwellings, which are elevated above the main site by a
few metres. The building is a portable metal frame building which will be visually
unobtrusive, small in scale and basic in form. The visual impact of the building
would be further reduced by the fence screening along Albert Basin. The screening
effect lessens as you approach the site, as the angle improves. The proposed
building is minimalistic in character and will not a significantly adverse impact on the
character of the area. The proposal is in general compliance with the PSRNI.

Historic Environment Division have no objections to the proposal with regard to the

SPPS and PPS 6. Rivers Agency were also consulted with regard to PPS15 and
have since responded with no objections.

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. Development shall not be occupied until the onsite works have been
completed in accordance with the drainage details submitted to and approved by the
relevant authority.

Reason: In the interest of public health

3 Development shall not be occupied until surface water drainage works
on-site and off-site have been submitted, approved and constructed by developer
and the relevant authority.

REASON: To safeguard the site and adjacent land against flooding and standing
water.

Case Officer:

Authorised Officer:
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ITEM NO 45
APPLIC NO  P/2014/0071/F Full DATEVALID 1/17/14
COUNCIL OPINION APPROVAL
APPLICANT Mr John Perry C/O Agent AGENT Jobling Planning &
Environment Ltd.
1 Inverary Valley
Larne
BT40 3BJ
028 2827 7736
LOCATION Lands South East of No. 54 Newcastle Street
Kilkeel
BT34 4AQ
PROPOSAL Change of use to part of commercial (pre-cast concrete works) yard to a waste

management facility for the depollution and dismantling of End of Life Vehicles (ELVS)
and the sorting and bulking of scrap metal. Works will include the use of existing
vehicle workshop for the ELV depollution process, external storage of ELVs

(unpolluted and polluted) and erection of walled enclosure for storage of non-ferrous
scrap metal, roofing of existing enclosure for the storage of ferrous metals, bunded
fuel storage, and associated boundary treatments.

REPRESENTATIONS OBJ Letters SUP Letters OBJ Petitions  SUP Petitions
33 1 0] 0]
Addresses Signatures Addresses Signatures
0 0 0O O
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NIEA: WMU have no objections in principle to this proposal providing all the relevant
statutory permission for this development are obtained.
NIEA: LRM Unit have no objections.

Objections & Representations:

The application was advertised in local newspapers on 28" March 2014, 27" June
2014, 21% October 2015 and 4™ November 2015. 30 neighbouring properties were
notified of the proposal in the initial round of consultation on 14" March 2014.
Subsequent notifications were sent to neighbours and objectors on 17" June 2014
and 19" October 2015. Objections were received from a total of 26 properties in the
surrounding area (most of which were copies of the same letter template), as well as
from Mr Jim Wells MLA and Gordon Bell and Son Solicitors on behalf of an adjacent
landowner (Bannerville Developments Ltd.)

The main issues raised in the letters of objection were noise impact, effect on
property values, that a full EIA was not undertaken, potential pollution of harbour
area, additional traffic generated, sub-standard entrance, and use unsuitable within a
residential area. The correspondence from the solicitor centres on land ownership,
specifically, whether the owners of the site had the right to access the site over his
clients’ property.

A noise assessment was undertaken by Lester Acoustics and submitted with the
application. This found that the normal operations of the plant will not exceed
recommended noise levels and this was accepted by Environmental Health. They
have recommended mitigation conditions regarding operating hours and activity
when the baler is present on site to ensure no unacceptable impacts on residential
amenity. Therefore this concern cannot be given determining weight. Effects on the
value of private property are not a material planning consideration. The proposal is of
a relatively small scale as these facilities go and appropriate mitigation measures will
be employed to ensure no pollution of the surrounding environment (including use of
bunded tanks and interceptors in drains). The point of the facility is to reduce the risk
of pollution by properly depolluting and disposing of the end of life vehicles.

Following consultation with statutory bodies, a request for a full Environmental
Statement could not be justified as the relevant matters can be assessed through the
normal application process. Following clarification on the level of traffic to be
attracted to the site, TransportNI has no road safety concern with the use of the
existing access from Newcastle Street. The site has an established industrial use
and is considered suitable for the proposal given the separation distances from
residential properties (over 50m).

With regard to the matter of land ownership, the planning authority wrote to the agent
concerning the challenge to the P2 certificate. The agent provided a solicitor's letter
with accompanying title documents and a map to show that the applicant has an
easement over the objector’s site for use of the lane. Notice was served on the
owner of the land on 10™ September 2014 and an amended P2 certificate C was
submitted on 11" September 2014. The Council is satisfied that the challenge to the
ownership has been addressed, that the applicant controls the land necessary to
carry out the development, and that the interested parties have had the chance to
have their say. TransportN| was consulted and there was no change to their position.
Any further disputes on the issue are a civil matter between the parties, but the
planning application cannot be further held. Further correspondence was received
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from Gordon Bell and Son Solicitors alleging inconsistency in the approach adopted
by TransportNI on another application by their client using the same laneway. The
Council is satisfied that each application is assessed on its own merits having regard
to the circumstances of the proposal, policy requirements and consultee advice. As
this application is considered acceptable (as indeed was the other one referred to -
P/2014/0664/F), there is no prejudice and the application should be determined
without further delay.

Consideration and Assessment:

The main issues to be considered are the principle of the waste management use
proposed, visual issues associated with the storage of waste on the site, road safety
and impacts on amenity.

The proposal exceeded the threshold of Category 11(E) of Schedule 2 of the
Planning (Environmental Impact Assessment) Regulations (Northern Ireland) 2012.
The previous planning authority was required under Regulation 10 to make a
determination as to whether the proposal was for EIA development. Following the
receipt of a number of consultation responses, it was determined on 16™ April 2014
that an Environmental Statement would not be required as the environmental effects
were not likely to be significant and could be assessed through the normal planning
process.

Section 45 of the Planning Act (Northern Ireland) 2011 requires the Council to have
regard to the local development plan, so far as material to the application, and to any
other material considerations. The site is currently within the remit of the Banbridge /
Newry & Mourne Area Plan 2015 as the new council has not yet adopted a local
development plan. The site is located within the settlement limit of Kilkeel, and is
unzoned. There are no specific policies in the Plan that are relevant to the
determination of the application and the application will be assessed against the
operational policies of the SPPS and the retained PPS11.

Sustainable waste management is essential for the health and well-being of society,
and our quality of life. The waste management industry is an important provider of
jobs and investment across the region, with the potential to support future business
development, investment and employment. The provision of waste facilities and
infrastructure can make a valuable contribution towards sustainable development.
The aim of the SPPS in relation to waste management is to support wider
government policy focused on the sustainable management of waste, and a move
towards resource efficiency. This proposal aims to sustainably manage waste by de-
polluting and recycling end of life vehicles.

With regard to site selection, the planning authority will be guided by paragraph
6.313 of the SPPS which replicates much of the retained policy WM2 of PPS11. A
suitable site must meet one or more of the five locational criteria. This site is
considered to meet at least two of these criteria. It is located within an existing
industrial area with an established use as a commercial yard. The pre-cast concrete
works will remain in the western part of the yard and the development proposal will
share a similar character with this existing use. It also makes use of previously
developed land and will make use of part of an existing building. The Minister for the

4
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Environment issued a statement in November 2013 to state that Best Practicable
Environmental Option (BPEO) was no longer a material planning consideration
following the publication of the revised Waste Management Strategy. The SPPS
confirms at paragraph 6.323 that this remains the case. Therefore there is no
requirement to demonstrate need for the facility provided it meets the locational
criteria.

The environmental impact of the waste management facility must be assessed under
paragraph 6.321 of the SPPS and policy WM1 of PPS11. The volume and tonnage
of ELVs to be processed on the site has been specified in the supporting statement
and the recycling of much of the material recovered is to be welcomed. Key
consultees have no concerns regarding the type or volume of waste or the method of
disposal. The proposal will not cause demonstrable harm to human health or result
in an unacceptable adverse impact on the environment. The principal concern for
residential amenity would be noise arising from the site. A noise assessment was
undertaken by Lester Acoustics and submitted with the application. This found that
the normal operations of the plant will not exceed recommended noise levels and
this was accepted by Environmental Health. It is intended that a mobile baler will be
brought onto the site either quarterly or monthly when there is sufficient volume of
waste to be baled and removed. As this process would create additional noise on the
particular days when it is present, Environmental Health have recommended
mitigation conditions restricting the other machinery that can operate concurrently to
a single excavator. They have also recommended restricted operating hours of 9am
— 5pm Monday to Friday and 9pm — 2pm on Saturday to ensure no unacceptable
impacts on residential amenity. Measures have been taken to ensure that in the
event of a spill, there is no risk of pollution of the surrounding environment. This
includes a detailed drainage plan, the use of an interceptor and bunds around
storage tanks. Water Management Unit is content with the measures proposed.
While it is acknowledged that there are residential areas beyond the site (principally
off Newcastle Street and Rooney Road), the primary character of this area is
commercial and industrial. The site’'s established use is as a concrete works while
there is a sewage works and factories to the SE and a former sale yard and joinery
works to the NW. The proposed use is considered compatible with these land uses.
Its visual impact is mitigated by its depressed landscape setting and the screening
provided by existing industrial development on the site. There are limited public
views of the site and the proposed volume of outside storage is limited. Therefore
the proposal will not harm the townscape of this part of Kilkeel, or the landscape
quality of the Mournes AONB as required by PPS2 policy NH6. There will be no
effects on archaeological or built heritage interests and no changes to flood risk.
There will be no loss of agricultural land and no risk to air, water or soil resources.

The traffic assessment form in the planning statement submitted by the agent states
that the proposal involves the processing of 5,400 tonnes of waste per annum. This
equates to 19 tonnes into the site and 1 No. removal trip from the site per day.
Overall this proposal will generate 10 No. two-way trips to/from the site on a daily
basis. Vehicle types to and from the site will consist of 2 No. vehicles used by staff
members and 4 No. HGVs for the traffic movement of waste deliveries to the site.
The agent has subsequently submitted an amended P1 form which has shown that
there are 2 staff vehicles, 10 visitor/customer vehicles and 15 good vehicles
attending the premises daily and that this will not increase for this proposal.
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TransportNI initially felt that the proposal was an unacceptable intensification of use
of the existing access, but following a meeting and receipt of the amended P1 form
with clarification on the existing level of traffic using the laneway, they are now
content that there will be no intensification. They have no road safety concerns under
PPS3 or DCAN15 with the existing access point and the nature and frequency of
traffic movements associated with the proposed use. As there will be a reduction in
the use of the concrete plant, the new use should result in less dirt and dust
nuisance at adjoining properties. There is adequate space within the site for parking
and circulation of vehicles.

In summary, the proposal has been found to comply with the relevant policies, is
appropriately sited and will not harm the environment, residential amenity or other
interests of acknowledged importance. The concerns raised by objectors have been
fully assessed and cannot be given determining weight.

Recommendation: Approval
Conditions:
Ee 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 storage areas/facility shall only be for the use of the ELV depollution
process and associated recycling of components.

Reason: To prevent other waste being brought onto the site.
3. No machinery shall be operated, no process shall be carried out and no
deliveries taken at, or dispatched from the site outside the following times:
Monday to Friday 9am — 5pm
Saturday 9am — 2pm
nor at any time on Sundays, Bank or Public Holidays.

Reason: To safeguard the living conditions of residents in adjoining and nearby
properties.

4, At times when the Baler is operating on site only one Excavator shall be
permitted to operate.

Reason: To ensure that acceptable noise levels are not exceeded at nearby
residential properties.

Case Officer Signature: Date:

Appointed Officer Signature: Date:
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GORDON BELL & SON
SOLICITORS

9 - LI Mewry Streer, Rathfifland, Co. Down, BT34 5PY
T:028 4063 0248 F:028 4063 10]6 E:info@gordonbellandson.co.uk

Our Ref: Your Ref:

DB/IQ/5920F
21% September 2016

Democratic Services

Newry, Mourne and Down District Council
Local Planning Office

(O’Hagan House

Monaghan Row

Newry
BT35 8DJ

SENT VIA EMAIL ONLY: democratic.services@nmandd,org

Dear Sir,

Formal request to speak about the application listed below at the 28 September
2016 meeting of the Planning Committee

Planning reference: P/2014/0071/F

Proposal: Change of use to part of commercial (pre-cast conerete works) yard to a
waste management facility for the depollution and dismantling of End of Life
Vehicles (ELVs) and the sorting and bulking of scrap metal. Works will include
the use of existing vehicle workshop for the ELV depollution process, external
storage of ELVs (unpolluted and polluted) and erection of walled enclosure for
storage of non-ferrous scrap metal, roofing of existing enclosure for the storage of
ferrous metals, bunded fuel storage, and associated boundary treatments

Location: Lands South East of No. 54 Newcastle Street Kilkeel BT34 4AQ

I refer to the above application which appears on page 46 of the Planning Schedule
which will be considered at the Planning Committee Meeting due to be held on 28
September 2016.

I am the solicitor for an adjoining business and I submitted correspondence dated 31
September 2014, 18" September 2014, 28™ September 2015, 23 October 2015 and 16"
February 2016 while the application was being considered.

In keeping with the ‘Planning Commiitee Operating Protocol’ 1 wish to arrange an
appearance before the committee to present information on behalf of my client.

The information which 1 wish to present is set out below.

Please confirm that my request to appear before the Committee has been granted.

David |.G. Bell LL.B. | Willlam V. McMurray LL.B,
Also at: | 1A Bridge Street, Kilkeel, Co, Down. Tel: (028) 4176 4857 (Tuesday Afcernoons)

and | Rampart Streer, Dromore, Co. Down. Tel: (028) 9269 8066 (VWednesday Afternoans)
www.gordonbellandson.co.uk

Back to Agenda
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INFORMATION WHICH I WISH TO PRESENT TO THE COUNCIL
As per correspondence dated:

3" September 2014,

18" September 2014,
28" September 2015,
23" October 2015,

16™ February 2016.
Photographs as attached.

S o o

Yours faithfully

Gordon Hedh +Son.

Encs.
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GORDON BELL & SON
SOLICITORS
9 - 1 Newry Soree, Rachiviland, Co. Down, 8734 5Py
T:028 4063 0248 F 028 4063 1016 E info@gordonbellandsan.co.uk

DBJ”JQJFSQEUI Your Ref:
: September 2014
"'Soixihern Area Planning Office
Marlborough House
.. Central Way
‘CRAIGAVON
BTed 1AD

Dear Sirs,

Re:  Planning application P/2014/0071/F
Our Client: Banncrville Developments Limited

We refer to the above application and to your letter of 27 August 2014,

b
L
5
i

Our client has not yet received the notification required by Article 22 of the Planning
(NI) Order 1991, however, we have been instructed (o make the Department aware of
the situation regarding access to the site which is the subject of planning application
refercnce P/2014/0071/F.

The lane way from Newecastle Street to the site which is the subject ol planning
application reference P/2014/007 I/F runs through our client’s land. The ‘Right of Way"
to the subject site is restricted to the width of the existing lane way until it meets the
public footpath where it splays very slightly across our client’s frontage towards the
Junction of Mill and Newcastle Roads. Attached is a copy of the Land Registry map of
lolio DN141910 Co. Down which is owned by our client. The “Right of Way™ is
indicated with blue hatching and you will note that almost all of the eascment is
registered over the public roadway at Newcastic Street and in Fact grants rights over
only a small portion of our clients folio.

As can be seen from the damage to the surface of our client’s forecourt the narrowness
of the lane way where it joins Newcastle Sircet forces vehicles to encroach on the
forecourt as they turn into the lanc way.

Our client has never consented to vehicles encroaching on its land. In fact, our client
intends to totally enclose and secure its land. and through planning application reference
P/2014/0664/F has sought permission to do so. However, even before our clienl’s
application is approved all vehicles entering the lane way which serves the site which is
the subject of planning application P/2014/007 1/F will be prevented from encroaching

Caveidd LG Bell 108, WMl ¥ MeMurray LLE
Also ac: [1A Bridge Sereer, Kilkeel, Co. Dawn. Tel: {028) 4176 4857 (Tuesday Afterncons)
wwiw.gordonbellandson.co.ulk



Encroachment will, of course, be permanently stopped when our client

its fand.
works proposed in planning application reference P/2014/0664F.

Sries out the

" The information contained in this letter is clearly highly material to the Department’s

decision on planning application ceference P/2014/0071/F and therefore, we would ask
the Department to forward this letter to Transport NI and ask Transporl NI to review
their position on planning application reference P/2014/0071/F in light of the contents
hereof. We would further request that the Department reassesses planning application
reference 172014/0071/F when the comments received from Transport NI are available.

Please acknowledge safe receipt of this letter.

Yours faithfully

Back to Agenda




DBR/IQ/5920F
18" September 2014

Southern Area Planning Oftice
Marlborough House

Central Way

CRAIGAVON

BTed 1AD

Dear Sirs,

Re:  Planning application P/2014/0071/F
Our Client: Bannerville Developments Limited

We refer to the above planning application and note that Hoy and Dorman Ltd, acting
on behalf ol the applicant, has, by letter dated 10 September 2014 informed the
Department that they intend to submit a map showing the extent of the easement
enjoyed by the applicant.

Clearly, given our clients title, it is important that we are provided with an opportunity
to comment on the map Hoy and Dorman Ltd intend to submit,

Please ensure that both our clicnt and this office arc alerted when Hoy and Dorman Ltd
furnish the Department with the map referred to in their 10 September 2014 letter.

Yours faithfully

Back to Agenda
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i DB/SR/5920/F
28" September 2015

Mr Anthony McKay

Chief Planning Officer

Newry, Mourne & Down District
Council,

Downshire Estate

Ardglass Road
DOWNPATRICK

BT30 6GQ

Dear Sir

PLANNING REFERENCE: P/2014/0071/F — SOUTH EAST OF 54 NEWCASTLE
STREET, KILKEEL, CO DOWN

We refer to our letters of 3" September 2014 and 18" September 2014 regarding the above
planning application. Both letters are on the Planning Portal NI file on the subject application.

In our letter of 3™ September 2014 we pointed out that the laneway which serves the proposed
development runs through our client’s land,. DOE NI, the then planning authority, wrote to Hoy
Dorman, the applicant’s agent, requesting confirmation that the applicant owned all of the site
outlined in red on the map submitted with the application, Hoy Dorman, by letter dated 10" -

September 2014, indicated that they would submit a map which would show their client’s ’
casement.

We wrote again on 18" September 2014 and referred to Hoy and Dorman’s intention to provide
an easement map. Our letter also stressed the need to ensure that our client was notified when
the easement map was submitted and he be given an opportunity to examine it and make
representations.

Our client has not been notified of any easement map or other new information being submitted
by or on behalf of the applicant, yet the Council appears to have purported to decide that the
application can be approved. This raises a number of questions.

Firstly, if an easement map or other information has been submitted, our client has not been
informed and therefore has been deprived of his legal right to examine it and rnake
representations.

Secondly, if no easement map or other information has been submitted then we cannot
understand how clarification of ownership could be required and then, in the absence of any
clarification, a decision could be taken to approve without ownership being clarified.
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- If the first scenario is correct then the Council is in breach of its statutory duty which requires it
to ensure that those with an interest in land which is the subject of a planning application are

provided with an opportunity to make representations on any relevant information regarding
that land. |

If the second scenario is correct then the Council has acted in a totally unreasonable manner in
that it was originally decided (rightly), that ownership needed to be clarified then this
requirement was ignored and the Council decided it could approve the application without
clarifying ownership.

We now require the Council to immediately confirm in writing that:-

s The application will be held until the Council confirm if a map or other information
regarding ownership has, or has not, been received and,

* If a map or other information has been received the application will be held and
reconsidered when our client has examined and made representations on the map or any
other information which may have been received, and

* If no map or other information has been received the Council explain by return how it
could ignore the original request for clarification regarding ownership and decide that
the application could be approved without the required clarification.

We note that the issue of ownership is not considered in the Case Officer's Report on the
Planning Portal NI.

We await hearing from you as a matter of urgency and in the event that the Council proceeds to
purport to approve this application without fully addressing the issues raised in this letter our
client reserves the right to commence such Legal Proceedings as may be required to protect his
position and to ensure compliance by the Council with its statutory duties. Should such
proceedings be required this and previous correspondence will be produced to the Court and
furthermore the costs of any legal action sought against the Council.

Yours faithfully

cc. Mr Anthony McKay, Newry Mourne & Down District Council, Council Offices,
Monaghan Row, Newry, Co Down

cc. Mr Liam Hannaway, Newry Mourne & Down District Council, Downshire Estate, Ardglass
Road, Downpatrick, BT30 6GQ



DB/JQ/5920F
23" October 2015

Mr Anthony McKay

Chief Planning Officer

Newry, Mourne & Down District Council
Council Offices

Monaghan Row

Newry

Co Down

Dear Sir,

Re: Planning Ref: P/2014/0071/F — South East of 54 Newcastle Street, Kilkeel,
Co. Down

I refer to the above application and our letter of 28" September 2015.

[ note from the Planning Portal NI (PPNI) that a document referred to as a ‘Transfer
Document’ was posted online on 6 October 2015. 1 further note that while the “Transfer
Document’ was submitted along with a letter from C Murnion and Co Solicitors dated 9
October 2014, the PPNI records the date of receipt as 6 October 20135.
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Having examined the ‘Transfer Document’ we would point out that the applicant has no |

legal entitlement to cross our client’s forecourt when entering the subject lane.
Furthermore, our client has now begun preparing to implement the development which
he obtained planning approval for under reference P/2014/0664/F on 7 August 2015.
This approval permits the erection of a 1 metre high permanent metal post to support a 6
metre wide hinged barrier. The approved metal post is located on the ‘out of town” side
of the subject lane at the point where the lane abuts the footway. The erection of this
post will prevent vehicles crossing our client’s forecourt when entering the subject lane.

It is clearly important that the Council sends a copy of this letter to Transport NI and

takes into account Transport NI’s response when it reconsiders application
P/2014/0071/F

Yours faithfully
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DB/JQ/5920F
16" February 2016

Planning Manager

Newry, Mourne and Down District Council
Local Planning Office

(O’Hagan House

Monaghan Row

Newry

BT35 8DJ

Dear Sirs,

Our client: Mr R Sloan

Application reference: P/2014/0071/F

Location: Lands South East of No. 54 Newcastle Street, Kilkeel, BT34 4AQ

Proposal: Proposed change of use to part of commercial (pre-cast concrete
works) yard to a waste management facility for the depollution and
dismantling of End of Life Vehicle (EL.Vs) and the sorting and
bulking of scrap metal. Works will include the use of existing vehicle
workshop for the ELV depollution process, external Storage of ELVs
(unpolluted and polluted) and erection of walled enclosure for
storage of non-ferrous scrap metal, roofing of existing enclosure for
the storage of ferrous metals, bunded fuel storage, and associated.
boundary treatments.

[ refer to the above application and to my previous letters dated 28™ September 2015,
23" October 2015.

Transport NI (TNI) replied to your re-consultation on application P/2014/0071/F on 8
December 2015 (copy enclosed). The heading on TNI’s reply refers to our letter.

In its response, TNI has indicated that it has no objections to application P/2014/0071/F
provided the information submitted is accurate.

When our client’s application (reference P/2014/0664/F) to replace 2 existing car wash
machines and erect a new boundary wall, gated entrances, removable bollards and
shelter for car wash staff, was under consideration, TNI indicated that a 6m entry/exit
radius was required at the existing lane. It was stated that the 6m radius was required to
ensure adequate pedestrian protection and enhance traffic progression (see enclosed
response dated 15 December 2014).

The laneway referred to by TNI in its 15 December 2014 response is the laneway which
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serves the P/2014/0071/F proposal.

After considering our clients application for 12 months, the Council approved it.
However, the presence of a 1 metre high barrier support at the entrance to the lane
means that the 6m eniry/exit radius required by TNI cannot be provided. From TNI’s 8
December 2015 response on application P/2014/0071/F we now know that it is content
with this proposal, even though the required 6m radius at the existing lane can no longer
be provided.

In short, TNI’s demand for 6m entry/exit radius at the entrance to the lane delayed our
client’s consent by nine months, yet, TNI is now prepared to support the P/2014/0071/F
proposal, which uses the same lane, even though the previously required 6m radius
cannot be provided.

Transport NI is the statutory authority charged with responsibility for ensuring that
pedestrians and road users’ safety is not compromised by development. It is therefore
difficult to understand how TNI could regard a 6m radius at the entrance (o the subject
lane to be essential when considering our client’s application but not a requirement
when responding to application P/2014/0071/F, which uses the same lane.

The safety of pedestrians and road users is an important consideration when assessing
application P/2014/0071/F, therefore, we contend that the Council must ask TNI to
explain why it no longer requires a 6m radius at the entrance to the lane.

Yours faithfully

Encs.

C.C. Mr W N R Laughlin, Transport NI, Downpatrick
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Banbridge/ Newry and Mourne Area Plan 2015: The site is within the open
countryside within an AONB

Planning Policy and Advice considered: SPPS, PPS2, PPS3, PPS21 and
DCAN15

Additional Information Provided:

Correspondence was forwarded to the agent on the 19" September 2014 during
initial stages of processing where he was invited to provide additional information to
support the applicant’s case, from this only farm maps and an amended P1C form
were provided.

It is noted that correspondence attached to the adjacent application P/2014/0678/F
and dated 28" October 2014 is also relevant to this case and has also been
considered.

SPPS and PPS21 (CTY1, CTY 11 and CTY12)

The policy provides a list of acceptable non-residential which includes provision for
farm diversification proposals as well as agricultural development in accordance with
policies CTY 11 and 12 respectively.

Farm Diversification (SPPS and PPS21 - CTY11):

The Department of Agriculture in their consultation response dated 26.11.14 have
indicated that the applicant has been a member of the farm business since 1994,
having a farm business i.d. for more than 6 years with single farm payments claimed
within this time, thus indicating that the farm business is currently active and
established.

The agent in correspondence dated 28" October 2014 indicates that the ‘existing
farm yard and fuel sales are intertwined’. Whilst the extent of the application site
includes ground within the farm holding (fields 11A and 11B) the existing shed and
hard standing are nevertheless a separate entity from the farm activities on the
holding and are clearly contained within an existing commercial enterprise. Whilst
the agent states that there the existing building is necessary as all other buildings on
the holding are fully utilised for farming activities and there are no options available.
Despite this assertion, this has not been fully demonstrated nor how it will be run in
conjunction with agricultural operations of the farm.

Whilst the green clad and concrete block finishes are typical materials found on
agricultural buildings within the locality. The building itself has been purpose built
and designed for commercial use in association with a fuel business and not for
agricultural purpose. The building does not link or cluster with any other farm
buildings as characterised within the AONB locality. Whilst an agricultural use is
deemed an appropriate land use at this location the retention of such a suburban
building for such purpose is inappropriate and excessive in terms of size and scale
for its intended use. The retention of the building and hard standing will continue to
detract from the area despite its proposed use. Given the overall existing suburban
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form which will be maintained through retention this will still contribute negatively to
the visual quality of the area.

Whilst there is scope within CTY 11 for the reuse or adaption of buildings for farm
diversification proposals this is only applicable when they are existing farm buildings.
Given the current use of the building and yard as part of a commercial enterprise this
is not relevant in this case. Overall proposals fail to meet the policy tests of SPPS
and CTY11.

Agricultural Development (SPPS and PPS21 - CTY12)

Given the comments from the Department of Agriculture dated 26.11.14 it is
acknowledged that the applicant has an active and established farm however no
information has been submitted to justify why the proposal is necessary for the efficient
operation of the holding or enterprise.

The farm business is registered to the applicant at No. 83 Flagstaff Road with an
extensive agricultural holding, the existing shed and hard standing lie outside the farm
holding. Although planning policy gives consideration to an alternative site away from
the existing farm buildings this is only in exceptional circumstances. However, in this
instance no justifiable case has been presented as to why the development could not
have been located elsewhere within the holding.

The existing building and hard standing area are currently in use commercially, as part
of a fuel storage and distribution business and is not used for agricultural purpose. The
building/ hard standing area are within a self-contained yard separated from the
remainder of the farm holding with no case presented that the building and hard
standing will be specifically for an agricultural use.

Furthermore the building has been designed for the purposes of a commercial nature
with the appearance, height, size, scale along with roller shutter doors, link to oil tanks
and a hopper have a suburban appearance which is not typical of agricultural
development expected within the countryside.

Proposals fail to meet the requirements of planning policy.

Impact to Amenity (4.11 and 4.12 of the SPPS)

Whilst Environmental Health in their consultation response dated 2" December 2014
raised no concerns. However due to the nature of development at the site including the
level of activity the Planning Authority would have concern in terms of potential noise,
general nuisance and visual intrusion therefore recommend refusal on this basis.

Development within the AONB (SPPS and PPS2)

Although the shed and hard standing already exist at this location the overall design,
appearance and use for commercial purposes are out of context within the rural setting
of the AONB. Although the proposed retention for agricultural purpose may be more
acceptable in terms of land uses expected within this designated area it cannot
overcome the fact that the existing building/ hard standing are suburban in form.
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The continued retention of the building and hard standing will continue to be
inappropriate to this location and will maintain an adverse visual appearance which
is and will continue to be unacceptable.

Consultations:

Transport NI (20.11.14) — A 1:500 scale plan showing access details with sightlines

Environmental Health (02.12.14) - Retention of agricultural shed is located 75m
from a domestic dwelling not associated with the farm, potential for nuisance

DARD (26.11.14) - Business i.d. and single farm payments claimed for more than 6
years, a member of the business since 1994

NIW (14.11.14) — Generic response
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Objections & Representations

Neighbour notification and re-notification 23.08.16 due to changes in plans and
amended address to 6 properties

Advertised 19.08.14 and re-advertised

No objections received

Consideration and Assessment:

Proposals are located outside the existing agricultural holding of the applicant,
contained within an existing commercial enterprise which is separated and self-
contained. It has not been clearly demonstrated that the proposed uses will be run in
conjunction with and are required for the efficient running of existing agricultural
operations or that ‘existing farm buildings’ could not be utilised for such purposes
elsewhere within the farm holding. The existing building and hard standing are
inappropriate within the AONB designed for commercial enterprise which in itself has
detracted from the visual appearance of the area the retention of such will not
overcome its suburban appearance and will continue to have adverse visual
consequences for the area.

Overall proposals fail to meet planning policy requirements of SPPS, PPS21 (CTY11
and CTY 12) and PPS2, therefore it is recommended to refuse the application.

Recommendation: Refusal

Refusal Reasons:

1. The proposal is contrary to the Strategic Planning Policy Statement and Policy
CTY 11 of Planning Policy Statement 21 in that:

- the applicant has not demonstrated that it is to be run in conjunction with
the agricultural operations;

- the character and scale of the development is not appropriate to its
location

- it has not been demonstrated that there are no suitable existing buildings
on the holding that can be used or that there are no sites available at
another group of buildings on the holding before considering this
alternative site for the location of the farm diversification proposal

- the development, if permitted, will have an adverse impact on the natural
heritage;
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- it does not involve the re-use or adaptation of existing farm buildings and it
has not been demonstrated that there are no other buildings available to
accommodate the proposal.

and that there are no overriding reasons why this development is essential
and justifiable at this rural location.

The proposal is contrary to the Strategic Planning Policy Statement Policy
CTY 12 of Planning Policy Statement 21 of PPS 21,in that:

it has not been demonstrated that it is necessary for the efficient
functioning of the agricultural holding

- Its character and scale are not appropriate to its location
- the development will have an adverse impact on designated AONB

- it will not result in detrimental impact on the amenity of residential
dwellings outside the holding or enterprise

- it has not been demonstrated that there are no suitable existing buildings
on the holding that can be used or that there are no sites available at
another group of buildings on the holding before considering this
alternative site.

- the design is not sympathetic to the locality and is not sited beside existing
farm buildings

. The proposal is contrary to the Strategic Planning Policy Statement (SPPS)
and Policy NH 6 of the Planning Policy Statement 2, Planning and Nature
Conservation in that the site lies within an Area of Outstanding Natural Beauty
and the development is not of an appropriate design which is sympathetic in
to the character and appearance of the AONB.

. The proposed development would if permitted harm the living conditions of
residents of Flagstaff Road by reason of noise, visual intrusion and general
nuisance.

Case Officer:

Authorised Officer:
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2 The proposal is contrary to the Strategic Planning Policy Statement and Policy CTY12 of
Planning Policy Statement 21 Sustainable Development in the Countryside, in that the
applicant has not provided sufficient information to confirm that there are no suitable
existing buildings on the holding or enterprise that can be used and it has not been
demonstrated that there are no alternative sites available at another group of buildings on the
holding and that health and safety reasons exist to justify an alternative site away from the
existing farm buildings and that the alternative site away is essential for the efficient

functioning of the business..

3 The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and Policy NH
6 of the Planning Policy Statement 2, Planning and Nature Conservation in that the site lies
within an Area of OQutstanding Natural Beauty and the development is not of an appropriate
design which is not sympathetic in appearance and design to the special character of the
AONB.

Preliminary Matters

The Planning Authority has based their first refusal reason around Policy CTY11 from PPS
21 and the SPPS which relate to farm diversification. This application does not seek to
diversify from the existing farm. This application is for the retention of the existing building
and hard standing area for agricultural purposes in relation to the existing farm holding. Any
reference to Policy CTY 11 should therefore be removed from this application as it does not

reflect the proposal.
Consideration

The application site is within the countryside as defined in the Adopted Banbridge, Newry &
Mourne Area Plan 2015. There are no specific policies within the plan of relevance to the
appeal proposal. The Strategic Planning Policy Statement for Northern Ireland Planning for
Sustainable Development (SPPS) was published on 28th September 2015. It states that until

such times as a Plan Strategy for the whole of the council area has been adopted, Local
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Planning Authorities (LPAs) will apply existing policies within the Planning Policy
Statements (PPSs) that have not been cancelled. Planning Policy Statement 21: Sustainable
development in the Countryside (PPS 21) provides the relevant planning context for

determining this appeal.

Planning Policy Statement 21: Sustainable Development in the Countryside, (PPS 21),
Policy CTY 1 sets out a range of development which in principle are considered to be
acceptable in the countryside and that will contribute to the aims of sustainable development
and that other types of development will only be permitted where there are overriding
reasons why that development is essential and could not be located in a settlement. One of

these is an agricultural shed in accordance with Policy CTY 12.

Policy CTY 12 states that planning permission will be granted for development on an active

and established agricultural holding where it is demonstrated that it meets five criteria.

The policy is permissive in nature and outlines exactly which criteria are required for

planning permission to be granted.

Appendix 1 contains details of the existing farm holding which includes the farm maps
previously submitted to the Planning Authority. I have also included a spatial map

identifying the farm in its entirety for ease of use.

The existing farm buildings are centred around the application site. This is the location of
the principle group of farm buildings. Appendix 2 contains an aerial photograph of the
existing farm yard which includes the application building and 3 other existing buildings on
the farm. These buildings are all full to capacity with either cattle of farm materials and
machinery. There is no room within the buildings for additional use. The application shed is
therefore essential to facilitate the longevity and efficiency of this considerable farm

enterprise.
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The Case Officer’s report states “Correspondence was forwarded to the agent on the 19"
September 2014 during initial stages of processing where he was invited to provide
additional information to support the applicant’s case, from this only farm maps and an

amended P1C form were provided.”

Despite numerous requests from our office over the past 2 years for an update on the
application did any of the case officers involved request any additional information relating
to the justification of the proposal. It therefore comes as a disappointment that this

application has now been presented to the Council as a refusal.

While the applicant resides at No. 83 Flagstaff Road, the principle group of buildings on this
holding is located at the application site. This fact would have been quite evident to the case
officer during her site visit. It is therefore not necessary to provide health and safety reasons

for an off-site location as the proposal is located beside existing agricultural buildings.

The Case officer also states “Whilst the green clad and concrete block finishes are typical
materials found on agricultural buildings within the locality.” Despite the assertion that the
building was initially designed for commercial purposes, the Case Officer has inadvertently
agreed that the building bears a resemblance to agricultural design. This application seeks
the retention of the shed for agricultural purposes only. This type of shed is entirely
appropriate to this rural area as it represents modern agricultural building design where many
agricultural buildings now utilise concrete walls and green metal sheeting in their
construction. The shed is also located within an existing agricultural yard and beside other
agricultural buildings of similar scale. It is therefore contended that this shed is easily

assimilated into this landscape.

Whilst there is an enforcement notice on this site, the applicant is exercising his right to

regulate the development through the submission of a planning application.

It is proposed to use this building for various agricultural uses throughout the year. Cattle

are grazed in these fields throughout the year and this shed will act as shelter for the animals
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from the elements and as a storage facility for animal bedding, feedstock and medicines.

The shed will also be utilized for the storage of farm machinery.

The welfare of an animal includes its physical and mental state and it is considered that good
animal welfare implies both fitness and a sense of well-being. Any animal kept by man, must

at least, be protected from unnecessary suffering,

An animal's welfare, whether on farm, in transit, at market or at a place of slaughter should
be considered in terms of 'five freedoms' as defined by the Farm Animal Welfare Council.
These freedoms define ideal states rather than standards for acceptable welfare. They form a
logical and comprehensive framework for analysis of welfare within any system together
with the steps and compromises necessary to safeguard and improve welfare within the

proper constraints of an effective livestock industry.

1. Freedom from Hunger and Thirst - by ready access to fresh water and a diet to

maintain full health and vigour.

2. Freedom from Discomfort - by providing an appropriate environment including

shelter and a comfortable resting area.

3. Freedom from Pain, Injury or Disease - by prevention or rapid diagnosis and

treatment,

4. Freedom to Express Normal Behaviour - by providing sufficient space, proper

facilities and company of the animal's own kind.

5. Freedom from Fear and Distress - by ensuring conditions and treatment which avoid

mental suffering.

As mentioned above, the other existing sheds within this agricultural yard are fully utilised
and there are no other examples of agricultural buildings on the holding. Although the
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applicant lives at 83 Flagstaff Road there are no available agricultural buildings at that
address. The principle group of agricultural buildings on the holding is at the application

site.

As part of the Ulster Farmers Union the Applicant must, under the welfare legislation, take
all reasonable steps to ensure that he does not cause any unnecessary pain, suffering, injury
or distress to his animals. 1 feel it must be stressed at this point that Criteria A from CTY12
requires that the proposal is necessary for the efficient use of the agricultural holding. For
the Applicant to remain as part of his existing animal schemes and memberships it is

essential that shelter facilities are provided at this isolated part of the holding.

The main role of any farmer with breeding stock is to ensure that his stock is healthy and
produce a calf every year. Farmers every day carry out routine general health inspections of
their stock, and on numerous occasions throughout the year must carry out various routine
treatments. This ranges from foot trimming, ultra-scanning, administering of prescribed
medicines such as routine worming, fluke dosing etc. On many occasions assistance with
calving is essential to ensure the health of the mother and newly born calf. It is therefore vital
that Mr. King has the appropriate type and amount of facilities for his herd size to allow him

to carry out these inspections and assistance when necessary.

In light of the above submission and the information previously submitted to the Council [

would respectfully request that this application be deferred for further consideration.
Yours Sincerely,

Hh

Stephen Hughes
ERES Ltd.
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APPENDIX 1
Existing Farm Holding
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APPENDIX 2
Existing Agricultural Yard
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