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2. Position Summary 
 

2.1 The summary of our position is as follows:  
 

• The Plan Strategy identifies a housing land 
supply of 119 units in Rostrevor, which 
significantly exceeds the identified NIHE social 
housing need of 45 units.  
 

• However, a substantial proportion of this 
supply is derived from zoned and uncommitted 
sites, many of which have remained 
undeveloped since the previous development 
plan (2015), raising concerns regarding their 
deliverability.  
 

• The Plan Strategy provides no detailed 
assessment of the availability, viability or 
constraints affecting these sites, nor any 
evidence that they will come forward within the 
plan period.  
 

• As a result, the identified housing supply is 
theoretical rather than demonstrably 
deliverable, and may not realistically meet 
housing need in practice.  
 

• The strategy is therefore overly reliant on 
existing land within the settlement limit, without 
providing flexibility or alternative sources of 
supply should these sites fail to deliver.  
 

• This approach fails to ensure a robust, realistic 
and flexible housing strategy at settlement level. 
 
  
 

•  The evidence base underpinning the housing land supply is insufficiently tested in terms of 
deliverability and timing, and does not adequately consider reasonable alternatives. The 
evidence base appears outdated and insufficiently tested, and no alternative growth 
scenarios have been considered. 
 
2.2 Accordingly, the dPS fails soundness tests C1, C3, CE1, CE2, CE3 and CE4. 

 
 
 

 

Figure 2: HS1 Indicative Strategic Housing Land 
Allocation 2020-2035 
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3. Absence of a Forward Housing Strategy 
 

3.1 Policies HS1–HS3 of the Draft Plan Strategy (dPS) set out the Council’s approach to 
housing growth across the district for the period 2020–2035. Table 6 identifies an overall 
requirement for 10,630 new dwellings (equating to approximately 710 units per annum) 
over the plan period. This comprises 6,540 market dwellings and 4,090 affordable 
dwellings (including both intermediate and social housing). 

 
3.2 The dPS acknowledges the need to apply a 10% flexibility allowance to ensure that the full 

extent of NIHE identified housing need can be met. Accordingly, the overall housing 
requirement is increased to 11,000 dwellings by 2035. 

 

3.3 Policy HS1 of the Plan Strategy identifies a total housing land supply of 119 units in 
Rostrevor, comprising: 

• 8 completed dwellings  
• 29 units under construction  
• 15 units with extant planning permission (not commenced)  
• 67 units on uncommitted zoned land  

3.4 Whilst this headline figure suggests a significant level of housing supply, the composition 
of this supply varies considerably in terms of certainty and deliverability. 

3.5 In particular, a substantial proportion of the identified supply (82 units) is derived from 
sites that are either unimplemented or uncommitted. These sites have not been subject 
to any detailed assessment in respect of: Availability Viability and Site-specific constraints  

3.6 Furthermore, a number of these sites have remained undeveloped since the previous 
development plan (2015), raising concerns regarding their likelihood of delivery within the 
plan period. 

3.7 In the absence of any clear evidence demonstrating that these sites will come forward, 
the identified housing land supply must be considered theoretical rather than demonstrably 
deliverable. 

3.8 No non-implementation allowance has been applied to reflect the risk that some sites 
may not be delivered, nor has any alternative or contingency supply been identified. 
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4.6 Accordingly, the Plan Strategy does not provide a robust or realistic basis to ensure that 
identified housing need will be delivered within the settlement. 
 
 
5. Reliance on Headline Housing Supply 

5.1 The Council’s evidence base indicates that overall housing supply across the district 
exceeds the identified housing requirement. At a settlement level, Rostrevor is identified as 
having a total housing land supply of 119 units, which exceeds the identified social housing 
need. 

5.2 However, this headline figure does not reflect the composition, quality or deliverability of 
the identified supply. As set out in Section 3, a substantial proportion of this supply is derived 
from: 

• Uncommitted zoned sites; and  
• Sites with planning permission that have not been implemented  

5.3 In particular, 82 of the 119 units comprise either uncommitted or non-implemented sites. 
The Plan Strategy does not provide any detailed assessment of: 

• The availability of these sites  
• Their viability or market attractiveness  
• Site-specific constraints affecting delivery  

5.4 Furthermore, a number of these sites have remained undeveloped over a prolonged 
period, including since the previous development plan (2015). This raises legitimate concerns 
regarding whether they will be delivered within the plan period. 

5.5 The Plan Strategy assumes that all identified sites will come forward and contribute fully 
to housing supply. However, no non-implementation allowance has been applied, nor has any 
contingency or alternative supply been identified should these sites fail to deliver. 

5.6 Accordingly, the apparent adequacy of housing supply masks a significant degree of 
uncertainty. The Plan Strategy has not demonstrated that housing land within Rostrevor is: 

• Available  
• Deliverable  
• Capable of meeting identified need within the plan period  

5.7 As a result, the strategy relies on a theoretical housing supply, rather than a robust and 
deliverable one. This creates a clear risk that housing need will not be met in practice within 
the settlement. 

5.8 The Plan Strategy therefore fails to ensure that housing land supply is realistic, deliverable 
and appropriately evidenced, contrary to soundness tests CE2 (robust evidence base) and CE3 
(effective implementation). 
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6. Failure to Consider Alternative Growth Scenarios 

6.1 The housing strategy underpinning the Plan Strategy appears to rely on a single approach 
to forecasting housing need, based primarily on Housing Growth Indicator (HGI) figures 
derived from 2016, with a 10% flexibility allowance applied to reach the proposed target of 
11,000 dwellings. 

6.2 There is no clear evidence that alternative growth scenarios have been considered, 
including: 

• Higher growth scenarios  
• Settlement-specific demand and need  
• Market-driven housing demand  

6.3 In particular, there is no evidence that the Council has tested whether the identified 
housing land supply at settlement level, including in Rostrevor, is sufficient, appropriate or 
deliverable under different growth assumptions. 

6.4 This is especially relevant where, as set out above, a significant proportion of the identified 
supply is uncertain in terms of delivery. 

6.5 The failure to consider reasonable alternatives or to test the robustness of the housing 
strategy under different scenarios indicates that the Plan Strategy is not founded on a 
sufficiently robust or evidence-based approach. 

6.6 Accordingly, the Plan Strategy fails to meet the requirements of soundness test CE2. 

 

7. Evidence Base and Changing Conditions 

7.1 The Strategic Housing Market Analysis (SHMA) underpinning the Plan Strategy is based on 
data primarily drawn from the period 2020–2022. 

7.2 Since that time, there have been material changes in housing market conditions, including: 

• Increased house prices  
• Rising private rents  
• Worsening affordability  

7.3 These changes are likely to have increased housing demand across all tenures, including 
both market and affordable housing. 

7.4 There is no clear evidence that these changing conditions have been reflected in either: 

• The overall housing requirement; or  
• The assessment of housing need and supply at settlement level, including in Rostrevor  
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7.5 This is particularly relevant where, as set out above, the Plan Strategy relies on 
assumptions regarding the delivery of existing housing land supply. 

7.6 Accordingly, the Plan Strategy is not based on a sufficiently up-to-date or robust evidence 
base, contrary to soundness test CE2. 

 
8. Constraints Affecting Delivery of Identified Housing Land 

8.1 As set out in the preceding sections, the Plan Strategy identifies a significant level of 
housing land supply within Rostrevor, much of which is derived from existing zoned or 
uncommitted sites. 

8.2 In order to assess the robustness of this supply, it is necessary to consider the extent to 
which these sites are available, suitable and deliverable within the plan period. 

8.3 A review of a number of the identified sites indicates that there are constraints and 
dependencies which may affect their ability to come forward for development. 

8.4 The following section highlights an example of such a site, demonstrating that the 
assumed housing supply may not be realised in practice. 

 

RR04 – Warrenpoint Road 

8.5 As depicted in figure 5 below, the site identified as RR04 (Warrenpoint Road) was zoned 
for housing in the Banbridge / Newry and Mourne Area Plan 2015 and continues to form part 
of the housing land supply relied upon by the current Plan Strategy. 

8.6 Despite this long-standing allocation, there is no evidence that the site has been brought 
forward for development, raising concerns regarding its deliverability within the current plan 
period. 

8.7 The key site requirements attached to this zoning identify a number of constraints which 
may affect delivery. In particular: 

• A requirement for a minimum of 28 social housing units, which may impact viability 
and delivery mechanisms  

• A requirement to protect vegetation adjacent to the Ross Monument (HB16/06/056), 
a Grade A listed structure, indicating sensitivity in respect of its setting  

• A requirement for access from Warrenpoint Road, including the need for land outside 
the site to be made available to achieve appropriate access and sightlines  

8.8 The requirement for third-party land to facilitate access introduces a significant 
uncertainty, as delivery is dependent on land outside the control of the site promoter. 
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8.9 Furthermore, the presence of a Grade A listed monument adjacent to the site is likely to 
impose constraints on layout, density and design, potentially affecting the overall 
development capacity. 

8.10 These factors raise legitimate concerns regarding the availability, viability and 
deliverability of the site. 

8.11 Notwithstanding this, the Plan Strategy assumes that the site will contribute fully to 
housing supply, without any updated or detailed assessment of whether these constraints 
have been resolved. 

8.12 This demonstrates that the identified housing land supply is not based on a sufficiently 
robust or realistic assessment of deliverability, contrary to soundness tests CE2 and CE3. 

8.13 Planning history associated with the site further reinforces concerns regarding 
deliverability. Records indicate that applications for residential development were submitted 
in the early 2000s, including proposals for both small-scale and larger housing schemes. 

8.14 Notwithstanding these proposals, the site remains undeveloped. This indicates that, 
despite a long-standing allocation and previous developer interest, the site has not come 
forward over a prolonged period. 

8.15 This lack of delivery suggests that there may be underlying constraints relating to 
viability, access, ownership or site-specific factors which have not been resolved. 

8.16 The continued reliance on this site within the housing land supply, without any clear 
evidence that these issues have been addressed, further undermines the assumption that it 
will contribute to housing delivery within the plan period.  

8.17 In addition, reference to the NI Direct Flood Maps indicates that areas of flood risk are 
present in proximity to the site, particularly associated with the adjacent watercourse. 

8.18 While the majority of the site itself appears to lie outside the primary fluvial flood extent, 
areas of flood risk are evident in the vicinity of the site access from Warrenpoint Road. 

8.19 This has the potential to constrain or complicate the provision of safe and suitable 
access, which is already identified as a key requirement of the site and dependent on third-
party land. 

8.20 Taken together, these constraints indicate that the contribution of this site to housing 
supply is uncertain and should not be relied upon without a robust reassessment of its 
deliverability.. 
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• Retain and integrate existing landscape features and vegetation  
• Avoid or minimise impacts on areas of ecological importance  
• Provide appropriate buffer zones and green infrastructure  
• Ensure that development is directed to the least sensitive and most suitable parts of 

the site  

9.11 It is therefore considered that these designations can be appropriately managed through 
the development management process and do not preclude the delivery of housing on 
suitable portions of the lands. 

9.12 In contrast, other sites within Rostrevor — including lands zoned under the 
Banbridge/Newry and Mourne Area Plan 2015 (e.g. RR04, Warrenpoint Road) — remain 
undeveloped despite being identified for housing for a prolonged period. 

9.13 Evidence indicates that such sites are subject to a range of constraints which have 
hindered delivery, including: 

• Requirements for third-party land to achieve access and sightlines  
• Proximity to sensitive heritage assets, including the Grade A listed Ross Monument  
• Environmental and landscape considerations  
• Areas of flood risk affecting access and site viability  

9.14 Planning history further demonstrates that attempts have been made to bring forward 
development on these lands, including applications dating back over 20 years, which have not 
resulted in delivery. This calls into question the availability and effectiveness of these sites in 
contributing to housing supply. 

9.15 The subject lands are capable of accommodating residential development within the 
plan period and could contribute to meeting a range of housing needs, including market, 
affordable, and potentially social housing provision. 

9.16 Given the identified social housing need within the Rostrevor area, it is essential that the 
Plan Strategy identifies sites which are capable of being delivered in practice, rather than 
relying on theoretical capacity within constrained or undelivered lands. 

9.17 In summary, the subject lands represent: 

• A sustainable and logical extension to the existing settlement  
• A site that is free from critical delivery constraints, particularly in respect of access and 

ownership  
• A deliverable opportunity within the plan period  
• A more reliable alternative to existing zoned lands which have demonstrably failed to 

come forward  

9.18 Accordingly, the Plan Strategy should be amended to place greater emphasis on the 
identification of deliverable, unconstrained and appropriately located land, such as the 
subject site, in order to ensure that housing need within Rostrevor can be effectively met. 
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10. Sustainable Development 

10.1 The current Plan Strategy approach relies on existing zoned and committed land within 
Rostrevor to meet housing need. However, as demonstrated, a number of these sites have 
not been delivered over a prolonged period and are subject to constraints which limit their 
realistic contribution to housing supply. 

10.2 In the absence of a sufficient supply of deliverable land within the settlement, there is 
a clear risk that housing need will instead be met through development in the open 
countryside. 

10.3 Such an outcome would represent a less sustainable form of development when 
compared to the provision of housing: 

• Within established settlements;  
• Accessible to existing services, facilities and infrastructure;  
• Integrated with the existing community and built form.  

10.4 The subject lands represent a sustainable alternative, being located immediately 
adjacent to the settlement limit and within an established residential context. Development 
of these lands would support a compact urban form and avoid the need for dispersed 
countryside housing. 

10.5 Accordingly, the identification of deliverable and unconstrained land at appropriate 
locations, such as the subject site, would represent a more sustainable planning response. 

10.6 The current approach is therefore contrary to the Strategic Planning Policy Statement, 
which requires a sufficient and flexible supply of housing land (C3), and inconsistent with 
the Regional Development Strategy, which seeks to ensure an adequate, sustainable and 
deliverable supply of housing (C1). 

 

11. Required Change 

11.1 In light of the issues identified, it is respectfully requested that the Plan Strategy be 
amended to ensure that housing supply within Rostrevor is based on a realistic and 
deliverable assessment of available land. 

11.2 In particular, the Plan Strategy should: 

a) Review the housing land supply within Rostrevor, with specific regard to the deliverability 
of existing zoned and committed sites 

b) Reduce reliance on sites which have not come forward, despite long-standing zoning and 
previous planning applications 
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c) Ensure that sufficient land is identified to meet housing need, including social housing 
requirements and wider housing demand 

d) Introduce greater flexibility in housing supply, to allow for changing circumstances and site-
specific constraints 

e) Recognise the role of sustainable settlement expansion, including the contribution of 
deliverable land adjacent to the settlement limit, where it represents a logical and integrated 
extension 

 

12. Conclusion 

12.1 The evidence presented demonstrates that, while the Plan Strategy identifies an overall 
housing allocation for Rostrevor, this is heavily reliant on sites which have not been delivered 
and are subject to a range of constraints. 

12.2 As such, the Plan Strategy: 

• Relies on theoretical capacity rather than deliverable supply (CE2)  
• Fails to ensure that housing land is available and capable of being delivered (CE3)  
• Does not provide sufficient flexibility to respond to changing circumstances (CE4)  

12.3 Furthermore, the failure to identify alternative deliverable land within or adjacent to the 
settlement risks undermining the ability of Rostrevor to accommodate housing need in a 
sustainable manner. 

12.4 The subject lands represent a realistic, sustainable and deliverable opportunity to 
contribute to housing supply within Rostrevor, without the constraints affecting other sites 
relied upon in the Plan Strategy. 

12.5 Accordingly, a revised approach is required to ensure that the Plan Strategy: 

• Reflects a robust and realistic assessment of housing land supply  
• Identifies deliverable sites in appropriate locations  
• Ensures that housing need can be met in a sustainable and effective manner  

12.6 In the absence of such amendments, the Plan Strategy fails to meet the relevant tests of 
soundness and cannot be considered sound. 
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