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You are invited to attend the Planning Committee Meeting to be held on Wednesday, 4th
September 2024 at 10:00 am in Council Chamber, O' Hagan House, Monaghan Row,

Newry
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Councillor D Murphy Chairperson
Councillor G Hanna Deputy Chairperson
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Councillor C Enright

Councillor K Feehan

Councillor A Finnegan

Councillor C King

Councillor M Larkin

Councillor D McAteer

Councillor S Murphy

Councillor M Rice

Councillor J Tinnelly



1.0

2.0

3.0

4.0

5.0

Agenda

Apologies and Chairperson's Remarks
Declarations of Interest

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

Item 6: Clirs Campbell, Hanna, Larkin, McAteer, D Murphy and S Murphy attended the site visit on 20 June
2024.

Item 7: ClIrs Finnegan, Hanna, Larkin, King, D Murphy and J Tinnelly attended the site visit on 29 August
2024.

Minutes of Planning Committee held on 7 August 2024
1 Planning Committee Minutes 2024-08-07.pdf Page 1

Addendum List - Planning applications with no

representations received or requests for speaking rights
[ Addendum list - 04-09-2024.pdf Page 12

Development Management - Planning Applications for determination (with previous site

visits)

6.0

LA07/2023/2374/F - 80 Dublin Road, Newry - 2 No glamping
pods with associated landscaping
For Decision

REFUSAL

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

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

Mr Martin bailie will be present to answer any questions Members may have.

1 LAO07-2023-2374-F - Case Officer Report.pdf Page 13



7.0 LAO07/2023/2813/F - 6 Cranfield Chalets, Cranfield, Newry -
Proposed Front Dormer to Existing House and First Floor
Balcony

APPROVAL

On agenda as a result of the Operating Protocol and Scheme of Delegation.

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

Mr Gerry Tumelty & Mr and Mrs Knoxx will be present to answer any questions Members may have.

1 LAO07-2023-2813-F - Case Officer Report.pdf Page 26
Development Management - Planning Applications for determination

8.0 LAO07/2022/1495/F - Lands opposite no.41 Lecale Park

Downpatrick BT30 6ST - Five dwelling units, landscaped

gardens and associated site works

For Decision

APPROVAL

On agenda as a result of the Scheme of Delegation and Operating Protocol.

Speaking rights have been requested by Una Somerville, agent, in support of the application.

1 LAO07-2022-1495-F - Case Officer Report.pdf Page 39

[ 8. LA07.2022.1495.F.pdf Page 61
9.0 LAO07/2022/1448/F - 17-21 Main Street, Camlough - Proposed

mixed use development with ground floor commercial unit and

9No. apartments and on-site parking for 13 vehicles

For Decision

APPROVAL

On agenda as a result of the Scheme of Delegation and Operating Protocol.

[1 LAO07-2022-1448-F - Case Officer Report.pdf Page 63

10.0 LAO07/2022/1029/F - Lands to immediate N and W of Silvercove

holiday park 98a Leestone Road, Kilkeel - Extension to
existing holiday park comprising new caravan pitches,



11.0

12.0

retention of 3no. existing caravan pitches, landscaping and
associated works
For Decision

APPROVAL

On agenda as a result of the Scheme of Delegation and Operating Protocol.

1 LA07.2022.1029.F - Case Officer Report.pdf Page 74

LA07/2023/3129/F - Land directly adjacent to 11Lismore Park,
Crossmaglen - Proposed single social housing dwelling
For Decision

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

Speaking rights have been requested by Paul Fox, Rural Housing Association, in support of the
application.

Speaking rights have been requested by Sinead Collins, NIHE, in support of the application.

1 LAO07-2023-3129-F - Case Officer Report.pdf Page 93
[0 1711.LA07.2023.3129.F.pdf Page 101
[ 171. LA07.2023.3129.F support.pdf Page 103

LA07/2021/1398/F - 4c Temple Hill Road Newry - Demolition of
existing factory buildings and replacement with 11 private
dwellings and block of apartments containing a ground floor
and first floor unit with associated site works, drainage and
hew access

For Decision

REFUSAL
On agenda as a result of the call-in process.
Speaking rights have been requested by Mr Tony Havern in objection to the application.

Speaking rights have been requested by Mr John Collins in support of the application.

1 LAO07-2021-1398-F - Case Officer Report.pdf Page 105

1 12. LA07.2021.1398.F - objection.pdf Page 128



1 12. LA07.2021.1398.F - support.pdf Page 130

13.0 LA07/2023/3065/0 - Site located to NE of No. 46 Slievenaboley
Road, Dromara, Co. Down, BT25 2HW - Proposed farm
dwelling, access and siteworks
For Decision

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

Speaking rights have been requested by Declan Rooney, agent, and Ciaran O'Hare, applicant in support of
the application.

1 LAO07-2023-3065-0O - Case Officer Report.pdf Page 132

[} 13. LA07.2023.3065.0.pdf Page 142

For Noting

14.0 Historic Action Sheet

For Information
1 Planning Historic Tracking Sheet - 2024.08.07.pdf Page 144
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NEWRY MOURNE AND DOWN DISTRICT COUNCIL

Minutes of Planning Committee Meeting of Mewry, Mourne and Down District Council
held on Wednesday 7 August 2024 at 10.00am
in the Boardroom Council Offices, Monaghan Row, Newry

Chairperson; Councillor D Murphy

Committee Members

In attendance in Chamber: Councillor P Campbell Councillor C Enright
Councillor A Finnegan Councillor G Hanna
Councillar k4 Larkin Councillor 5 Murphy
Councillor M Rice Councillor J Tinnely

Officials in attendance: mr C Mallon, Director Economy, Regeneration & Tourism

hdr J McGilly, Assistant Director Regenaration

Mr Pal Roaney, Principal Planning Officer

Ms M Fitzpatrick, Senior Planning Officer

kr M Keane, Senior Planning Officer

Ms A Moalarney, Senior Planning Officer

M5 S Taggarl, Democratic Services Manager (Acting)
h= F Branagh. Democratic Senvices Officer

Mrs N Stranney, Damocratic Services Officer

PI0G5/2024: APOLOGIES AND CHAIRPERSON'S REMARKS

Apologies were received from Councillors King and McaAteer, [t was noted that Councillor
Rice was delayed.

The Chairperson noted that tem 11 had been withdrawn due to an error on the proposal
address and would have to be readvertised.

PID66/2024: DECLARATONS OF INTEREST

Thera were no daclarations of interest,

PIDGT/2024: DECLARATIONS OF INTEREST IN ACCORDANCE
WITH PLANNING COMMITTEE PROTOCOL- PARAGRAPH 25

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

Item &: Clirs Camphbell, Hanna, Larkin, McAteer, D Murphy and S Murphy attended a site
wisit on 20 June 2024,

MINUTES FOR CONFIRMATION



Back to Agenda

PIOGBI2024: MINUTES OF PLANNING DEVELOPMENT COMMITTEE MEETING
WEDNESDAY 10 JULY 2024

Read: Minutes of Planning Committee Meeting held on Wednesday 10 July
2024, (Copy circulated)

AGREED: On the proposal of Councillor Hanna, seconded by

Councillor Campbell, it was agreed to adopt the Minutes of

the Planning Committee Meeting held on Wednesday 10
July 2024 as a true and accurate record.

FOR DISCUSSION/DECISION

PI0&9/2024: ADDENDUM LIST

Read: Addendum List of Planning Applications with no representations
received or requests for speaking rights — Wednesday 7 August 2024.
(Copy circulated)

AGREED: On the proposal of Councillor Camphell, seconded by
Councillor 5 Murphy, it was agreed to approve the officer
recommendations in respect of the following applications
listed on the Addendum List for Wednesday 7 August
2024:

« LADTI2023/291LA - 24-36 Bagnalls Retall Park Castle Street, Mewry - Change the
current painted signage on gable wall adjacent to car park on apgroach from Abbey

Way to include the Irsh language version of the Museum's name: larsmalann an 1air
agus Mhirn

APPROVAL

« LADTI202313429F - Warrenpoint Beach ! Baths Seaview, Warrenpoint - Application
5 1o place 2 x 20 shipping containers on the beach o the north of Warrenpoint
baths from May to September each yvear from 2024 = 2028 [inclusie) in order 1o
facilitate swimmers for changing. These shipping container units are stand alone and
do not require a water supply or electricity
APPROVAL

DEVELOPMENT MANAGEMENT

PIOTOI2024 PLANNING APPLICATIONS FOR DETERMINATION (WITH
PREVIOUS SITE VISITS)

(1) LAD7I2023/2374IF
On agenda as a result af the Call-In Process

Location:
B0 Dublin Road, Mewry
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Proposal:
2 Mo. glamping pods

Conclusion and Recommendation from Planning Official:
Refusal

PowerPoint Presentation:

The Chairparson noted that this apphcabon would have 10 be deferred as per Opearaling
Protocol as the meeting was nat quorate in relation to those who had attended the site visit
on the 20 June 2024,

AGREED: This item was deferred to a future commitiee meeting.
DEVELOPMENT MANAGEMEMNT
PI071/2024 PLANNING APPLICATIONS FOR DETERMIMNATION

1) LAOTI2023/2813/F

Dn agenda as a result of the Operating Protocol and Scheme of Delegation.

Location:
G Cranfield Chalets, Cranfield, Mewry

Proposal:
Froposed front dormer to existing houwse and first floor bafcony.

Conclusion and Recommendation from Planning Official:
Approval

PowerPoint presentation:

Mr Mark Keane outlined the details of the application, utilised images of the proposed plans
alongside tha current application site and oullined the Policies against which the application
had been assessed, with the site being located in an Area of Outstanding Beauty (ADMNE)
the relevant policy was PPST. He confirmed that the application had been fully assessed in
line with policy with no grounds Tfor refusal and further highlighted that appropriate conditions
had been attached to the application to ensure that there was no unacceptable increase in
harm to any adjoining properties. He reminded Members that the objectors’ planning
permission for the adjacent property had heen granted for business use, as a holday let,
and this had also been considered when applying the relevant policies.

Speaking rights:

In Chjection:

Mr Gerry Tumelty noted his represantation of the residents who resided next door to the
apphication site, Mr & Mrs Koo, who had also reguested speaking rights in objection to the
application. He highlighted that Mr & Mrs Knoxx had [ved next door and had the holiday
property approved under business use, however it had only ever bean et o family members
for & period of approdimately 6 months of the year, He utifised the images already displayed
to show that the application property was located at an elevated level in comparizon o the
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Knoxx ancillary property, and that the approval of this application would result in decreased
amenity space for the ancillary property, along with a loss of privacy.

Councillor Larkin gueried whether the ancillary building to the application site had status as a
building with its own amenity space, to which Mr Keane confirmed that the property had
been approved as a holiday accommodation, was a business residence and did have its own
amenity space to the front as per the images shown.

Councillor Campbell quened the 1.8m screen as a condition of approval for the apphcation,
and what the overshadowing impact would be of the sun on the neighbouring residence.

Mr Keane confirmed that this condition would rarse the wall plate up to protect the amenity
space of the neighbouring property and the Planning Department fielt that there would be no
significant impact to the existing amenity space of the neighbouring property.

Councillor Hanna quened whether the properly was leased as per the planning approval that
had been granted on it previously, towhich Mrs Knoxx confirmed that it was only et to family
and was not a commercial property. Mr Tumelty noted that a 1.8m privacy screen would
aliowe the residents to overlook the neighbouring property resulting in a loss of privacy and
noted that the house could be extended in other formats rather than the balcony as
proposad.

Councillor Hanna then gueried whether the elevation of the application site had been taken
into consideration when applying policies, noted that from the images the ancillary annex
seemed to already be overlooked from the application site, and queried whather commercial
properties had any right to privacy considerations,

Mr Keane advised that the annex had been granted permission as a holiday let and while the
amenity space was overlooked, it was located to the front of the praperty while private
amenity space was considered o be to the rear of a property. He further noted that the
condition of the screen was to allow some privacy for both residences in guestion.

Following the discussions, Councillor Hanna proposed a site visit in order to ry to
understand the layout of the site, which was seconded by Councillor Larkin, The proposal
was put to a vote by way of a show of hands and voting was as follows:

FOR: d
AGAINST: 0
ABSTENTIONS: 0

The proposal was declared carried.
AGREED: On the proposal of Councillor Hanna, seconded by

Councillor Larkin, it was agreed to defer the item to allow
for a site visit.

{2) LAOTI2023/205110

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

Location:
Lands between 24 and 20 Crawfordstown Road, Downpatrick
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Proposal:
2 ¥ infll dwellings

Conclusion and Recommendation from Planning Official:
Refusal

PowerPoint presentation:

ks Annette Mcalarney ocutlined the detail of the application, noted that there were no
objections from statutory consullees or from neighbourhood notifications and confirmad that
the palicies applied were CTY8 and CTY 14 of PP521 relating to ribbon development. She
highlighted that CTY8 was a restrictive planning poficy that needed a number of
reguiremants to be satsfied, in particular that there had to be a substantial and continuously
built-up frontage of three or more buildings, along a road frontage. Ms McAlarney noted the
current application involved number 20 and associated garage at number 24 but highlighted
thatl number 24 did not have road frontage, therefore the requirament of a continuoushy built-
up frontage was not met. She further noted that the agent relied upon the ariginal approval
for number 24 being implemented, confirmed that it had vet to be implemented and therefore
the Planning Departmant could not take that into consideration when assessing the current
gpplication. Ms Mcalamey ended by noting that the access arrangements could not be
recommended for approval as the paired access arrangement did not integrate with the
surrouneings.

Speaking rights:
In Support:

Mr Tiernan FitzLarkin put forth his arguments as w why he believed that this application
should have been recommended for approval, referenced a number of planning applications
that had been recommended for approval by the Planning Department that he believed wera
similar in nature to this application and did have shared access propozals and frontage to
the road, especially regarding number 24's location to the application site. He reterated that
the Case Officer report confirmed that the site benefifted from vegetated boundaries and did
not rely on new planting for integration, further confirmed that this was an outline application
and any concerns such as already discussed could be dealt with as the application
progressed.

Councilior Hanna queried the objection regarding paired access, to which Ms MoAlamey
confirmed that paired access was not a commaon feature in the countryside but rather more
commaon i urban areas. She advised that CTYS stated any development must respect that
of the area and development along the road frontage, which was singular access to houses.

Following a further query from Councillor Hanna regarding amending the application, Ms
mMoalarney confirmed that it was up to the applicant to amend the application in retation to
site access, and that opportunities had existed for this to be done as the application had
progressed through to this stage.

rr Scally interjected to remind Members of the examples he had previously mentioned and
confirmed that at least 2 of them were situated along a 1KM stretch of same road as this
application, and they made use ol a paired access.

Councillor Larkin gueried the impact on the road frontage should the agproved planning
application for number 24 be approved, 1o which Mr Scally confirmed thatl should this
application be implemented, curtilage along the road would be confirmed and CTYES would
be met.
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Following the discussions, Counclllor Hanna proposed 1o averturn the officar's
recommendation for the following reasons:

He believed that the application did meet the road frontage requirements of CTYE
He noted that the Committee had previously approved applications that had
considerad the access to a property as road frontage, which he believed was the
case for this application in refation to number 24, therefore the road frontage was
achieved.

He canfirmed that he saw no issue with the paired access, and noted this was not
uncomman along the Crawfordstown Road.

He noted this was an cutline application and that the house design would reguine
minimal cut and fill, and any further conditions could be incorporated as the
application progressed, to ensure integration into the area.

This was seconded by Councillor Larkin who confirmed that he balieved any integration
izsues could be overcome at the resernved matters stage, and further confirmed his belief of
paired access being found in the countryside.

Prior to the proposal being put to a8 vode, Mr Pat Rooney wantad to urge Members to be
cautious prior to reaching a decision as he beheved that the Planning Department’'s main
concerns had not been addressed during the discussion to date, that being that the required
road frontage had not been met. He urged Members to further explone if the reguired number
of buildings had been acheved,

Councillor Hanna responded by stating that he saw three buildings with road frontage when
he accepted number 24's access as road frontage.

The proposal was put to a vobe by way of a show of hands and voling was as follows:

FOR: &
AGAINST: 2
ABSTENTIONS: 0

The proposal was declared carried.

AGREED: On the proposal of Councillor Hanna, seconded by
Councillor Larkin it was agreed to issue an approval in
respect of planning application LAO7I2023/2051/0 contrary
to officer recommendation as contained in the Case
Officer Report.

Planning Officers be delegated authority to impose any
relevant conditions.

[3) LAOTI2021/201000
On agencda as a result af the Opearating Protocol and Scheme of Dalegation,

Location:
Approx, 100m west of 42 Crawfordstown Road, Downpatrick

Proposal:
Farm Dwelling and garage
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Conclusion and Recommendation from Planning Official:
Refusal

PowerPoint presentation:

M5 MoAlarney highlighted that this application had been recommended for refusal in June
2022 but was then deferred to aflow officers an opportunity to reconsider the application.
She advised that no new information had come forward, therefore the Planning Degartment
had o procead with the application as submitted. She noted that as the application was lor a
farm dwelling the relevant policy was CTY10, noted that DAERA had been consulted and
confirmed that the farm business had been established in 2005 but that it didn't currently
claim any subsidies, Ms MoAlarney advised that evidence had been requastad by the
Planning Depantment, as per policy, to confirm that the business was currently active. She
further confirmed that the agent had referenced the past approvals for a farm dwelling on the
site since 2016 but confirmed that these had lapsed and therefore carried no material weight
in the determination of this application.

mMs MoAlarney further confirmed that in relation to policy, certain requirements had to be met,
those being

gn active and established farm for 6+ years

no avidence of developmeant opportunity sold off fram the farm halding

the application would be reguired to achieve visual linkage with existing buildings.

Mz McAlarney confirmed that none of these criterions had been met, and further noted that
in refation to CTY13 integration into the landscape, the application site was devoid of any
farm holdings and therefore was not met,

Speaking rights:

In Support:

Mr Gerry Tumealty confirmed the details as presented by Ms MoaAlarmey in relation (o dates
and previous planning permission, advized that the applicant was an aged woman, and that
the property was 10 pass to her disabled granddaughter. He noted the previous planning
approval of 20019 had a restrictive requirement of a full application deadline of one-year,
which Mrs Jinkinson had not read fully, He stressed that the applicant was a vuelnerable
woman who had been isolating during the pandemic and was therefore unable to contact an
architect 1o discuss designs, and had she done so there would be a dwelling there now.

Councillor & Murphy queried whether the site for this application was the same as the
previously approved applications, and if so, why the previous approval and subseguent
renewal permissions had all been granted given the circumstances for refusal.

M= McAlarney advised that it was the sama site and at the time of previous approvals there
was an active farm business, and confirmed that when the Planning Department consider
renewals, they assume that the primary principles had been met for the application,

Following a query from Councillor Campbell regarding the operating protocol during the
Covid pandemic and whether there had been any leniencies put in place for situations such
as this, M= Mcalarney confirmed that the Planning Department had still been operational
during the pandemic and while the facility for submitting applications had changed,
applications were still being processead,

Councillor Larkin further gueried the previous approvals on the site and how the application
could be compliant with CTY10 previously and was not now, to which Ms McAlarmey
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confirmed that the original application was considerad prior to CTY10 of PPS21 being
enacted and following a judicial review of farm dwellings being approved on & farm without
buildings, the Department considered it unlawful to approve farm dwellings in those
circumstances.

Councilior Campbell guened why the application had been renewed three times since 2010,
to which Mr Tumeity noted that this was not uncommaon, and it had been continuously
rengwed while waiting for the granddaughter to come of age for independent living.

Councillor & Murphy queried whether the applicant had considered an alternative location,
and Mr Tumelty advised that there were no viable alternative sites, and noted again that had
reserved matters been implemanted within the requirad time frame there would already be a
building on =ite, therefore the applicant was here 1o try to correct her misreading of the
previous permission with only a one year restriction rather than three.

Councillor Larkin gueried why Mr Tumelty had proceeded with the application against CTY10
when he knew the application would likely be recommended for refusal. and not submit an
application against CTY6 instead.

rAr Tumelly explained that should this application be recommended for refusal, he would
explore this option.

Following the discussions, Councillor Larkin proposed to accept the Officer's
recommendations. This was seconded by Councillor Campbell.

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

FOR: 7
AGAINST: i
ABSTENTIONS: 1

The proposal was declared carriad,

AGREED: On the proposal of Councillor Larkin, seconded by
Councillor Campbell, it was agreed to issue a refusal in
respect of planning application LADTT202112010/0

supporting officer recommendation as contained in the
Case Officer Report.

Councillor Rice joined the meeting during the above discussions = 11.01am

(5) LAOTI2023/2956/0

Dn agenda as a result of the call-in process.

Location:
Lands betweean 34 and 36 Flagstaft Road, Newry

Proposal:
2no infill dwellings

Conclusion and Recommendation from Planning Official:
Fefusal
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PowerPoint presentation:

Ms Maria Fitzpatrick outlined the details of the application, confirmed that no statutary
consultees had objected, and one objection had been received following neighbourhood
notification. She made use of a series of images w outline the location of the application site
and noted that as it was located within an AONE the relevant policy was CTY1 and CTY3S.
She hightighted the history of the site, in particular a pravious refusal of a similar application
in 2017 for similar reasons, and when the decision was appealed the PAC ruled in favour of
the Council's recommendations. She confirmed that the application was recommended for
refusal when considered against CTY1, 8, 13 and 14 and noted that following a recent site
inspection the circumstances on the ground remained the same as the previous 2017
application,

h= Fitzpatrick reminded Members that CTYE8 was a resfrictive policy which was intended to
prevent the creation of, or additon to, a ribbon of development but noted the exception of a
small gap site sufficient to accommodate up o a maximum of 2 houses within an otherwize
substantially and continuously built-up frontage. She confirmed that the Planning
Departmeant believed that the site could house up to three developments, therefare the
gpplication failed to meet the restrictive requirement of CTYE regarding infill dwellings, which
glzo resulted in & failure o meet CTY13 and 14 as the site was located within an ADNE and
would be unsympathetic to the spacial character of the area.

Speaking rights:

In Support:

rr John Cole gutlined his reasons for believing the application should be recommended for
approval, focusing on the size of the gap site as outlined in the Case Officer's Report. He
noted that within the area, the average plot size was 44.5m, and argued that if the gap site
could accommodate three developments as stated by the Planning Department, the
proposed developments would actually be overlapping as the total gap site was 125m,
whereas the actual plot size was 92m. He further noted that in relation to the prominence of
the application, the proposal location consisted of 14 differing dwellings, a large number of
agricultural and industrial buildings and the undulation of the road, therefare the site wiould
integrate into the area, unlike some of the other developments within the area that had no
natural screening or fencing. He stated that due to the built-up nature of the area that he
helieved that this development could not be considered unsympatheatic 1 the area.

Councillor Larkin gueried the business opposite the application site, which was confirmed to
be an industrial business, and following further discussion about the surrcunding buildings
and busines=ses, Mr Cole confirmed that he believed that this application would consolidate
the area, not actually extend the cluster,

Councillor Larkin then quened when considering the substantial development surrounding
the site, could it b2 argued that there was not much to protect as the area was already so
buift up.

his Fitzpatrick canfirmed that the Planning Department (2l thal as the area was so built up
that it was more important o offer some visual relief along the road and that the gap should
therefore be protected.

Councillor Tinnelly gueried whether the 5m access lane was in place and if not how it would
gffect the perception of the continuous built up frontage as he belisved that it would break
the frontage.
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rr Cole advised that the lane was yetl to be created, but that it was common along all
countryside road frontages, confirmed that it would not constitute a break as the sites would
not be visible on approach from either direction, they would only be visible along the road
frontage and would not result in any prominence.

M= Fitzpatrick confirmed that the access was irrelevant when considering the site, and the
Planning Deparntment had considered the gap between the buildings either side of the gap

site, and while the site itsell had 0 be considerad, the introduction of the access would not
be fundamental to the proposal

Councillor & Murphy requested clarfication on the point of access, to which Mr Cole stated
that he listed 8 approvals that ranged from 120m = 167m between buildings, and this site
was 120m which he argued fell within the range of previously approved applications.

Following the discussions, Councillor Larkin proposed a site visit which was seconded by

Councillor Hanna., The proposal was put to a vote by way of a show of hands and voting was
as follows

FOR:
AGAINST: ]
ABSTENTIONS: a

The proposal was declared carried.

AGREED: On the proposal of Councillor Larkin, seconded by
Councillor Hanna, it was agreed to it was agreed to defer
the item to allow for a site visit.

ITEMS RESTRICTED IN ACCORDANCE WITH PART 1 OF SCHEDULE 6 OF THE
LOCAL GOVERNMENT ACT (NI} 2014

Agreed: On the proposal of Councillor Campbell, seconded by
Councillor Hanna, it was agreed to exclude the public and
press from the meeting during discussion on the following
items, which related to exempt information by virtue of
para. Five of Part 1 of Schedule 6 of the Local Government
Act (Morthern Ireland) 2014 = Information in relation to
which a claim to legal professional privilege could be
maintained in legal proceedings and the public may, by
resolution, be excluded during this item of business.

Agreed: On the proposal of Councillor Campbell, seconded by
Councillor 5 Murphy, it was agreaed the Committea come
out of closed session.

The Chairperson advised the following had been agreed whilst in closed session:

PIO7212024 LEGAL ADVICE RE A JUDICIAL REVIEW

Read: Legal Counsel's opinion was shared at the meeting.

14
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AGREED: On the proposal of Councillor Larkin, seconded by
Councillor 5 Murphy, it was agreed to accept the legal
opinion provided.

PIOT3[2024 HISTORIC ACTION SHEET

Read: Historic action sheet for agreement (Copy circulated)

AGREED: It was agreed on the proposal of Councillor Camphbell,
seconded by Councillor Larkin, to note the historic action
sheet,

There being no further business the meeting ended at 11.52am.

Signed: Chairperson

Signed: Chief Executive

ME: 12.5% of decisions overturned

11
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Item 5 — Addendum List

Addendum list - planning applications with no representations received or
requests for speaking rights — Planning Committee Meeting on Wednesday 4
September 2024

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

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

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

= LAO7/2022/1448/F - 17-21 Main Street, Camlough - Propased mixed use devaelopmeant
with ground floor commercial unit and 9No. apariments and on-site parking for 13
vehicles
APPROVAL

« LAOTI202211029/F - Lands to immediate M and W of Silvercove hioliday park 98a
Leesione Road, Kilkeel - Extansion 10 existing holiday park comprising new caravan
pitches, retention of 3no. existing caravan pitches, landscaping and associated works
APPROVAL

=~0-0-0-0~-0-0-



Delegated Application
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Development Management Officer Report

| Application ID: LAO7/2023/2374/F Target Date:
Proposal: Location:
2 Mo Glamping Pods with Associated 80 Dublin Road
Landscaping Crumena
Newry
Down
BT34 5HT
Applicant Name and Address: Agent Name and Address:
Sean Devlin Martin Bailie
80 Dublin Road 44 Bavan Road
Kilcoo Mayaobridge
Mewry MNewry
BT34 5HT BT34 2HS
Date of last
Neighbour Motification: 05 June 2023
| Date of Press Advertisement: 10 May 2023

| ES Requested:  No

Consultations: see report

Letters of Support | 0.00
Letters of Objection 0.00
Petiions 0.00
Signatures 0.00
Mumber of Petitions of
Objection and

| signatures
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Site Visit Report

| Site Location Plan: 80 Dublin Road, Drumena Newry.,

b b Y |

| Date of Site Visit: 26" June 2023
Characteristics of the Site and Area
This planning application relates to a site at 80 Dublin Road, approximately 1 mile to the

ME of Kilcoo village. The proposed development comprises an area of 0.28ha and is
currently located to the rear of No 80, which is a single storey bungalow with slate roof
and dashed walls. While itis not set out lawn/garden like the remaining part of the garden,
it is accepted as being part of the overall curtilage of No 80. The roadside boundary of
the site is delineated by a low level picket fence with pillars. The rear SE boundary has
some vegetation and stone wall, while the SW boundary 15 comprised of a wooden ranch
style fence which runs the length of the boundary. There is a retaining wall directly to the
rear of the bungalow, so the land where the pads will be situated is higher and rises to
the rear of the plot. The site in general rises fram the roadside to the southern part of the
site.

The surrounding area is rural in character, comprising of single detached residential
dwellings, farm holdings, and agricultural land. Lough Island Reavy is located directly
opposite the site. The site is located outside any development limits, within the open
countryside and is within the Mourne Area of Qutstanding Natural Beauty (ACONB) as per
Ards and Down Area Plan 2015.

Description of Proposal

2 Mo Glamping Pods With Associated Landscaping.
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Planning Assessment of Policy and Other Material Considerations
The Ards & Down Area Plan 2015 identifies the site as being located within the

countryside, outside any defined settlement limits. The site is located within the Mourne
Area of Outstanding MNatural Beauty and is not subject to any further environmental

designations.

The following plan and planning policy statements are relevant to the proposal;

+ Reqgional Development Strategy 2035
= The Strategic Planning Policy Statement for Northern Ireland (SPPS)

* PPS 2 Natural Heritage

* PPS 3 Access, Movement and Parking
* PPS 6 Planning Archaeclogy and the Built Environment

+ PPS 16 Tourism

* PP5 21 Sustainable Development in the Countryside
= Ards and Down Area Plan 2015

Published guidance documents will also be considered such as:-

» DCAN 15
+ Parking standards

PLANNING HISTORY

Planning

Application Number: R/1985/0873
Decision: Withdrawal
Proposal: FARM DWELLING.

Application Number; R/1986/0554
Decision: Permission Granted
Froposal: FARM DWELLING.

Application Number; R/1989/0311
Decision: Permission Granted
Decision Date: 03/05/1989
Proposal; Farm dwelling
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Application Number: R/2004/0768/0

Decision: Withdrawal

Decision Date: 09 December 2004

Propasal; Site for erection of 8 Fisherman Cottages.
Address:10m West of No 80 Dublin Road, Kilcoo, Newry.

Proposal

The application seeks full planning permission for 2 glamping pods glamping pods. The
pods measure approximataly 3.05 metres (in height) by 3.3 metres (width) by 6.0 metres
(length) and are finished in timber sheeted with entire glazed window/door to the front.
There will be a timber deck measuring 17m2 which will have a hot tub, fire pit, barbecue
and sitting out area. A 1.8m timber privacy screen will separate the pods from each other,
with a 1.1m fence on the opposile side. The internal; floorplan shows a shower/room,
bed, living area and sink with limited units.

Objections & Representations

In line with statutory requirements neighbours have been notified on 05/06/2023. The
application was advertised in the Mourne Observer on 10.05.2023. No objections or
letters of support have been received in relation to the proposal.

Consultations

DFI Roads — No objection — subject to conditions

Northern Ireland Water - No objections

Environmental Health - Mo objections subject to assurance that the existing septic tank
is adequate to deal with the increased effluent, which should alsa take account of the hot
tub wastewater

Dfl Rivers — Mo objection

Shared Environmental Services — informally consulted — there are no hydrological
connections to any European sites and concluded that there are no viable pollution
pathways for effects on any European site,

Consideration and Assessment

Section 45 (1) of the planning Act 2011 requires that regard must be had to the local
development plan (LDP), so far as material to the application. Section 6(4) of the Act
requires that where in making any determination under the Act, regard is to be had to the
LOP, the determination must be made in accordance with the plan unless material
considerations indicate otherwise, until such times as a Plan Strategy for the whole of the
Council Area has been adopted. The LDP in this case is the Ards and Down Area plan
2015 (ADAP).
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The Strategic Planning Policy Statement for Northern |reland 2015 (SPPS)
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. In
practice this means that development that accords with an up-to-date development plan
should be approved and proposed development that conflicts with an up-to-date
development plan should be refused unless other material considerations indicate
otherwise. Any conflict between retained policy and the SPPS is to be resolved in favour
of the SPPS.

Within the SPPS Paragraph 6.255 sets out the aim in relation to tourism development
which is to manage the provision of sustainable and high-guality tourism developments
in appropriate locations within the built and natural envirenment.

The main considerations in the determination of this application relate to; principle of
development, integration and rural character, tourism, residential amenity and access

L] e T T

Sl i= Bt wia w70

Proposed Site layout

Principle of Development

Paragraph 6.73 of the Strategic Planning Policy Statement (SPPS) and Planning Policy
Statement 21 - Sustainable Development in the Countryside, Policy CTY 1 states there
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| are a range of types of development which in principle are considered to be acceptable
in the countryside and that will contribute to the aims of sustainable development. All
proposals for development in the countryside must be sited and designed to integrate
sympathetically with their surroundings and to meet other planning and environmental
considerations. It goes on to state that planning permission will be granted for tourism
development in accordance with the TOU policies of the PSRNI. However, those policias
have since been superseded by the provisions of Planning Policy Statement 16 = Tourism
(PP5186). Itfollows that if the development complies with the relevant provisions of PPS16
it will comply with Policy CTY1 of PP521. The proposal comprises 2 No glamping pods
for tourism purposes and therefore PPS 16: Tourism will be a relevant consideration.

Tourism

PPS 16 is silent on glamping pod development, however, as the pods are of similar scale
to a caravan and have limited facilities, Council has been using Policy TSM 6 to assess
these types of proposals,

TSM 6 New and Extended Holiday Parks in the Countryside

Policy TSM & of PPS 16 relates to new and extended holiday parks in the countryside,

Mew holiday parks will be deemed acceplable where il is demonstrated that the proposal

i5 a high quality and sustainable form of tourism development. The location, siting, size,

design, layout and landscaping of the proposal must respect the surrounding landscape,

rural character and site context.

Proposals for holiday park development must be accompanied by a layout and

landscaping plan (see guidance at Appendix 4) and will be subject to the following specific

criteria:

(&) The site is located in an area that has the capacity to absorb the holiday park

development, without adverse impact on visual amenity and rural character;

(b) Effective integration into the landscape must be secured primarily through the

utilisation of existing natural or built features. Where appropriate, planted areas or

discrete groups of trees will be required along site boundaries in order to soften the visual

impact of the development and assist its integration with the surrounding area;

(c) Adequate provision (normally around 15% of the site area) is made for communal

open space (including play and recreation areas and landscaped areas), as an integral

part of the development,

{d) The layout of caravan pitches / motor homes is informal and characterised by discrete
| groupings or clusters of units separated through the use of appropriate soft landscaping;
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' (e) The design of the development, including the design and scale of ancillary buildings
and the design of other elements including internal roads, paths, car parking areas, walls
and fences, is appropriate for the site and the locality, respecting the best local traditions
of form, materials and detailing;

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

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

During processing of the application concerns were raised regarding the proposal, no
changes were made, but a section was submitted showing the pods in relation to the
dwelling at No 80, The site layoul plan shows that parking is al the entrance (o the site
and a footpath is used to access the two pods. New planting is proposed to the NE side
of this pathway along with new planting to the SW boundary. A new hedge will separate
the two pods.

Due to the steep nature of the topography of the site, the pods would not be considered
inappropriate for development of this nature due to their impact on visual amenity and
rural character.

The pods would occupy a prominent position on the site. TSM & is clear that planning
permission will be granted for a new holiday park or an extension to an existing facility
where it is demonstrated that the proposal will create a high guality (my emphasis) and
sustainable form of tourism development. The policy provisions reflect the importance of
design, layout and landscaping in order to achieve high quality development that
integrates into the landscape and respects the surrounding rural context as well as
providing a pleasant environment for users of the holiday park. Planning is of the opinion
that the overall layout lacks coherent design and cannot be viewed as a high guality
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| holiday park. As such it is considered that the proposal would detract from landscape
quality, be detrimental to the visual amenity and as a consequence harm rural character.

Policy TSM 7 of PPS 16 advises that tourism development must be compatible with
surrounding land uses and neither the use or built form will detract from the landscape
guality and character of the surrounding area. The site location in this instance is
considered unsuitable as there is a lack of integration with surrounding area. The proposal
will detract from the landscape quality and local character found along this part of the
road with Lough Island Reavy on the opposite side of the road and within the Mourne
Area of Outstanding Natural Beauty. More specifically, TSM 7 outlines a range of Design
Criteria and General Criteria for Tourism Development to which proposals must comply,
Criteria (b) advises that the site layout, building design, associated infrastructure and
landscaping arrangements (including flood lighting) are of high guality in accordance with
the Department's published guidance and assist the promotion of sustainability and
biodiversity, While it is recognised that there is a backdrop of rising land to the rear of the
pods, the nature of their siting would be inappropriate due to the prominent nature of the
site which would involve cutting into the site and located perched above the existing
bungalow, the proposed landscaping would be considered insufficient in terms of visual
integration. The proposal also fails General Criteria (g). The proposal would not be
considered compatible with surrounding land uses and due to the nature and positioning
of the development on the site it would detract from the landscape quality and character
of the surrounding area. In general, the proposal does not assist in the promotion of the
Departments published guidance on sustainability.

Proposed Site, Integration and Rural Character

Policy CTY13 of PP521 states that planning permission will be granted for a building in

the countryside where it can be visually integrated into the surrounding landscape and is

of an appropriate design.

A new building will be unacceptable where:

(&) itis a prominent feature in the landscape; or

(b} the site lacks long established natural boundaries or is unable to provide a suitable

degree of enclosure for the building to integrate into the landscape; or

(c) it relies primarily on the use of new landscaping for integration; or

(d} ancillary works do not integrate with their surroundings,; or

(&) the design of the building is inappropriate for the site and its locality; or

(f) it fails to blend with the landform, existing trees, buildings, slopes and other natural

features which provide a backdrop; or

{g) in the case of a proposed dwelling on a farm (see Policy CTY 10) it is not visually
| linked or sited to cluster with an established group of buildings on a farm.
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The proposal is contrary to Policy CTY 13 of PPS 21 in that the pods occupy a prominent
position on the site. Critical views of the pods would be from coming from the south west
along Dublin Road and also from Bog Road, where the pods would fail to blend with the
landlorm and would be inappropriate for the site and its locality.

Rural Character

Policy CTY 14 of PP321 states planning permission will be granted for a building in the
countryside where it does not cause a detrimental change to, or further erode the rural
character of an area.

Planning permission will be granted for a building in the countryside where it does not
cause a detrimental change to, or further erode the rural character of an area. A new
building will be unacceptable where;

(&) itis unduly prominent in the landscape; or

(b} it results in a suburban style build-up of development when viewed with existing and
approved buildings; or

(c) it does not respect the traditional pattern of settlement exhibited in that area; or

(d) it creates or adds to a ribbon of development (see Policy CTY 8), or

(e) the impact of ancillary works (with the exception of necessary visibility splays) would
damage rural character.

The proposal is contrary to Paolicy CTY 14 of PPS 21 in that the proposal is considered
prominent and does not respect the traditional pattern of development faund in the area.
Dublin road is characterised primarily with a small number single dweflings and farm
holdings dispersed at various locations. The impact of this development would damage
rural character. The development does not respect the traditional pattern of settlement in
the area, and the proposed development and ancillary works will damage the rural
character of this AONE location,

CTY 16 Development relying on non mains sewerage

Planning permission will only be granted for development relying on non mains sewerage,
where the applicant can demonstrate that this will not create or add to a pollution problem.
As noted above the applicant intends to use the existing septic tank at No 80,
Environmental Health need assurances that the tank has the capacity to deal with the
increase,

The granting of planning approval does not dispense with the necessity of obtaining other
consents from other statutory bodies. On this basis conditions could he placed on the
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| decision notice to ensure that before development commences the septic tank is sufficient
to service the scheme and that a consent to discharge is obtained by the relevant
authorities.

Planning Policy Statement 2 - Natural Heritage

The proposal is subject to the Conservation {Natural Habitats, etc.) Regulations {Northern
Ireland) 1995 (as amended) (known as the Habitats Regulations).

Policy MNH 1 - European and Ramsar Sites

Shared Environmental Services (SES) were informally consulted as part of the proposal
whao state that the proposal will have no concelvable effect on the conservation objectives
or qualifying features of Murlough SAC, either alone or in combination with other projects.
Formal consultation with SES was therefore not necessary. The proposal complies with
policy NHL.

Policy NH B - Areas of Outstanding Natural Beauty

Planning permission for new development within an Area of Outstanding Matural Beauty
will anly be granted where it is of an appropriate design, size and scale for the locality
and all the following criteria are met:

a) the siting and scale of the proposal is sympathetic to the special character of the Area
of Outstanding Natural Beauty in general and of the particular locality, and

b it respects or conserves features (including buildings and other man-made features) of
importance to the character, appearance or heritage of the landscape; and

¢) the proposal respects:
» local architectural styles and patterns;

« fraditional boundary details, by retaining features such as hedges, walls, trees and
gates; and

= local materials, design and colour.

While the choice of materials and the design of the buildings are considered acceptable
in the ACONB the overall siting and layout of the development in its totality is not
sympathetic to the AONB. The proposal is contrary to NHG of PPS 2.

| Planning Policy Statement 3 - Access, Movement and Parking
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| PPS 3 sets out the planning policies for vehicular and pedestrian access, transport
assessment, the protection of transport routes and parking. It forms an important element
in the integration of transport and land use planning.

Policy AMP 2 Access to Public Roads

Planning permission will only be granted for a development proposal involving direct
access, or the intensification of the use of an existing access, onto a public road where:
a) such access will not prejudice road safety or significantly incanvenience the flow of
traffic; and

b} the proposal does not conflict with Policy AMP 3 Access to Protected Routes.

The acceptability of access arrangements, including the number of access points onto
the public road, will be assessed against the Departments published guidance.
Consideration will also be given to the following factors:

* the nature and scale of the development;

+ the character of existing development;

* the contribution of the proposal to the creation of a quality environment, including the
potential for urban / village regeneration and environmental improvement;

+ the location and number of accesses; and

* the standard of the existing road network together with the speed and volume of traffic
using the adjacent public road and any expected increase.

Policy AMP 3 Access to Protected Routes (Consequential Revision) Other Protected
Routes — Outside Settlement Limits
Planning permission will only be granted for a development praposal involving access
onto this category of Protected Route in the following cases:
(a) A Replacement Dwelling — where the building to be replaced would meet the criteria
sel out in Palicy CTY 3 of PPS 21 and there is an existing vehicular access onto the
Protected Route.
(b) A Farm Dwelling — where a farm dwelling would meet the criteria set out in Policy CTY
10 of PPS 21 and access cannot reasonably be obtained from an adjacent minor road.
Where this cannot be achieved proposals will be required to make use of an existing
vehicular access onto the Protected Route.
{c) A Dwelling Serving an Established Commercial or Industrial Enterprise — where a
dwelling would meet the criteria for development set out in Policy CTY 7 of PPS 21 and
access cannot reasonably be obtained from an adjacent minor road. Where this cannot
be achieved proposals will be required to make use of an existing vehicular access onto
the Protected Route.
(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. Where this cannot
he achieved proposals will be required to make use of an existing vehicular access onto
the Protected Route. Access arrangements must be in accordance with the Department’s
published guidance, The remainder of Policy AMP 3 as set out in the October 2006
| Clarification, including the justification and amplification, remains unallered,
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DFl have been consulted and find the proposal acceptable. The proposed site plan shows
the sight visibility splays of 2.4m x 120m in both directions. The Dfl comments are on the
basis that Planning are satisfied with the proposed parking and turning arrangements in
consideration of the existing usage of the application site,

It is also noted that the A25 is a Protected Traffic Route and Planning must be satisfied
that this application falls within the exceptions listed in the policy relating to accesses onto
protected routes. If this application does not fall within the exceptions listed, then it should
be Refused.

The proposal would fall under part d of Annex 1 of PPS 21 — Conseguential amendment
to Policy AMP 3 of PPS 3 Access, Movement and Parking (in that tounsm would fall under
part d). It is recognised that this is not a new access but intensification of the existing
access onto a Protected Route, Planning is content that with the visibility splays of 2.4m
* 120 the access can be made safe and would comply with Annex 1 of PPS 3 and AMP
3 of PPS 3.

On this basis DFI Roads object to the proposal and have offered a reason for refusal,

Residential Amenity
As mentioned the application is in close proximity to the No 80, however, they have a
financial interest in the scheme.

Conclusion

Taking into account the content and requirements of the relevant policies and consultee
responses, it is acknowledged that while sustainable tourism development can contribute
positively to the countryside it must be appropriate to its setting. In this case it is
concluded that it has not been demonstrated that the proposed development will not result
in an unacceptable impact on the character of this area due to its size, location, extent
and nature. The proposal is contrary to the policies listed and it is recommended that the
application be refused.

Recommendation: Refusal

The plans considered as part of this assessment include:
Lacation plan = 25408NW

site plan -2637 /SPO1L B

Proposed glamping pod elevations and floor plans - 2637/PLOL
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Refusal Reasons:

1. The proposed development, by wvirtue of its form and layout with prominent
features, would have unacceptably harmful effect on the character and
appearance of the local area, which is a designated AONB. As such, it conflicts
with the SPPS and policies TSM 6 and TSM 7 of PP516, Palicy NH 6 of PPS 2
and policies CTY 1, CTY13 and CTY14 of PPS21.

2. The proposal is contrary to SPPS, PPS 21 — Annex 1 - Conseguential amendment
to Paolicy AMP 3 of PPS 3 Access, Movemeant and Parking, in that the proposal
fails to meet the criteria for development in the countryside under category D.

Informative

The plans to which this refusal relate include: 25408NW, 2637 /SPOLL B, 2637/PLOL

Neighbour Notification Checked Yes

Summary of Recommendation - Refusal

| Case Officer Signature:  C. Moane Date: 28th April 2024
| Appointed Officer: A.McAlarney Date: 29 April 2024
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Newry, Mourne
and Down

District Council

A

Application Reference:
LAOT/2023/2813/F

Date Received:
June 2023

Proposal:
Proposed Front Dormer 1o Existing House and First Floor Balcony

Location:
6 Cranfield Chalets, Cranfield, Mewry, BT34 4L)

Site Characteristics & Area Characteristics:
The site is located in the countryside outside the development limits of Kilkeel as

designated under the Banbridge, Newry and Mourne Area Plan 2015 (BNMP 2015).
The sile is also within the Moume Area of Dulstanding Matural Beauly and a Site of
Local Mature Conservation Imporlance (NC 03/158). The site 1s in close prodimily to
scheduled monuments DOW 057:00% and DOWOST 006,

The property is located at 6 Crantfield Chalets Cranfield within a cul-de-sac row of one
and half storey detached holiday cottages. The Cranfield Chalets development sits to
the southern corner of Cranfield Bay Holiday (caravan) Park. The application site is
the end unit of these chalets, although there is a further residential property beyond
thia site.

The property is a one and half storey detached dwelling finished with dashed render
painted cream and concrete roof tiling. There is a raised deck to the front and side of
the property (at ground floor level). The dwelling is accessed by a shared driveway
which runs along the front of these properties. The application building is 1 of a row of
§ chalets, which are all similar in appearance with some minor alterations. These
chalets each have large glass windows on the front elevation looking out 1o sea.
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Site locabon map

Application building
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Planning Policies & Material Considerations:
This application will be assessed under the following policy considerations:

Strategic Planning Policy Statement (SPPS)

Banbridge, Newry and Mourne Area Plan {2015)

PP5 2: Matural Heritage

PPS &: Planning, Archaeology and the Built Heritage

PFS 7 {Addendum): Residential Extensions and Alterations

Site History:
« P/1983/0608 — Cranfield, Kilkeel — 7 no. holiday chalets — Permission granted

May 1986
o LAOTR2023/0446/CA — 6 Cranfield Chalets, Kilkeel — Raised balcony —
Enfarcement case closed,

Other relevant planning history includes:

«  P20110464/0F - 72 Cranfield Road Kilkeel — Erection of holiday home —
FPermission granted November 2011, The building was approved along the
northern boundary, as constructed. A condition was attached restricting the use
of the building for holiday accommodation only,

= LAOT/2021L2038/F - 4 Cranfield Chalets - Proposed first floor front dormer
extension with upper floor balcony — Permission granted February 2022, The
approved plans for Mo, 4 Cranfield Chalets are shown below,
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Consultations:
« HED HM - Due o its scale and nature, is content that the proposal is satisfactory
to SPPS and PPS 6 archasological policy requirements.

Objections & Representations:
Meighbour notification letters were issued to identified occupiers on neighbouring land
in accordance with Article 8(2) of the GDPO.

The application was originally advertised in the local press on 5% July 2023, The
application was re-advertised on 315 January and 29" January 2024 upon receipt of
amendments (amended proposal description, site address and site location map).

Several letters of objections were received with no addresses. The same letters werg
resubmitted with addresses. To date, letters of objections have heen received from 13
addresses.

The abjections have been summarised below:

« Proposal will affect privacy and amenity of dwelling — views from first floor
halcony and bedroom,

* The chalet has a direct line of sight into a bedroom from side decking area.
The proposal would be a total invasion of privacy for the residents of
Southpaint.

« \Wrong address

= Mo site location plan viewable

» Obscure glazing for bedroom window not acceptable

« Proposal will create a dominating effect for neighbours at lower level

» The balcony will increase the level of noise and general disturbance

= The proposed works to the front elevation will have an intrusive effect on the
area and is not sympathetic with the built form and character of the surrounding
area

= Potential ight and noise poliution.

Letters of support have been received from & addresses. The letters of support have
breen summarnsed below:
» Proposed works are a welcome improvement 1o the area
«  The proposed work will blend in with the surrounding buildings given the same
alterations to an existing property within Cranfield Chalets which serves as a
precedent for the scale, massing, design, and external materials proposed in
the current planning application.
= The proposal will elevate the view point
= The proposed works will provide more ease of movement in the bedroom and
bathroom with the extra headroom and to suit the needs of family
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= The line of sight from the chalet wving areas and upstairs has been looking over
amenity areas, caravan roofs, and adjacent property roofs for the past 25 years.

The concerns will be considered during the assessment of the proposal as per Policy
EXT 1 of APPS 7. The points made within the letters of support will also be consideread,

Mote: An amended site location map and address was received, The application was
re-advertised, and neighbours re-notified upon receipt.

Assessment

Proposal

The proposal involves the erection of a front dormer and first floor balcony, No
additional footprint to be created. The plans are shown below.
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Proposed plans

Principle of Development

Section 45 of the Planning Act (M1} 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 subject site is located within the rural countryside as identified by
the BENMAPR 2015, There are no specific policy provisions within BNMAP for this site
and as there is no significant change to the policy requirements for residential
extensions following the publication of the SPPS, the retained addendum to PPS7
'‘Residential Extensions and Alterations' will be given substantial weight in determining
this proposal, in accordance wath paragraph 1.12 of the SPPS.

The site is within a Site of Local Nature Conservation Importance (NC 03/158) -
Mourne Park incorporating White Water River and Cranfield Moraine, Mewry and
Mourne countryside and coast.
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Policy CVN 1 of the Area Plan states that within designated SLCNis, planning
permission will not be granted to development that would be liable to have an adverse
effect on the nature conservation interests of a designated Sile of Local Mature
Conservation Imporance. The policy goes on to state that in assessing development
proposals on or adjacent to these sites, priority will be given to the protection of their
intrinsic nature conservation interest. Given the nature of the proposal for a residential
extension whereby no additional footpnint 1= being created and no vegetation 1s to be
removed, | am content that the proposal would not have an adverse effect on the
nature conservation interests of the designated SLNCI.

Addendurn to PPS 7: Residential Extensions and Alterations

Folicy EXT1 is the determining policy for this proposal — there are four criteria to
A55e55!

a) The dormer extension will be set into the pitched roof of the existing property
but will not exceed the existing ridge height. A front upper floor balcony 1S also
proposed. The proposed works will be finished in materials to match the existing
property. No additional foolprint is to be created. | am salisfied that the proposal
is subordinate in size, scale and massing to the existing property and would
appear sympathetic with the built form of the host property.

Para A9 of Policy EXT 1 states that extensions or alterations to the front of a
property require great care as the front elevation is often the most visible to
public view. Para Al4 goes on to advise that an extension or alteration which
copies the roof type and angle of pitch of the original residential property will be
mare successful than those proposals that introduce a completely different type
of roof. Paras AlS and ALS state that alterations to the roof profile of any
building can be paricularly sensitive as roofs play an important part in
contributing to a building’s appearance and the overall character of the area
and that the regular repeated rhythm and unifermity of roof forms and chimneys
may be a particular feature of a group of similar buwildings or the wider
townscape and should therefore be retained. Para A17 refers to dormers and
advises that where a dormer is open to public view, it can interfere with both
the ariginal design of the existing building and cause a visual intrusion into the
sireel scene of rural selting. The Planning Department acknowledges the
above guidance,

The adjacent properties within the cul-de-sac are noted including No. 4
Cranfield Chalets whereby planning permission was granted for a similar
proposal under LAOT/2021/2038/F and is shown below.
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Givan the precedent that has been set by the works done to No. 4 Cranfield
Chalet and having account the character of the area, this row of chalets, the
large caravan sites adjacent and mix of house types in the locality, | am salisfied
that the proposal will not detract from the appearance and character of the
surrounding area.

The application dwelling is directly adjacent Southpoint, a single storey
dwellinghouse. Within the plot of Southpoint, there is also a single storey
building used for holiday accommodation (see history section above).

As noted above, a number of objections have been received regarding the
potential impact of the proposal on the amenity of the adjacent property. The
main point of concern 15 l0ss of privacy due to overlooking from the upper floor
balcony and upper floor gable window.

The relationship between both plots is shown below,
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Given the difference of levels between the application site and the adjacent plot,
there is a degree of overlooking at present with clear unobstructed views over
the front and side of this adjoining property. The proposal includes a front
balcony and upper floor side windows serving a bedroom. The southern outlook
from the balcony will overlook the abutting property. The Department consider
it necessary to condition the erection of a 1.8m high privacy screen along the
southern boundary of the proposed balcony. This will prevent any unacceptable
overlooking of the adjacent property. The western outlook from the balcony will
look towards the ocean. There is sufficient distance between the application
site and the caravan park to the west. The northern outlook from the halcony is
towards Mo. 5 Cranfield Chalets. The relationship between No. & and MNo. 5
Cranfield Chalels is shown below.
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Again, there is a cerain degree of overlooking owing to the informal
siting/arrangement and cutdoor seatingfdecking areas of the properties within
the cul-de-sac, nonetheless, the Department consider it necessary to condition
the erection of a 1.Bm high privacy screen along the northern boundary of the
proposed balcony which will prevent any unacceptable overlooking of the
adjacent property.

Regarding the proposed upper floor gable windows, the windows on the
southern gable will serve a bedroom. There is an existing upper floor window
senving an en-suite at present, however internal reconfiguration means the
dwelling is to serve a larger hedroom. The bedroom will also be served by large
windows/patio doors on the front elevation. Para AZE8 of EXT 1 provides
guidance on the use of obscure glass to minimise the potential for overlooking.
The guidance advises that this is not considered an acceptable solution for
windows serving main rooms such as bedrooms, living rooms, dining rooms or
kitchens. However, consideration must be given to the fact that the bedroom
will be served by a large opening on the front elevation which will provide
sufficient light to the bedroom. As such, the use of obscure glazing on the
southern gable is acceptable in this instance and 15 required to protect the
amenity of the property to the south.
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The upper floor window on the northern elevation is high level and will serve a
bathroom. | am satisfied the dwellings to the north will not be affected by the
proposal in terms of unacceptahle loss of privacy.

iven the dormer's positioning and scale, | am content it will not generate loss
of light or overshadowing to an unacceptable level for neighbouring properties.

The application site is within an AONE. Policy NH 6 of PPS 2 applies. It is noted
the proximate caravan park and surrounding structures have established a
precedent for development, with the area's aesthetic guality largely
compromised by former development. While dormer extensions of this nature
in the rural countryside would typically be resisted, it is noted that, in this
context, the proposed development is subordinate to the existing property and
respectful to both existing and neighbouring properties, | am content this
proposal will not have an unduly adverse impact on the character of the
surrounding area.

Policies NH 2 and 5 of PPS 2 states that planning permission will only be
granted for a development proposal which is not likely ta result in the
Lnacceptable adverse impact on, or damage o habitats, species or features
of natural heritage importance. This includes species protected by law.

Mo additional footprint is to be created. No building or vegetation is to be
removed as part of the works. To property to be extended is currently
occupied. No species were observed during a site visit. The site is not
hydrologically linked to designated sites. The domestic nature of the proposal
is noted whereby airborne emissions are not detrimental. This planning
application has been considered in line with the requirements of Regulation
43 (1) of the Conservation (Matural Habitals, etc.) Regulations {(Naorthern
Ireland) 1995 (as amended) and it is concluded through a HRA screening that
the proposal is unlikely to impact on a European designated site,

The site is in close proximity 10 scheduled monuments DOW 057009 and
DOWOST-008. Consultation with HED HM confirmed that the proposal is
satisfactory to SPPS and PPS & archaeological policy requirements due to its
scale and nature.

The site is within a Site of Local Mature Conservation Importance (NC 03/158)
- Mourne Park incorporating White Water River and Cranfield Moraine, MNewry
and Mourne countryside and coast. Policy CVN 1 of the Area Plan states that
within designated SLCHNIs, planning permission will not be granted to
development that would be liable o have an adverse effect on the nature
conservation interests of a designated Site of Local Nature Conservation
Importance. The policy goes on to state that in assessing development
proposals on or adjacent to these sites, priority will be given to the protection of
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their intrinsic nature conservation interest. Given the nature of the proposal for
a residential extension whereby no additional footprint is being created and no
vegetation is to be removed, | am content that the proposal would not have an
adverse effect on the nature consenvation interests of the designated SLMNCL

d) Mo additional footprint is proposed. As such, the existing space for
recreational and domestic purposes including the parking and manoeuvring of
vehicles remains as is.

Summary
The representations received have bheen considered during the assessment and

subsequent determination of the application. The proposed works are considered
compliant with the retained policies, with the use of conditions to protect the amenity
of the neighbouring property to the south. As such, approval is recommended.

Mote; This is a revision of the report dated 6" June 2024, Following discussions with
the neighbouring resident, the report has been updated due to an inaccuracy as a
result of all relevant information not transferring correctly across to the new IT system.

Recommendation: Approval

Conditions:

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

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011,

2. The development hereby permitted shall take place in strict accordance wath the
following approved plans: 01, 02 and 02RevA

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

3. The upper floor windows on the southern elevation of the application property shall
be fitted with obscurefopaque glazing prior to any part of the extension and
alterations hereby approved coming into use, which shall he permanently retained
thereafter,

Reason: To protect the amenity af the neighbouring properties.

4, A 1.8m high close boarded timber privacy screen shall be fitted along the

boundaries shaded green on drawing no. 02, prior to the balcony hereby approved

coming into use, which shall be permanently retained thereafter.

Reason: To protect the amenity of the neighbouring properties.

Informative:
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= 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.

= This permission does not alter or extinguish or otherwise affect any existing or
valid right of way crossing, impinging or othenwise pertaining to these lands.

Case Officer Signature: Eadaoin Farrell

Date: 23.07.24

Appointed Officer Signature; M Keane

Date: 23-07-24
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Committee Application

Development Management Officer Report

Case Officer: Fionnuala Murray

Application ID: LADT/2022/14085/F Target Date:
Proposal: Location:
Five dwelling units, landscaped gardens Lands opposite no.41 Lecale Park
and associated site works Downpatrick
BT30 65T
Applicant Name and Address: Agent Name and Address:
Mr Christopher Barr Sommerville Consulting
12 Woodhourne Court 20 Wood Grange
Isle of Man Newtownabbey
Douglas Belfast
IM2 3AT BT37 OWG
Date of last Neighbour Notification: 04 April 2023
Date of Neighbour Notification Expiry: | 18 April 2023
Date of Press Advertisement: 12 October 2022

Date of Press Advertisement Expiry: 26 October 2022

ES Requested: No

Consultations:

NI Water was consulted in relation to the application and responded with a
recommendation to refuse, The agent submitted a wastewater impact assessment to NI
water and a solution engineer report has been issued however NI Water advise that a
WWIA cannot be deemed complete at this stage and further engagement is required to
find an acceptable solution.

Currently the planning authority is dealing with respanses from NI Water of this nature by
way of negative condition,

NIEA was also consulted and responded Natural Environment Division responded with
no objections, informatives have been recommended.

DFI Rivers was consulted and initially responded advising that under the terms of FLD 3
Planning may deem it consider the development falls within the thresholds of requiring a
drainage assessment, A Drainage Assessment was requested and submitted and
accepted by DFI| Rivers subject to conditions.

Environmental Health was also consulted and responded with no objections subject to
canditions in relation to noise and vibration control and hours of operation for noise
generating activities.
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DFI Roads initially requested additional information and following final consultation
responded with no objections subject to conditions. PSDs have been submitted and
agreed, the private road serving part of the development will remain unadopted.

SES responded Lo final consultation with no objections.

Representations:

To date 19 representations have been received and one petition in relation to the
application (objections) 17 different addresses included on representations and petition.
Objections are on the following basis:

« Concerns are raised in relation to congestion, the objectors note that the area is
already congested and adding to this would cause greater issues, including the
potential to impact safety as some points in the access are tight and traffic can
only pass in single file.

+ Design of the dwellings is not considerad to be in keeping with the mature,
established development of the site.

« Objectors helieve that there is potential for environmental impacts as there is a
wide range of flora and fauna on the site.

One objector notes Japanese knotweed growing in the field.

+ Concerns re drainage and soakaways as already dated infrastructure, objectors
concerned additional pressures will impact and reliance on septic tanks could give
rse to amenity Issues such as smells etc.

» Concerns raised in relation to water pressure and additional load on the
infrastructure.

» Objectors believe given malture trees have been cut down there is the potential for
overlooking and loss of privacy and light. No's 7, 11 and 17 Lecale Park
specifically have raised concern in relation to this matter. In terms of overlooking
concerns are raised in relation to the potential for overlooking onto 5-19 Lecale
Park and 49 and 57 Lecale Park.

»  Ownersfoccupiers of no 49 and 57 Lecale Park believe that their properties would
be at risk in terms of structural safety during building works with heavy plant and
machinery operating disturbing foundations.

= Planning already granted for an additional three dwellings under
LACT/2018/0938/0 which will already add to the current problems and this
proposal will further add to these problems.

« Bin lorries are already forced to reverse up the cul de sac and on occasions
parking issues have resulted in the bins not being emptied.

s Construction works will cause noise and disturbance during development and
impact on neighbouring dwellings.

« Objectors believe design, layout and density of the scheme is not in keeping with
the existing character or pattern of development,

= Existing natural screenings shown in initial drawing include trees that have been
removed and a hedge that is noted as to be retained and augmented is actually in
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the ownership of no 49 Lecale Park.

Letlers of Suppart 0
Letters of Objection 19
Petitions 1
Signatures 31
Mumber of Petitions of
Objection and

| signatures

Summary of Issues: objections to the proposal are outlined above and will be
discussed later in the report.
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Site Visit Report

Site Location Plan:

Characteristics of the Site and Area

The site in gquestion is a piece of land within an existing housing area known as Lecale
Park which is a housing development of single dwellings located on generous plots on
elevated lands that are accessed off the Strangford Road. The site ifself is a steep piece
of land that runs down to the rear of existing housing, it is currently covered in rough
grass and whin, there is no boundary to the front of the site and it is currently bounded by
site guard along the road, the remainder of the boundaries are made up with a mix of
boundaries from other adjacent properties.

The site in guestion is located within the settlement development limits of Downpatrick as
defined in the Ards and Down Area Plan 2015. The site is within the Strangford and
Lecale Area of Outstanding Natural Beauty. The site also falls within the consultation of a
monument being a workhouse. The site is within an existing established housing
development predominantly characterised by large single dwellings on quite generous
plots and some on sloping sites resulting in stepped dwellings. The site 1s In quite close
proximity to a local landscape policy area.




Back to Agenda

Descfihﬁun of Fi'rnp osal

Five dwelling units, landscaped gardens and associated site works

Planning Assessment of Policy and Other Material Considerations

PLANNING HISTORY

LAOT2019/0706/0 - Lands between 49 and 57 Lecale Park, Downpatrick - Erection of
Sno dwellings (amended and additional plan) - refusal - 11.06.2020

Application on same site refused for the following reasons:

« The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and Planning Policy Statement 7 Quality Residential Environments Policy
QD1(a) in that the proposed development of 5 dwellings in the site fails to respect
the surrounding context and would be inappropriate to the character of the site.

= The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and Planning Policy Statement 7 Addendum Safeguarding the Character
of Established Residential Areas Policy LC1 (a) in that the proposed density of the
development would be significantly higher than that found in the established
residential area of Lecale Park LAOT 2019/0706/0.

+ The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and Planning Policy Statement 7 Addendum Safeguarding the Character
of Established Residential Areas Policy LC1 (b) the pattern of development is not
in keeping with the overall character and environmental quality of the established
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residential area of Lecale Park.

« The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and Planning Policy Statement 7 Quality Residential Environments Policy
QD1{h) in that the proposed development would create conflict as a result of
unacceptable adverse impact on existing properties Nos 5, 7, 9, 11, 15, 19 and 19
Lecale Park, in terms of overlooking and dominance.

R/2001/1319/F - Lands opposite 39 Lecale Park, Demesne Of Down, Downpatrick -
Private dwelling — approved - 26.02.2002.

LAO7/2021/1777/0 - Site adjacent to 46 Lecale Park, Downpatrick - Renewal of Outline
permission for 3No. Dwellings previously approved under LADY/2018/0938/0 - approved
— 22.12.2021.

LAOT/2018/0938/0 - Land east to 46 Lecale Park and west of 64 and 66 Strangford
Road, Downpatrick - Proposed 3no dwellings — approved — 29.10.2018

CONSIDERATION AND ASSESSMENT

+ The Ards and Down Area Plan 2015

* Regional Development Strategy (RDS)

» Strategic Planning Policy Statement for Morthern Ireland (SPPS)

« Planning Policy Statement 3: Access Movement and Parking

» Planning Policy Statement 7 Quality Residential Environments

» Addendum to PPS 7 Safeguarding the Character of Established Residential Are-
as.

Section 45(1) of the Planning Act (NI) 2011 requires that regard must be had to the local
development plan (LDF), so far as material to the application. Section 6(4) of the Act
requires that where in making any determination under the Act, regard is to be had to the
LDP, the determination must be made in accordance with the plan unless material
considerations indicate otherwise. The LDP in this case is the Ards and Down Area Plan
2015 (ADAP),

Until such times as a Plan Strategy for the whole of the Council Area has been adopted,
It sets out transitional arrangements to be followed in the event of a conflict between the
SPPS and retained policy. Any conflict between the SPPS and any policy retained under
the transitional arrangements must be resolved in favour of the provisions of the SPPS,

6.133 of the SPPS deals with housing in settlements and it is noted that there is no
dispute between the content of SPPS and PPS 7 therefore this application is considered
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under PPS5 7 Quality Residential Developments.

Policy QD1 Quality in New Residential Development states that planning permission will
only be granted for new residential development where it is demonstrated that the
praposal will create a quality and sustainable residential development. All proposals for
residential development will be expected to conform to all the following criteria:

(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
surfaced area.

Taking account of the proposed scheme the design and layout of the scheme is
considered satisfactory. The levels across the site cause difficulties as the site drops
away like adjacent lands within the development. The proposed dwellings are single
storey in appearance from the front and either two or three storey to the rear depending
on their position within the slope. 5 detached dwellings are proposed on the site.
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5 detached dwellings are proposed on the site and each has private amenity space and
car parking.

House Type A
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House Type Al

rear elevation
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House Type B

front elevation
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House Type B1
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front elevation
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rear elevation

Taking account of the designs shown above the dwellings generally appear single storey
in appearance 1o the front and drop down into the site, becoming either two or three
stories high. The dwelling designs are unremarkable but take account of the site sloping
nature of the site, there are similar style dwellings adjacent to either side of the site that
also split across their plots. In general this aspect of policy has been adhered to.
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The proposed materials and finishes are considered acceptable and in keeping with
those found in the vicinity,

In terms of density, it is considered that the 5 dwellings proposed will largely respect the
overall density of the area, the agent had submitted a map of the most recent
development within the area and the density does appear to be largely acceptable noting
that there was a reduction of units as part of the processing of this application. Given the
appearance and site arrangement the works will not appear as a more dense
development.

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

Taking account of the charactenstics of the site, associated constraints and adjacent built
development there are no archaeological, built heritage of landscape features identified
on the site that require further protection or assessment and consideration. There were
no specific features identified within the site that would be impacted as a result of the
works. The site s within relatively close proximity to a historic monument being the
workhouse but given the site sits within previously developed land and given the
proximity of the site to the previous workhouse it is not considered that any further
consideration is required.

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

The application is for 5 dwellings within an existing development therefore does not meet
the thresholds to require public open space is provided. This development is an older
development and there are no areas of public open space within the development at
present. In terms of private amenity all dwellings have large rear gardens proposed
ranging from 105m2 to 442msq therefore the average amenity space far exceeds the
requirements set out in Creating Places that advises on circa 70sgm. Plots 3-5 has an
element of greenspace to the front of the dwellings which does soften the frontages, bin
storage areas are located to the sides of the dwellings which is not normally considered
acceptable but given the privacy of the site accessed off the main route through the
development and taking account in the drop of levels to the rear of the site this is the
most feasible position for bin storage.

Dwellings 1-2 sit at a higher level and present onto the existing road network within
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Lecale Park. Sections through the site indicate that there is to be a retaining wall to the
rear of the dwellings at a height of 1.2m with a 0.6m railing on top, this will provide
privacy to the rear amenity area of dwellings numbers 1 and 2 and while a softer
boundary treatment would have been preferred again taking account of the more private
area the rear amenity faces out onto the finish is considered the most appropriate to
provide privacy and screening. The dwellings to the front of the site have no grassed
area to the front of the site and present almost directly onto the road. It is noted that most
dwellings within the development have considerable front amenity areas however the
dwellings presented take account of the steep nature of the site.
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(d) adequate provision is made for necessary local neighbourhood facilities, to
be provided by the developer as an integral part of the development.

Given the scale and nature of the development there is no requirement to provide any
further necessary neighbourhood facilities. No specific faciliies are available or provided
to serve the existing development and no existing faciliies will be impacted as a result of
the works. This aspect of policy has not been impacted.

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

The site can meet the needs of patterns of movement in general, the change in levels
and provisions of steps both internally and externally would not support the needs of
people whose mobility 1s impaired, it 1s noted though in movement patterns externally
around the public elements of the site meets all requirements including those with
impaired mobility. Again the site can utilise the exisling provisions for public transport in
the area already available to the site.
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(f) adequate and appropriate provision is made for parking.

Each dwelling has 2 allocated parking spaces, which are side by side and located within
the front curtilage of the dwellings. there are also 3 visitor parking spaces identified on
the private road serving dwellings nos 3-5. Adequate parking provision has been
pravided that is accepted functionally by DFI Roads. Existing parking provisions will not
be impacted upon as a result of the works.

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

There are a mix of dwellings within the overall development with some more recent
development towards the access junction into Lecale Park. Split level dwellings are a
feature within Lecale Park therefore the split level dwellings presented are considered to
respect the character of the area in terms of design and layout. The finishes are
generally considered to respect the existing character and appearance of buildings found
within the development. The tapography of the site does provide limitations and dictates
to a degree what can be accommaodated on the site in terms of averall layout and design,

{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.

Consideration is given to the potential for impact on neighbouring dwellings in terms of
loss of amenity and it is noted that there have been a number of objections received in
relation to the application including a petition with 31 names on iL.

The points of objection include the loss of privacy of no 5 to 21 Lecale Park and to no 49
and 57 Lecale Park. Creating Places recommends 20m separation back to back taking
account of the topography of the land, in this instance given the steep gradient 20m
would not be considered sufficient, the agent has demonstrated that there is far in excess
of 20m back to back onto any of the properties from 5 to 21 Lecale Park. For example
back to back from the proposed dwelling labelled no 4 and 11 Lecale Park is a
separation of approx. 46m, separation distances between the existing and the proposed
are considered to be sufficient in ensuring there is no unacceptable loss of amenity by
way of privacy or creating opportunities for unacceptable overlooking from the proposed
development in terms of back to back separation distances.

In terms of the impact on dwellings 49 and 57 Lecale Park that face forward onto the
existing road network within Lecale Park consideration is given to the level of built
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development proposed adjacent to the sites and the potential for impact.

In terms of no 49 Lecale Park there will be the development of two dwellings along a
shared boundary being the western boundary to no 49. Given that there historically has
been no development along this boundary of no 49 the development of two dwellings
along it will have a perceived impact. House type A and B1 are adjacent to the boundary
of no 49, there are limited openings on the side elevations of all of the dwellings
proposed but in terms of house type A there i1s one opening to the side gable facing no
49 and it is noted that it serves an ensuite, house type B1 has no windows on the gable,
it is not considered that there will be any unacceptable overlooking as a result of the
development on no 49, In terms of the relationship between the site and no 49 it is not
considered there will be any demonstrable overlooking or overshadowing as a result of
the works on the property known as 49 Lecale Park.

Consideration is also given the patential for impact on the dwelling to the other side of
the site being no 57, it is noted that no 57 is an L shaped building with a considerable
amount of built development along the eastern boundary, the closest building this
boundary is a B type design dwelling and the dwelling is setl back off the road and away
from the built development of no 57, it is not considered there will be any overlooking or
an unacceptable loss of privacy as a result of the provision of the dwellings on the site
adjacent.

Given the positioning of the proposed dwellings and taking account of the existing
layouts of dwellings and taking account of the dwellings proposed as part of this
development it s not considered that there will be any unacceptable loss of privacy or
private amenity, nor will there be any loss of light or dominance as a result of the
development.

Dwellings an the upper side of the Lecale Road sit on more elevated grounds and face
onto the road and will not be impacted as a result of the works,

The concerns of neighbours in terms of privacy have been considered and while it is
acknowledged that the ground has laid darmant for years and that given the steep
topography of the site there are concerns re overlooking and loss of privacy however it is
considered that the agent has provided a more than adequate separation distance
between existing and proposed dwellings and taking account of the overall scheme a
refusal in terms of loss of privacy could not be sustained. It is the developers
responsibility to ensure that the development does not cause damage to or undermine
existing structures as would be the case with any approval.

The overall design of the dwellings, inciuding those with balconies or open spaces as
exhibited to the rear of house type A are considered to be acceptable and will not have
any detrimental impacts on neighbouring dwellings in terms of loss of light or loss of
privacy given the separation distances and the fact the balcony does not protrude
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beyond the proposed rear building line.

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

This scheme appears to be compliant with this policy, there are no public spaces that are
not overlooked to some degree and in general the scheme is considered (o be
acceptable in terms of being designed to deter crime and promote personal safety.

Consideration of Addendum to PPS 7 Safequarding the Character of Established
Residential Areas.

Policy LC1 is considered — protecting local character, environmental guality and
residential amenity which states that in established residential areas (which this is)
planning permission will only be granted for the infilling of vacant sites to accommodate

new housing where all the criteria is set out in QD1 of PPS 7 and the additional criteria
set out below are met.

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

The proposed density of the development cannot be considered to be higher than what is
considered established in the area, the sloping site has resulted in ample amenity space
being afforded to each dwelling and on the basis of large plot sizes the density is
reduced, it is noted that the density of the plot sizes are not dissimilar to what is exhibited
within the site in present. The proposed density is considered to be in keeping with the
existing dwelling plot size and density and the application is in keeping with policy as the
density exhibited is not significantly greater than what is found in the established
residential area,

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

The pattern of development is considered to be in keeping with the overall character of
the area, the split level dwellings are a common feature within the development given the
hilly topography of the development and the continually rising site. The majority of
dwellings are on generous plots with adequate amenity space and there is a mix of
designs and dwelling styles to allow for the designs put forward now to successfully
integrate into the character of the overall established residential area.

{c) all dwelling units and apartments are built to a size not less than those set
out in Annex A.
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The dwellings presented meet the space standards as set out in annex A and in most
cases far exceed the space standards for example House type A is a 4 bedroom 8
person dwelling, space standards advise on 7 person/4 bed maximum and in the case of
a three storey dwelling require 115/120m2 internal floor space whereas house type A
offers in excess of 250m2 internal floor space. This aspect of policy has been met,

PPS 2 Natural Heritage

Objections were received in relation to the presence of Japanese Knotweed being
present on the site, a bio diversity check list was submitted in relation to the application
and given that the site is covered in dense scrub an extended ecological statement was
submitted. As part of this statement the site was searched for Schedule 9 listed plants
(Japanese knotweed, Giant hogweed and Himalayan balsam) and none were identified
within the site. The authority can be content that this objection has been considered and
that no further reports or action is required in relation to invasive species.

Taking account of the Bio Diversity checklist and subsequent Extended Ecological
Statement it is not considered that there will be any detrimental impacts on species
protected by law, the provisions of PPS 2 Natural Heritage do not appear to have the
potential to be impacted as a result of the works proposed.

PPS 3 Planning, Access and Parking.

DF| Roads have been consulted in relation to the proposal and have no objections to the
proposals. Adequate parking provision has been identified for each dwelling and DFI
Roads are content with the overall internal arrangement and the additional traffic on the
existing infrastructure. The application meets with all the requirements in terms of DF|
Roads requirements in terms of safety and parking.

Policy NHE Areas of Qutstanding Matural Beauty.

The proposal is within the Strangford and Lecale Area of Outstanding Natural Beauty
therefore policy NH 6 Areas of Outstanding Natural Beauty is considered and it states
that planning permission for new development within an Area of Qutstanding Natural
Beauty will only be granted where it is of an appropriate design, size and scale for the
locality and all the following criteria are met:

a) the siting and scale of the proposal is sympathetic to the special character
of the Area of Qutstanding Natural Beauty in general and of the particular
locality.

The site is within the settlement development limits of Downpatrick as defined in the Ards
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and Down Area Plan 2015, the overall special character of the AoNB have already been
somewhat diluted within the urban area generally. The proposals put forward are
generally in keeping with the character of the area and moreover will not have a
detrimental impact on the character and appearance of the AoNB overall. The overall
design and layout of the site This aspect of policy has not been offended.

b) it respects or conserves features (including buildings and other man-made
features) of importance to the character, appearance or heritage of the
landscape.

The proposed dwellings are large in size and scale but overall are considered to be
acceptable in terms of respecting the existing character and appearance of the built
development. It Is noted that there is a listed building in guite close proximity to the site
being an old workhouse however this is far enough removed from the site so as for the
works to not impact on the noted building.

c) the proposal respects: « local architectural styles and patterns; « traditional
boundary details, by retaining features such as hedges, walls, trees and
gates; and » local materials, design and colour.

The overall design and appearance of the proposed dwellings largely respects the overall
character and appearance of the surrounding area and the detailing used has taken
account of necessary provisions given the sloping site and protecting the character and
appearance of the area. In general this aspect of policy has been met,

PPS 15 PLANNING AND FLOOD RISK

In terms of FLD 1 Development in fluvial and coastal flood plains - the site lays outside
of the 1 in 100 year flood plain and DFI Rivers had no comment or request to make.

FLD 2 Protection of flood defence and drainage infrastructure is considered and DFI
Rivers note that given the location of this site the provisions of FLD will not be impacted.

FLD 3 Development and surface water is considered and it is noted that as the works
exceeded one of the thresholds set out in FLD 3 a Drainage Assessment was reguested
and the drainage assessment was considered by DFl Rivers and found acceptable
subject to condition which will be included in any approval to issue. DFI Rivers did not
require any further infarmation.

FLD 4 and 5 are not impacted upon, DFI Rivers make no comment or requests in
relation to FLD 4 or FLD 5.

Fresentation to Planning Committee

NI Water responded to consultation recommending refusal but advised that Subject to
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successful discussions and outcomes regarding issues highlighted in the responses
below, NI Water may reconsider its recommendation.

The agent is currently in engagement with NI Water in relation to the above and has
submitted a Wastewater Impact Assessment was submitted to NIW for this proposal, A
Solution Engineer Report was issued 23th November 2023. On this basis the authority is
cantent to proceed using a negative condition mechanism, however as this is not in direct
agreement with the NI Water response that currently recommends refusal the application
must proceed (o committee.

In addition to this there has been strong representation in relation to the application with
19 letters of objection and a petition of 31 names and of these representations there
have been objections from at least 6 different addresses therefore exceeding the
threshold that requires that the application is presented to Planning Committee. This
application for the two reasons above will be presented directly to Committee,

MNeighbour Notification Checked Yes

Summary of Recommendation
On balance, taking account of policy, consultations and representations made in refation
to the application a recommendation of approval is made.

Conditions:

1. The development hereby permitted must be begun within five years from the date
of this permission.

Reason: As reguired by Section 61 of the Planning Act (Morthern Ireland) 2011.

2. The development hereby permitted shall take place in strict accordance with the
following approved plans: 2101 01A, 04G, 05, 06, 07, 08, 09, 10, 11, 12, 15C, 16C
and P0O070/R001G

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

3. The width, position and arrangement of the streets, and the land to be regarded as
being comprised in the streets, shall be as indicated on Drawing No.

PO070/R001G published 30/04/2024

Reason: Tao ensure there is a safe and convenient road system within the
development and ta comply with the provisions of the Private Streets (Northern
Ireland) Order 1980
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4. Mo other development hereby permitted shall be commenced until the works
necessary for the improvement of a public road have been completed in
accordance with the details outlined blue on Drawing Number PO070/R001G
published 15/03/2024 Council Planning hereby attaches to the determination a
requirement under Article 3(44) of the above Order that such works shall be
carried out in accordance with an agreement under Article 3 (4C).

Reason: To ensure that the road works considered necessary o provide a proper,
safe and convenient means of access (o the development are carried out.

5. The vehicular access including visibility splays and any forward sight distance,
shall be provided in accordance with Drawing No. PO070/R001G published
15/03/2024, prior to the commencement of any other development hereby
permitted. The area within the visibility splays and any forward sight line shall be
cleared to provide a level surface no higher than 250mm above the level of the
adjoining carriageway and such splays shall be retained and kept clear thereafter,

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

6. The gradients of the access road shall not exceed 4% (1 in 25) aover the first 10m
outside the road boundary. Where the vehicular access crosses a 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,

Reasan: Tao ensure there is a satisfactory means of access in the interests of
road safety and the convenience of road user.

7. No other development hereby permitted, shall be commenced until the footway
has been completed in accordance with details submitted to and approved by
Planning on drawing No: POO70/R001G published 15/03/2024

Reason: To ensure the road works considered necessary to provide a proper, safe
and convenient means of access to the development are carried out,

8. The Development hereby permitted shall not be commenced until a Street Lighting
scheme design has been submitted and approved by the DF| Roads Street
Lighting Section.

Reason: Road safety and convenience of traffic and pedestrians,
9. The Street Lighting scheme, including the provision of all plant and materials and

installation of same, will be implemented as directed by the DFI Roads Street
Lighting Section.
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(These works will be carried out entirely at the developer’s expense.)

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

10. Mo development shall take place on-site until the method of sewage disposal has
been agreed in writing with Northern [reland Water (NIW) or a Consent to
discharge has been granted under the terms of the Water (N1) Order 1999.

Reason: To ensure the project will not have an adverse effect on the integrity of
any European site.

11. The development hereby approved shall not commence on site until full details of
foul and surface water drainage arrangements to service the development,
including a programme for implementation of these works, have been submitted to
and approved in writing by the Council in consultation with MNIW.

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

12. The development hereby approved shall nol commence on site until full details of
foul and surface water drainage arrangements to senvice the development,
including a programme for implementation of these works, have been submitted to
and approved in writing by the Council in consultation with NIV,

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

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

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

14, Pricr to the construction of the drainage network, the Applicant shall submit a
Drainage Assessment, compliant with FLD 3 & Annex D of PP5 15, to be agreed
with the Council which demonstrates the safe management of any out of sewer
flooding emanating from the surface water drainage network, agreed under Article
161, in a lin 100 year event,

Reasan - In order to safequard against surface water flood risk.

15. All demolition and construction activities shall be undertaken in line with best
practice guidance. Demalition and construction activities should pay due regard to
the current standards; BS 5228-1.2009+A1:2014 and BS 5228-2:2009+A1:2014
AZ: Noise and Vibration Control on Construction and Open Sites and |AQM
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Guidance (2014): Guidance on the assessment of dust from Demelition and
construction. Appropriate controls for noise, dust and vibration during demaolition
and construction should be implemented,

Reasaon: In the interests of residential amenity.

16, During construction, noise generating activities shall be limited to the following
limes:
Monday — Fridays 07:00 -18:00
Saturday — 083:00 — 13:00
Sundays and Bank holidays — No noise generating work

Reason: to protect residential amenity

17. Al hard and soft landscape works shall be carried out in accordance with the ap-
proved details plan ref 2101 04G . The works shall be carried out prior to the oc-
cupation of any part of the development.

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

18.If within a penod 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 be-
comes, in the opinion of the Council, senously damaged or defective, another tree,
shrub or hedge of the same species and size as thal onginally planted shall be
planted at the same place, unless the Council gives its written consent to any var-
lation.

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

Case Officer Signature: Fionnuala Murray

Date: 09.08.2024

Appointed Officer: A.McAlarney Date: 15 August 2024
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Comhairle Ceantair
an Itir, Mhurn
agus an Duin

Newry, Mourne
and Down

District Council

&

Application Reference: LADT/2022/1448/F
Date Received: 05.09.2022

Proposal; Proposed mixed use development with ground floor commercial unit and 9
no. apartments and on-site parking for 13 vehicles.

Location: 17-21 Main Street, Camlough
Site Characteristics & Area Characteristics:

The site as defined in red takes in an existing commercial building and public house
situated in the main commercial area of Camlough. To the rear of the site there is a
grassed area which rises gradually to the rear boundary which is defined by natural
trees { hedging. The site is located within the development limit for Camlough and an
Area of Archaesological Potential as defined by the Banbridge Mewry and Mourne Area
Plan 2015. Surrounding the site are a number of commercial and residential properties
with parking also located to the front.

Relevant Site History:

Application Number; P/1983/0436

Decision: Permission Granted

Decision Date:

Froposal: Bookmakers office with retail unit on 1st floor

Application Number: P 285/0281

Decision: Permission Granted

Decision Date:

Proposal: Proposed detached garage and store room

Application Number; PA97R0237

Decision: Permission Granted

Decision Date:

Proposal; Proposed erection of signs and poster boxes

Application Number: P/1980/0047
Decision: Permission Granted
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Decision Data:
Proposal; proposed conversion of part of existing public bar to carry out fish &

Application Number: P 976/0807

Decision: Permission Granted

Dacision Date:

Proposal: Proposed alterations and extension to existing youth club

Application Number, P/2000/1052/F

Decision: Permission Granted

Decision Date; 15 August 2000

Proposal: Change of use from licensed premizes to Bookmaker's office

Application Mumber: P/2000/1950/F

Decision: Permission Granted

Decision Date: 31 January 2001

Proposal: Change of use from licenced premises/fast food outlet to boockmakers office.

Application Number: P{2003/0208/F

Decision: Permission Granted

Decision Date: 01 May 2003

Proposal: Extension and alterations to existing Licensed Premises to include new
lounge, toilets and store

Application Number: PL2002/2005/F

Deacigion: Withdrawal

Decision Date: 16 July 2007

FProposal: Demolition of existing licensed premises and construction of new
supermarket with licensed premises for off sales, storage on first floor, ancillary
accommodation, associated car parking and upgrading of existing vehicular access
(to rear).

Application Number: P/2007/0968/F

Decision: Permission Granted

Decision Date: 08 November 2009

Proposal: Mixed use development consisting of 4 no. ground floor commercial/retail
units and 12 no. apartments with on-site parking for 24 vehicles

Application Mumber: P22010M1111/F

Decision: Parmission Granted

Decision Date: 14 October 2011

Proposal; Retention of alterations to existing vacant licenced premises to provide
reduced licenced area and partial change of use to create 1 no retail unit

Application Number; P/2014/0907F
Decision: Permission Granted

Decision Date: 26 February 2015
Proposal: Erection of bar and restaurant

Application Mumber; LADYZ2020M1027/F
Decision: Parmission Granted
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Decision Date: 17 November 2020
Proposal; Change of use from existing takeaway to proposed betting shop. (Amended
site plan and description)

Application Number; LADT7/2022/1444/F
Decision: Permission Granted

Decision Date: 19 February 2024
Proposal: New public house

Planning Policies & Material Considerations:

SPPS - Strategic Planning Policy Statement for Morthern Ireland
The Planhing (Use Classes) Order (Morthern [reland) 2015
Planning Strategy for Rural Northem Ireland

Banbridge Newry and Mourne Area Plan 2015

PPS 3 - Access, Movement and Parking / DCAN 15

PPS T — Quality Residential Developments

APPS 7 - Safeguarding the Character of Established Residential Areas.
FF3S 6 - Planning Archasology and the Built Heritage

PPS 12 - Housing in Settlemants.

PPS 15 - Planning and Flood Risk.

PPS 2 — Natural Heritage

Parking Standards.

Creating Places

DCAN 8

DCAN 15

Consultations:

DFl Rivers — No objections noted, condition offered.

NI Water — Refusal due fo network capacity issues,

Environmental Health —no objection noted, conditions offered.

DFl Roads — no objections in principle. Conditions offered.

Historic Environment Division — no objections noted. Proposal in compliance with
PPS 6 f SPPS

Shared Environmental Services — SES advises the project would not have an
adverse effect on the integnty of any European site either alone ar in combination
with other plans or projects. Condition offered.

MNIEA — no concerns.

Objections & Representations

10 neighbours notified on 05.08.2024 and the application was re-advertised in the
press on 03.07.2024. No objections or representations received,

Consideration and Assessment:

Mewry, Mourne and Down District Council in its role as the competent Authority under
the Conservation (Matural Habitats, etc.) Regulations (Morthern Ireland) 1925 (as
amended), and in accordance with its duty under Regulation 43, has adopted the HEA
report, and conclusions therein, prepared by Shared Environmental Service, dated

3
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09/01/2023. This found that the project would not have an adverse effect on the
integrity of any European site.

Banbridge Mewry and Mourne Area Plan 2015 (ENMAF)

The site is located within the Development Limit for Camlough which is noted a village
in BNMAP. To the front of the site there is an Area of Archasological Potential zoning
which will be considered under PPS 6 in further detail within this report. The remainder
of the site is whiteland where the Plan remains silent on the use and decision making
is deferred to the retained policies explored below. Land zoned for housing under
designation CL 06 exists immediataly to the rear of the site,

Given the lack of designation on the site and AAP considered under PPS 6 below, |
am content the proposal is not out of keeping with the prevailing Area Plan.

Strategic Planning Policy Staternent for Northern Ireland

Until such times as a Plan Strategy for the whole of the Council Area has been
adopted. It sets out transitional arrangements to be followed in the event of a conflict
between the SPPS and retained policy. Any conflict between the SPPS and any policy
retained under the transitional arrangements must be resolved in favour of the
provisions of the SPPS.

In terms of the commercial element of the proposal, the SPPS will be key policy given
the discontinuation of PPS 5,

The aim of the SPPS is to support and sustain vibrant town centres across NMorthem
Ireland through the promotion of established town centres as the appropriate first
choice location of retailing and other complementary functions, consistent with the
RDS.

Policies and proposals for shops in villages and small settlements must be consistent
with the aim, objectives and policy approach for town centres and retailing, meet local
need (i.e. day-to-day needs), and be of a scale, nature and design appropriate to the
character of the settlement.

Moting the planning history of the site which includes commercial units at this site, the
surrounding commercial environment and the fact there is currently a commercial unit
and public house on the sile, it is reasonable to conclude the acceptability of a
commarcial unit at this site. Whilst there is no town centre designated within
Camlough, | consider the proposal consistent with aim, objectives and policy approach
in that the site is located in the most obvious commercial area of the setilement.

The scale of the proposal amounts to 40sgm which is considered modest and
proportionate to the village setting of the proposal. The design appears as a typical
shopfront finished in traditional timber hardwood and is considered acceptable for the
area. The nature of the commercial unit, whilst not described could be conditioned to
ensure it falls within the Part A of the Use Classes Order to control the future use of
the unit,
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Cumulatively | am content the commercial aspect of the proposal is acceptable at this
site and in conformity with the policy provisions of the SPPS.

Flanning Policy Statement 7 - Quality Residential Environments

As thare 18 no significant change to the policy requirements for residential proposals
within settlement limits following the publication of the SPPS and it is arguably less
prescriptive, the retained policies within PPS 7 as discussed below will be given
substantial weight in determining the principle of the proposal in accordance with
paragraph 1.12 of the SPPS.

Policy QD1 Quality in New Residential Development is applicable to the residential
aspect of the proposal. A new apartment block is proposed to rear of the site holding
6, 2 bed apartments with 3, 2 bed apariments proposed above the commercial unit o
the front of the site. Such applications are expected to conform to all the criteria listed
below a-i;

{a) The development respects the surrounding context in that residential land uses
are apparent within the mix of retail and commercial uses in the immediate area
including Maryville, Quarter Road and the housing designation to the rear of the
site. The wisual appreciation of the scheme in terms of layout scale,
proportions, massing and appearance of buildings, structures and landscaped
and hard surfaced areas have been considered in terms of the character and
topography of the site. The layout of the proposal seeks the continuation of the
street scape along this commercial portion of Camlough with a courtyard
entrance to the rear where parking and open space is proposed along with the
d-storey apartment block. Appreciation has been given to the housing zoning
to the rear of the site and the apartment has been brought forward o mitigate
against future overfooking issues,

The apartment block and parking areas will largely be obscured with the
existing built development in the immediate area. The scale of the developrment
is generally reflective of the surrounding built development. The increase of
ridge height of approximately 1.72m is not considersd excessive or
unreasonable given a number of roof types and heights are located within the
vicinity of the site. The roof to the proposed front elevation which is flat and
finishing to a slope o the front, whilst untraditional, is reflective of the
surraunding mix of roof types including, pitched, flat and hipped.

The proportions and massing of the buildings appear acceptable for the scheme
and the proposed landscaping is proportionate the hard surfacing required for
the design proposals.

(b) The existing boundary trees and hedgerows are noted to be retained and the
Area of Archaeological Potential has been considered through consultation with
HED. Historic Monuments Unit have considered the impact on archaeclogical
potential and confirmed the proposal is compliant the prevailing policy (PPS 6/
SPPS). HED Historic Buildings Unit has also confirmed that nearby Listed
Buildings are sufficiently removed from the site s0 as not to negatively impact.

g



Back to Agenda

() At approximately 100 sqm of private open space that will unlikely be critically
viewed and natural boundaries retained | am content this policy criteria has
been satisfied.

(d) The site occupies a location within the Village of Camlough where
neighbourhood facilities are accessible.

(e) The scheme supports walking and cycling with adequate access to nearby
ransport links, Whilst upper floors may be problematic for those with mobility
issues, a number of apartments are located on the ground floor,

(f) The site offers 13 spaces which equates to 1.4 spaces per apartment. | consider
this to be an adequate provision given the location within the heart of the village.

(g) In terms of materials and delailing the proposed buildings will be finished in
blue/black concrete tiles, rendered corbelled fascia, cast aluminium rainwater
goods, smoother render finish and a traditional timber hardwood shopfront. |
consider these finishes and detailing to be traditional and appropriate for the
surrounding area and environment. In terms of the apartment block, the design
is relatively traditional with good use of glazing to the front of the property and
an acceptable solid to void ration. The roof type is pitched. The design of the
commercial unit reflects a traditional shopfront which is acceptable for the
village setting. The apartments over the shopfront whilst approximately 1.7m
higher than the existing streetscape is acceptable when the wider context of
this part of the village is considered. The roof type of a flat arrangement running
info a pitched appearance is unusual, however both elements are reflactive of
the surrounding area and built development.

(h) Environmental Health has noted the potential for noise and odour nuisance. In
order to mitigate this potential, conditions have been offered. These include
controfling the use and activities of the proposed commercial unit and ensuring
the proposed apartments should have noise mitigation measures including
acoustic reduction ability. With these aspects incorporated as conditions, | am
content the proposal is acceptable for the surrounding adjacent land uses.
There is no obvious adverse impact on surrounding properties in terms of
overlooking (to an unreasonable level), loss of light, overshadowing, noise or
other disturbance. The apartment block has been moved back from the rear
boundary to protect the housing zoning CL 06,

(i} Both developments to the front and rear are overlooked which helps deter crime
and promote personal safety.

| conclude that the proposal will create a quality and sustainable residential
ervironment. 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 and will not result in unacceptable damage to the
local character, environmental quality or residential amenity of this area.

As a result of the above | conclude the proposal is in general compliance with palicy
QD1 of PPS T and DCAN 8. | also conclude that the proposal is in general compliance
with the principle and policies of PPS 12,
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Addendum to Planning Policy Statement 7 - Safeguarding the Character of
Established Residential Areas.

Policy LC 1

a) At a rate of approximately 90 units per hectare and mindful that this is for
apartment accommaodation, | do not consider the proposed density to be
considerably higher than that found in the surrounding esiablished residential
area.

b} As noted in the consideration above | conclude the proposed pattern of
development is in keeping with the overall character and anvironmental quality
of the established residential area

&) The apartment block to the back of the site has a floor area of approx. 70sgm
with the apartments over the commercial unit having approx. 7d4sgm. | consider
both these figures to be consistent with Annex A of the Addendum to PPS 7 in
terms of space standards.

As the proposal meets the policy requirements of policy QD 1 and the above A-C, |
am content the proposal is in general compliance with APPSY.

Planning Policy Statement 6: Planning Archaesology and Built Heritage

Historic Environment Division was consulted with regard the archaeclogical
designation and the close proximity to listed buildings. Both departments within HED
has offered no objection to the proposal with the site which is far enough removed
from any listed buildings to significantly affect the setting and schame is considerad
by HED to be consistent with pelicy critenia of pelicies BH1 and BHZ. The proposal is
consistent with regard to PPS 6 and the SPPS.

Planning Policy Statement 3. Access Movement and Parking /! DCAN 15 [ Parking
standards.

DFl Roads has been consulted with regard to PP33 Access, Movement and Parking
and has no objection W the proposal on the basis of compliance with the attached
conditions. As noted above the proposal cumulatively offers 13 spaces for 9
apartments which equates to 1.4 spaces per apartment. Given the central position of
the site in the village of Camlough | am content with the parking provision offered.
There is also notable on street parking provision to the front of the site. Consequently,
the proposal is consistent with PPS 3, DCAN 15 and Parking Standards.

Flanning Policy Statement 15: Planning and Flood Risk.

DFI Rivers was consulted and have confirmed that policies FLD 1, FLD 2, and FLD 4
are not applicable to the site. A Drainage Assessment has been submitted for
consideration and DFI Rivers has confirmed that the design and construction of a
suitable drainage network is available. DFI Rivers request a negative condition in order
to appraise the final drainage assessment before construction of the drainage network.
This satisfies the policy provisions of FLD 3. Dfl Rivers reservoir inundation maps
indicate that this site is in a potential area of inundation emanating from Camlough
Reservoir. Dil Rivers is in possession of information confirming that Camlough
Reservoir has 'Responsible Reservoir Manager Status’. Consequently, Dfl Rivers has

7
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no reason to object to the proposal from a reservoir flood risk perspective and the
proposal is compliant with policy FLD 5.

FPlanning Policy Staterment 2: Natural Heritage

MIEA has considered the ecological information and Bat Roost Potential report
submitted to the Department from an Ecologist, MIEA has confirmed it has no concems
with the proposal and therefore | conclude that the proposal will not have an adverse
impact on priority ¢ protected species or habitats and is in general compliance with
PPS 2.

Ml Waler

Nl Water there is a public foul sewer within 20m of the site, however a high-level
assessment has indicated potential network capacity issues. This establishes
significant risks of detrimental effect to the environment and detrimental impact on
axisting properties.

Ml Water has also advised there is available capacity from the water main which is
within 20m of the site which can service with the proposal.

There is no public surface water sewer within 20m of the proposed development
boundary however access is available via extension of the existing public surface
water network, or via direct discharge to a designated watercourse, at an agreed
discharge rate. Any discharges into a NIW surface water sewer will be restricted to a
rate which does not exceed Greenfield Runoff of 10 litres/second/hectare, unless
otherwise agreed in writing., NI Water has advised a negative condition can be used
to ensure compliance and that surface water is adequately dealt with from the site.

The agent has submitted a Solution Engineer Report confirming engagement with M|

Waler on outstanding issues, and for this reason it is considered a negative condition
could be applied to resolve the above issues.

Recommendation:
Approval
Conditions:

1. The development hens.tl:n;..I permltted shall be begun before the expiration
of 5 years from the date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.
2. The development hereby permitted shall take place in strict accordance

with the following approved plans: 1768 - 064, 1768 - 03C, 1768 - 07, 1768 — 04, 1768
- 02 and 1768 - 01
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Reason: To define the planning permission and for the avoidance of doubt.

3. Prior to the construction of the drainage network, the applicant shall
submit a final drainage assessment, compliant with FLD 3 and Annex D of PPS 15, o
be agreed with the Planning Authority which demonstrates the safe management of
any out of sewer flooding emanating from the surface water drainage network, agreed
under Article 161, ina 1 in 100 year event.

Reason — In order to safeguard against surface water flood risk o the developrment
and manage and mitigate any increase in surface water flood risk from the
development to elsewhere.

4, The vehicular aceess, incleding visibility splays and any forward sight
distance, shall be provided in accordance with Drawing MNo. 1768-03C prior to the
commencemant of any other developmenl 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 camageway and such splays
shall be retained and kept clear thereafter.

Reason: To ansura thera is a satisfactory means of access in the interests of road
safaty and the convenience of road users.

5. The gradient of the access road shall not exceed 4% (1 in 25) over the
first 10m outside the road boundary. Where the vehicular access crosses a 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 user,

6. Mo other development heraby permitted shall be commenced until the road works
indicated on Drawing Mo, 1768-03C have been fully completed in accordance with the
approved plans.

Reason: To ensure that the road works considered necessary to provide a proper,
safe and convenient means of access to the site are camied out at the appropriate
tirme.

7. Details of signs and road markings to control the flow of traffic on the public road to
be in accordance with the Traffic Signs Regulations (NI} 1997 shall be provided at the
applicant's expense and to be in accordance with the Department's requirements prior
to the site becoming operational

Reason, Road safety.

8. The development hereby approved shall not commence on site until full details of
foul and surface water drainage arrangements to service the development, including
a programme for implementation of these works, have been submitted to and
approved in writing by the Council in consultation with NIV,
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Reason: To ensure the appropriate foul and surface water drainage of the site.

9. No part of the development hereby permitted shall be occupied until the drainage
arrangemeants, agread by NI Water and as required by Planning Condition No 8, have
been fully constructed and implemented by the developer. The development shall not
be carried out unless in accordance with the approved details, which shall be retained
as such thereafter.

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

10. That no development shall proceed beyond sub-floor construction until
a suitable dedicated surface water solution has been agreed upon. The applicant may
requisition NI Water In accordance with Article 154 of the Water and Sewerage
Services (Northemn Ireland) Order 2006, for this purpose.

Reason: To ensure a practical solution to the disposal of surface water from this site.

11.  The hours of operation for the commercial unit shall be limited to 9.00am -
6.00pm Monday to Saturday and 1.00pm — 6.00pm Sunday only.

Reason: To safeguard residential amenity.

12. Mo fast-food takeaway business is permitted within the commercial unit at any
tirme,

Reason: To safeguard residential amanity.

13. There shall be no noise producing eguipment located outside the fabrics of the
bruilding.

Reason: To safequard residential amenity.
14.  Bins shall be stored as shown on Drawing 1768-03C at all times.
Reason: To safeguard residential amenity.

15.  There shall be no more than 12 bins at any time: 9 Apartments (3 each) 3
commercial unit.

Reason: To safeguard residential ameanity.

16.  Any mechanical exiraction systems (Kitchen Coocker extract fans etc ) that are
to be fitted shall be with acoustic attenuation, designed to prevent noise disturbance
to nearby receptors,

Reason: To safeguard residential amenity.

17.  Moise mitigation measures as per Agents Response dated 16th December

2022 shall be implemented to ensure future occupants will not be disturbed by noise
and odour from adjacent proposed public house.

14
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Reason: To safeguard residential amenity.

18. Al external walls shall have the acoustic reduction ability as set out in the
Agents Response dated 16th December 2022, The fabric of the apartment buildings
ghall ensure that the internal acoustic environment is adequate for bedrooms.,

Reason: To safeguard residential amenity.

19, The gross retail floor space of the development hereby approved shall be used
only for any purpose within Part A of the Schedule to the Planning (Use Classes) Order
(M1} 201 5:-

Feason: To control the nature, range and scale of commercial activity to be carried
out at this location.

20. If within a pericd 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 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.

21.  The existing natural screenings of this site, as indicated on the approved plan
1768 - 03C shall be retained unless necessary to prevent danger to the public in which
case a full explanation shall be given to the Council in writing within 28 days.

Reason: To ensure the maintenance of screening to the site.

Case Officer: Ashley Donaldscn 20.08.24

Authorised Officer: Maria Fitzpatrick 20.08.24

11
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Comhairle Ceantair
an Iuir, Mhiirn
dagus an Duin

Newry, Mourne
and Down

&

District Council
Application Reference: LAOT/2022/10258/F
Date Received: 17t June 2022

Proposal: Extension to existing holiday park comprising new caravan pitches,
retention of 3no. existing caravan pitches, landscaping and associated
wiorks

Location: Lands to the immediate north & west of Silvercove Haoliday Park, 98a
Leestone Road, Kilkeel, BT34 4NW

1.0 SITE CHARACTERISTICS & AREA CHARACTERISTICS:

The application site occupies a coastal and rural location south east of Kilkeel;
located adjacent and to the rear of an existing caravan park (Silvercove
Caravan Park) al the periphery of Leestone Road. Access 10 the site is laken
from Leestone Road via a private gravel lane, which runs parallel 1o the beach
and terminates at Silvercove Caravan Park,

1.1  The site boundary encompasses the access road and a small area within the
caravan park which has been developed as caravan pitches, in addition to a
larger area (L-shaped) of agricultural land to the rear / north of the established
caravan site, A walercourse runs along the western boundary of the sile and
caravan park, separated from the caravan park by palisade fencing. There are
several dwellings in the locality; with No's 105 and 103 directly adjacent / east
of the access to the caravan park.

1.2 Whilst the area is primarily rural in character, there are also dispersed single
dwellings residential and tourism development within the immediate context.
In addition, there is a sand pit located some 65m east of the site (field
separating) and a further caravan park located approximately 800m east of
the site, at the juncture of Leestone Road and the unadopted coastal lane.

LADT/2022/1023/F
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2.0 SITE HISTORY:

2.1  The site was histonically used for sand and gravel extraction, with the existing
caravan site (known as Silvercove Holiday Park,) subseguently approved in
2018, The caravan site as existing, has been extended without any further
permissions, As such, this application seeks retrospective permission to
regulanse the 3 no. caravan pitches developed without permission in addition
to permission for a further extension. Owing to the site area, the application is
categorised as ‘major’ and has been preceded by a Proposal of Application
Matice, with relevant planning records outlined below:

- LAOV2022/0145/PAN: Extension W exisling holiday park - PAN Concluded
11.02.2022

LAOT/2016/1126/F: Proposed caravan site adjacent to existing Holiday Park,
utilising existing Holiday Park facilities (landscaping proposals/additional
details) - Permission granted 12.01.2018

- PA993/0190¢/F: Extraction of Sand and Gravel - Permission granted
05.12.1996

—-  P/19BB/000B/F - Sand extraction - Permission granted 18 Jul 1988

3.0 LEGISLATIVE PRE-APPLICATION REQUIREMENTS:

3.1 As the application site exceeds 1 hectare in size (3.1 hectares,) the
application is classified as ‘major’, in accordance with The Planning
(Development Management) Regulations (Morthern Ireland) 2015 as
amended (Table 2, Category 9 — all other development.)

3.2  Section 27 (2) of the Planning Act (Morthem Ireland) 2011 places a statutory
duty on applicants for planning permission to consult the community in
advance of submitbng a major application. In addibon, Section 27 also
requires that a prospective applicant, prior to submitling a major application
must give notice, known as a proposal of application notice' (PAN), o the
appropriate council, or as the case may be the Department, that an
application for planning permission for the development is to be submitted.
There must be at least 12 weeks between the applicant giving the notice and
subrmitting any such application.

3.3 The applicant submitted a PAN (reference LAQ7/2022/0L45/PAN) on 19"
January 2022, which was concluded by the Council on 11™ February 2022, in
accordance with Section 27(4) if The Act and The Planning {Development
Management) Requlations (Morthern Ireland) 2015 as amended.

3.4  This major application has been subsequently submitted following the
required 12 week notice period (submitted 17" June 2022) and has been
accompanied by the submission of a Pre-application Community Consultation
Report (FACC) dated June 2022,

LADT/2022/1023/F
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3.5 Regulaton 5(2) and (3) of The Planning (Development Management)
Regulations (Morthern Ireland) 2015 as amended sets out the minimum
requirements to be met in relation to pre-application community consultation.
It is noted that the timing of this application falls within the temporary
amendment 0 regulations (The Planning Development Management
Temporary Modifications Coronavirus Amendment Regulations NI 2020,)
which removed the requirements for a public event. The following actions
have been taken in an atempt to comply with legislative requirements:

A notice contaiming the required information and details of the public
consullation webpage was published in the Mourne Ohserver on 16
February 2022 (copy provided; )

-  The public consultation webpage was live from 23" February 2022 to 23
March 2022, This included information about the application site, proposed
development together with details on how attendees could provide
comments as well as outlining the next steps in the process. This included
the opportunity to request a video call with the design team.

3.6 In addition, the following actions were undertaken:

- The PAN was sent to all Counciliors within the Mournes DEA on 147
January 2022;

- Lealiets were delivered to all properties within 200m of the application site
on 16" February 2022 (copy provided; )

3.7  The PACC Report notes that no written or verbal comments were received
during this process and concludes that the applicant has undertaken
additional steps beyond the minimum requirements and remains committed to
engaging with stakeholders throughout the planning application process.

58 0On the basis of details submitted, it has been satisfactonly demaonstrated that
legislative pre-application requirements for this application have been met.
The PACC report is also a material consideration within this assessment,
though it is noted there are no comments submitted from members of the
public.

4.0 ENVIRONMENTAL IMPACT ASSESSMENT

4.1  As the development is within Category 12 (C) of Schedule 2 of the Planning
(Environment Impact Assessment) Regulations (NI) 2017 the Council is
cbliged under Regulation 12(1) of these Regulatons to make a determination
as to whether the application is for EIA development.

4.2  The Council subsequently determined on 14% July 2022 that the planning
application does not require t© be accompanied by an Emvironmental
Statement. The agent was notified of this determination by letter on 151 July
2022 and a copy of the determination has been placed on file records.

LADT/2022/1023/F
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PLANNING POLICIES & MATERIAL CONSIDERATIONS:

— RDS 2035 - Regional Developmeant Strategy for Morthern Ireland

— SPPS - Strategic Planning Policy Statement for Northern Ireland

—  The UK Marine Policy Statement (MPS);

—  The Draft Marine Plan for Morthern Ireland;
Integrated Coastal Zone Management Strateqy for Marthern Ireland 2006-
2026;

- PPS 2 - Natural Heritage

- PPS 3 - Access, Movement and Parking

- PP35 15 - Planning and Flood Risk {September 2014)

— PP5 16— Tourism

- PPS21 - Sustainable Development in the Countryside

- DCAN1O — Environmental Impact Assessment

- DCANI1S - Wehicular Access Standards

CONSULTATIONS:

Shared Environmental Services (final response dated 12.23) - The
project would not have an adverse effect on the integrity of any European site
gither alone or in combination with other plans or projects, subject 1o
mitigating conditions.

Dfl _Rivers Agency (response dated 29.07.2022) - Drainage details
reviewed. MNo objections to PPS15 (revised) requirements, subject to
conditions and informatives being met.

DAERA Environment, Marine and Fisheries Group & MIEA (responses
dated 11.10.2022 and 17.05.2024) -

Marine & Fisheries — In initial comments adwised of significant concermns
regarding coastal flooding and coastal erosion along the access road to this
development, Following a review of concerns including a meeting on
25.04.2024 with Council Planners, a final response was issued whereby
Manne and Fisheries advise therg are concerns regarding the mmpact that
climate change, sea level nse and coastal erosion may have upon the access
road o this proposed development, (further consideration below.)

Water Management Unit - has considered the impacts of the proposal on the
surface water environment and on the basis of the information provided is
content with the proposal conditional o any relevant statutory permissions
being obtained and the applicant referring and adhering to DAERA Standing
advice (informatives / guidance provided.)

Regulation unit - advise it remains the responsibility of the developer to
undertake and demonstrate that all works have been effective in managing all
contamination risks (informatives [ guidance provided.)

MNatural Environment Division - MNo concemns [/ objections subject fo
conditions being met {informatives / guidance provided.)

LADT/2022/1023/F



Back to Agenda

NI Water (response dated 02.08.2022) - Recommend refusal. Subject fo
successful discussions and outcomes regarding issues highlighted in the
detailed response NIW  may reconsider its  recommendation (further
consideration below.)

Dfl Roads (response dated 20.07.2022) - Mo objections to the proposal.

Loughs Agency (response dated 23.08.2022) - No objection in principle to
the proposed development (informatives f guidance provided.)

MMDDC Environmental Health Dept (response dated 10.10.2022) -
Environmental Health have reviewed the information provided by the planning
service and have no objections in principal to the application (informatives f
guidance provided.)

7.0 OBJECTIONS & REPRESENTATIONS:

7.1  The application was advertised in The Moume Observer on 200 July 2022,
with the statutory advertising expiry 3'° August 2022,

7.2 11 neighbouring properties were notitied of the applicabon by letter on 117
July 2022, with the statutory notification period expiring on 25" July 2022

7.3 Three neighbour notification letters were returned from Royal Mail, as follows:
- 97 Leestone Road (marked as ‘no such addrass’)
- B85 Leestone Road {marked as ‘'no such address')
- B3 Leestone Road (marked as ‘address inaccessible’)

7.4 At the time of writing (June 2024,) no third party representations have been
received for consideration and both the statutory advertising and notification
periods have expired.

8.0 SUMMARY OF PROPOSAL:

8.1 In addition to the retention of 3 no existing static caravan pitches (which were
not part of the former permission granted by wirtue of LADT/2016/1126/F ) the
proposal involves an exlension Lo the north and east of the existing Sivercove
Caravan Park, comprising the following key elements:

= 50 new static caravan pitches;
« Landscaping and open space;
« Pedestrian link to the existing holiday park

The proposed Site Plan is included below:

LADT/2022/1023/F
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8.2 This assessment i completed on the basis of details available for
consideration, including the applcation form detals and the following
supporting documents and plans, as submitted:

o Drawing No. 20-11 02 — Site Location Plan (dated stamped 17" June
2022)

o Drawing MNo. 20-11 01 - Site Layout Plan (date stamped 17th June
2022)

o Planning Statement (O'Toole & Slarkey Planning Consultants, dated
June 2022)

o PACC Report (O'Toole & Starkey Planning Consultants, dated June
2017)

o Flood Risk and Drainage Assessment (Flood Risk Consulting. dated
June 2022)

o Transport Assessment Form (MREA Partnership, dated May 2022)

o Preliminary Ecological Appraisal (Sterna Enwvironmental Lod, signed
and dated 8" April 2022)

o Emergency Evacuation Plan (As revised, submitted 19 April 2024)

8.0 CONSIDERATION AND ASSESSMENT:

8.1 Promoting a sustainable approach to the provision of tourism infrastructure
(RG4) is one of five elements of regional guidance set out in the RDS, aimed
at underpinning sustainable economic growth in Northern Ireland. The
guidance set out in RG4 seeks to apply this sustainable approach to tourism

development in the following ways:

s  Promote a balanced approach that safeguards tourism infrastructure while

benefiting society and the economy,

» [Improve faciliies for tounsis in support of the Tourist Signature
Destinations;

*  Encourage environmentally sustainable tournsm development.

For reasons assessed further below, the proposal constitutes an
I3

LADT/2022/1023/F



Back to Agenda

environmentally sustainable tourism development in that it seeks io
meets the needs of present tourists and host regions while protecting
and enhancing opportunities for the future through the planned
expansion within the established site.

8.2  Article 45 of the Planning Act (MI) 2011 states that subject to this Part and
section 91(2), where an application is made for planning permission, the
Council or, as the case may he, the Department, in dealing with application,
must have regard o the local development plan, so far as material o the
application, and to any other material considerations.,

8.3 The Banbridge, Newry and Mourne Area Plan 2015 (BMNMAP 2015)) operates
as the current Local Development Plan for this site and identifies the sile as
being located within the countryside and a designated Area of Outstanding
Natural Beauty (Moume and Slieve Croob AONB — AQONBZ.)

8.4 S5FFPS, PPS21 and PP316 Policy TSME (Mew and Extended Holiday Parks in
the Countryside)

85 The SPPS (paras 6.265 — 6.266) directs that a positive approach should be
adopted in determining applications for tourism development so long as
proposals are sustainable, are in accordance with the Local Development
Plan, and will result in high quality forms of development. Important
considerations will include whether the nature, scale and design of the specific
proposal is appropriate to the site context.

9.6 Design is a particularly important consideration when considering the impact
of tourism development proposals in the countryside, particularly within areas
designated for their landscape, natural or cultural heritage properties,

9.7  Applications for tourism development will also be assessed in accordance with
normal planning criteria such as access arrangements, design, environmental
and amenity impacts so as to ensure high guality, safe and otherwise
satisfactory forms of development. The safeguarding or enhancement of an
existing or planned public access to the coastline or other tourism asset will
be a particular consideration when assessing proposals for tourism
development

8.8 PP321 Policy CTY1 sels out a range of development types which, in principle
may be acceptable in the countryside. This includes tourism development in
accordance with the TOU Policies of PSRNI. As the TOU policies have now
been superseded by PP316, Policy TSME is the prevailing determining policy
in dealing with new and extended holiday parks in the countryside, in addibon
to the Coastal Development requirements of The SPPS and Marine Policy
Statement, owing to the site's existing access road, which runs adjacent to the
coast.

8.9 Under Policy TSME, permission will be granted for an extension to an existing
facility where it is demonstrated that the proposal will create a high quality and
sustainable form of tourism development. The location, siting, size, design,
layout and landscaping of the holiday park proposal must be based on an

7
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overall design concept that respects the sumounding landscape, rural
character and site context.

9,10 Proposals for holiday park development must be accompanied by a layout
and landscaping plan) and will be subject to the specific criteria (a) — {g).
considered below, on the basis of the Site Layout and Landscaping plan
submitted (Drawing Mo. 20-11 01 - Site Layout Plan date stamped 17" June
20227

9,11 (a) The site is located adjacent to an existing caravan park and has the ahility
to extend into the subject site without adverse impact on visual amenity and
rural character. The proposed landscaping includes a grassed area o the rear
{ north of the extension 0 be augmented with 6§ no. new trees in addition to
clusters of 3 no trees in the northern and western corners of the site. The
northern boundary is proposed © be formed by a post and wire fencing with
new native species hedge separating the adjoining agricultural lands.
Similarly, a new native species hedge is proposed along the north-eastern
boundary of the site. The proposed planting should account of the site's
coastal location and the type of shrubs/trees o grow in this environment.
Conditional to the proposed landscaping being implemented and
maintained in perpetuity, the proposal does not cause concerns in
relation to criterion a.

8,12 (b)The site is located immediately adjacent to the existing caravan park and
views of this park are well protected from the Leestone and Moor Roads due
to the existing vegetation as well as the built structures and vegetation along
both roads and field boundaries. The proposed site would also be sheltered
from public views for the same reasons and the proposed buffer planting will
also soften the visual impact and assist in the integration into its rural and
coastal location. Views of the proposed extended caravan park would only be
available on immediate approach to the site from the private lane hefore 103
and 105 Leestone Road. Planting is also proposed within the site, with
grassed areas around and between the caravan pitches to soften the scheme.
Overall, the proposal is considered acceptable to criterion b;

5.13 (c) In the context of the existing caravan park, if approved, the development
would be approximately 7.1 hectares overall. In accordance with Annex 4 to
TSME (landscape design considerations for holiday parks,) the provision of
communal open space should be considerad as an integral part of the design
in order to;

« meet formal and informal recreation and amenity open space needs,
- contribute to the attractiveness of the development,

» oreate a safe, convenient and accessible space for all holiday

park users, particularly children, the elderly and people with disahilities,
* reduce the need for people to seek open space outside the park,

- enhance security through providing opportunity for on-site activity.

LADT/2022/1023/F
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5.14 In terms of play and recreational green space, the proposal includes an area
of grass to the north / rear of the site (approximately 3680m2.) The existing
holiday park also includes a small play park and playing field area close to the
entrance, with ¢.7400m2 total usable communal green space o serve the
development. It 15 noted there are additional landscaped areas incorporated
throughout the layout which do not form part of this calculation, but which add
valug in the torm of visual amenity. The normal expectation for communal
open space is 15% of the site area, which in this case equates to ¢.10,650m2
for the owverall caravan site. The prosed landscape areas eguate 10
approximatehy 10.4% of the overall site area.

9.15 Whilst this is below the normal requirement for 15%, in the context of
the site, which is located directly adjacent to a usable beach, the overall
provision of communal open space is considered appropriate in this site
specific circumstance when assessed against criteria c.

8916 (d)The proposed layout is informal with soft landscaping and adequate
separation distance between caravan pitches, therefore the proposal is
considered acceptable to criterion d.

817 (&) The road layout involves an extension to the existing main road within the
site, with 1 feeder drive off it to the east which loops around the area to be
extended. Areas for car parking are provided (informally)beside the caravan
plors, Owverall the proposal appears appropriate for its locality and
established holiday park and respects the local traditions of form,
materials and detailing, compliant with criterion e.

89.18 (N There are no features of archaeological or built heritage impacted by the
site. The existing northem hedgerow boundary is proposed o be retained and
supplemented with new planting, whilst the existing planting to the west is to
remain untouched. Conditions can be imposed if necessary, regarding the
Wildlife Order and protecled species/habitats. The proposal overall is
considered acceptable to criterion f.

8,19 (gIMl Water advise there is a public water main within 20m of the proposed
development boundary which can adequately service the proposal. An
application to NI Water is required to obtain approval to connect.

8.20 The application proposes o dispose of foul sewage o a Northern Ireland
Water Limited (MIW) sewer. MW advise there is available capacity at the
Waste Water Treatment Works and there is a public foul sewer within 20m of
the proposed development boundary. However a high level assessment has
indicated potential foul network capacity 1ssues. This establishes significant
risks of detrimental effect to the environment and detnimental impact on
existing properties. For this reason NI Water is recommending connections 1o
the public sewerage system are curtailed. NIW advise the applicant should
consult directly with NIW to ascertain whether any necessary alternative
drainage { treatment sclutions can be agreed, An Impact Assessment will be
required, upon the completion of which and subject to re-consultation, MI
Water may reconsider its recommendation.
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521 DAERA's Water Management Unit (WMU) also adwvise that given these
issues, alternative arrangements will be required and a Discharge Consent
issued under the terms of the Water (NI) Order 1999 will be required for the
discharge of sewage effluent from the proposed development.

8.22 Since NIW's response, an application for a Wastewater Impact Assessment
has been submitted to NIW and the Planning Authority have been provided
with a copy of the MW Solution Engineer's Report on this application (dated
25% July 2023.) This report is valid for 18 months and recommends that
Opton 1 should he investigated in further detail, If the options presented in
this report are found to be unviable, then an alternative Storm Water offsetting
location can be investinated. As par of any future development, the proposed
development site will require separate foul and storm sewers, and any existing
stonm sewers must exit the site via a dedicared storm outfall. This is a
stawtory requirement and is necessary 0 ensure the site meets the
standards of adoption by NIW under Article 161.

8,23 As an agresable solution has not been reached at this stage, it will be
necessary to impase a planning condition to ensure that an agreeable solution
is agreed in writing with the Planning Authorty prior to the commencement of
any development proposed, to ensure there is a suitable sewerage solution
tar this site and in the interest of public health.

8.23 In summary and for reasons outlined above, the proposal is considered
acceptabhle to The SPPS (Para 6.625,) PP516 Policy TSMé and PP521
Policy CTY1 requirements, subject to the necessary conditions outlined
at the end of this report being met.

89,24 SPP5 and Coastal Development

The aim of the SPPS (para 6.34) in relation to the coast is t0 protect the
undeveloped coast from inappropriate development, consistent with the RDS;
In eonsidering such development proposals, allention must be paid to the
retention of existing public accesses and coastal walkways. Para 6.42 of the
SPPS directs that development will not be permitted in areas of the coaslt
known to be at risk from flooding (see Flood Risk), coastal erosion, or land
instability.

9.26 DAERA's Manne Conservation Team (MCT) having considered the impacts of
the proposal, initially raised significant concerns regarding coastal flooding
and coastal erosion along the access road to this development. DAERA's
MCT identify that this section of coastline has a high risk of coastal erosion
and although this site already has development on it, sea defences along this
coasthne are not guaranteed and may not be provided or feasible in the
future, which should be taken into consideration.

8.27 DAERA notes that it is now widely accepted that climate change is happening
and at a considerably faster rate than previously advised. Storms are
increasing in frequency and intensity and sea level is rising. Therefore in
areas known to be experiencing coastal flooding andfor under threat from
coastal erosion, a precautionary approach should be taken.

14
LADT/2022/1023/F



Back to Agenda

5.28 DF! Flood mapping shows the access road to the site is located adjacent to
the present day and climate change sea floodplain boundaries. Given the
uncertainty regarding climate change and the impact that increased
storminess will have in the future, DAERA advise that the access road may he
threatened with nundation during extreme avents in the future. In addition, it
is stated within the Fiood Risk & Drainage Assessment submitted that ‘the
lirited depth of the coastiine in front of the access road will significantly
reduce the size of waves that can break on the beach with larger waves
breaking further offshore’, while also predicting that the expected wave height
impacting the coast will be less than 1m in height. However, DAERA
recognise that this is not supported by any hydrodynamic modelling and does
nol seem o lake into consideration climate change and sea level fise.

8.29 Given this position, DAERA advised that until this information is provided,
there remains the possibility that wave heights may exceed the 'prediclted’
value of less than 1m and as such, the access road may be under threat from
both the impacts ol coastal erosion and flooding in the future. Given the
potential threat to this site, DAERA recommend that the applicant should look
to obtain alternative access for this development which will not be under threat
from the impacts of coastal erosion and coastal flooding. Should the Planning
Authority be minded to approve this application, DAERA Marine and Fisheries
should be re-consulted and provided with evidence that the Core Policy on
Climate Change has been considered and applied.

8,30 In relation to coastal flooding, Dfl Flood maps indicate that the site is ¢.200
meters from the present day and predicted climate change sea floodplain
boundaries, with the access road adjacent to these boundaries. Due to its
close proximity, both the site and the access road in particular may be
vulnerable to future flooding events and increased storm waves, As such, the
risks of potential future impacts of climate change and flooding must be
considerad in line with the SPPS and the following relevant policies and plans:

= The UK Marine Policy Statement (MPS);

=  The Drafl Marine Plan for Narthern Ireland;

= ntegrated Coastal Zone Management Strategy for MNorthem
Ireland 2006-2026.

89.31 Section 2574 of the MPS seeks to ensure inappropriate types aof
development are not permitted in those areas most vulnerable o coastal
change, or o flooding from coastal waters, whilst also improving resilience of
axisting developmeants to long term climate change. Section 2.6.8.5 also notes
that development will need to be safe over its planned lifetime and not cause
or exacerbate flood and coastal erosion elsewhere, Section 2.6.8.6 advises
that authonbes should not consider development which may affect areas at
high risk and probabifity of coastal change, unless the impacts upon it can be
managed.

§.32 The MPS directs that planning decisions that affect or may affect the whole or
any part of the NI Marine area, must be made in accordance with marine
policy documents, unless relevant considerations indicate otherwise.

11
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§.33 The Draft Marine Plan for Morthem Ireland (published April 201E) is a
consideration in all relevant planning applications and public authorities are
responsible for implementing the Plan through decision making processes. Of
particular relevance to this assessment is the Core Policy on Climate Change
which states:

“Where climate change has the potential to impact on a proposal during its
lifetime, a public authonty may require the proposer to demonsirate:

a) How the impact has been considered, and

1) Measures (o address the adverse impact, where aporopriate, *

89,34 The MPS advises the consideration of the precautionary approach. Section
2.6.8.4 states: .. _Marine plan authonties should be safisfied that activities and
developments will themselves be resilient o rnisks of coastal change and
flooding and will not have an unacceptable impact on coastal change., A
precautionary and risk-based approach, in accordance with the sustainabis
development policies of the UK Administrations, should be taken in terms of
understanding emerging evidence on coasial processes”

8.35 This approach is also reflected in the draft Marine Plan for Northern [reland
under paragraph 119 of the Coastal Processes policy, which states: "While
the impact of cimate change, sea level rise and increased storminess is
largely unknown, If is now widely accepled that ciimate change is happening
and al a considerably faster rate than previously adwised. Slorms are
increasing in frequency and intensity and sea level is rising. Therefore in
areas known fo be experiencing coastal flooding andfor erosion, a
precautionary approach should be taken”™

89.36 The planning history on the site is acknowledged, with a previous approval
granted under LAOY2016/1126/F, whereby the Drainage Assessment
demonstrated that the application site was sufficiently elevated above the
coast to be protected during a 200 year coast flood level (without and with an
allowance for climate change), and that the existing shingle beach is an
excellent natural defence against coastal erosion and that this natural defence
has been demonstrated by the coastine at the proposed site remaining
constant over at least the past 200 yvears was acceptable to DAERA at that
tme (permission granted 18" Jan 2018.)

8.37 In terms of surrounding approvals, i1 is  alse noted that under
LAOTI2017M625%F planning permission was granted on 15/06/2023 (adjacent
to 77 Leestone Road) for tourism development (6 self-catering units, open
space and carparking) which shares the same coastal access road. In this
assessment, determining weight was afforded to the planning history for this
site, which included an approval. by the previous planning autharity tor self-
catering units, differentiating 1t from the current application under
consideration,

9.38 The proposed development if approved, would subsequently increase visitor
numbers and vehicles to the site and result in an an intensification of the
coastal access road. Whilst the established history on the site is
acknowledged and a matenal consideration, it is a well-established planning
principle that each application must be treated on its own merits.
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89.39 I is noted that the FRA and DA assertions that ‘the limited depth of the
coastline in front of the access road will significantly reduce the size of waves
that can break on the beach with larger waves breaking further offshore, while
also predicting that the expected wave height impacting the coast will be less
than 1m in height” have not been supported by any hydrodynamic modeliing
and does not appear to take into consideration climate change and sea level
Fse.

940 In acknowledging all of the significant concerns of DAERA's Marine and
Fisheries, the knowledge that climate change is happening and at a
considerably faster rate than previously advised, the Planning Authority
requested a meeting with DAERA 10 discuss the site specific related
concerns. DAERA adwvised that since their previous response dated 11th
October 2022, DAERA commissioned several coastal change surveys with
the aim of improving their understanding of coastal processes and infarm
decision making along the coast (this data has been made available online via
the Morthern Ireland Coastal Observatory.) DAERA were subsequently re-
consulted for updated advice given the changes in data available and the
passage of time since their initial response.

9.41 In final comments dated 17.05.24. DAERA advise that there are concerns
regarding the impact that climate change, sea level nse and coastal erosion
may have upon the access road to this proposed development, with data sets
indicating that the section of coastline upon which the Leestone Road is
located has been historically eroding at a rate of between 0.01 — 0.10 m per
year, which is considered to be significant. DAERA also note that the recently
completed Bedrock Geology Survey, undertaken by GSNI, indicates that the
bedrock geology found along this section of coastline consists of "Sandstone’
which is considered susceptible to the impacts of erosion. Given the
susceptibility of Sandstone to the impacts of erosion, the level of risk faced
by this section of coastline may increase in the future in hight of climate
change, sea level rise and increased storminess. Storms are increasing in
frequency and intensity and sea levels are nising, which very likely will lead o
increased rates of erosion in coastal areas. Given that the access road is
located along a section of coastline consisting of Sandstone bedrock geology
that has been historically eroding. it is likely to be vulnerable to these physical
processes in the future.

842 DAERA note that consideration should therefore be given o obtaining
alternative access for this development which will not be under threat from the
impacts of coastal erosion and cimate change in the future.

89,43 Following receipt of this advice, the applicant has been afforded the
opportunity 1o seek an alternative access to / from the site, In response, the
applicant has provided an Emergency Ewvacuation Plan, which details
measures to be undertaken to ensure the safety of users within the site in the
event that the access road becomes unable. This includes the following
Measures,

« Monitoring and alerts (re weather lorecasting) ;
13
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= Evacuation routes —In the case the primary route along the shore between the
bottom of Leestone Road and Silvercove Holiday Park becomes impassable
due to coastal erosion or flooding, an alternative evacuation route is available
for caravan owners, guests and staff via the land adjacent and north of the
application site. The owner of these lands has provided a letter confirming that
he is granting access across his lands in the event that the primary access
route becomes impassable due to severe flooding / coastal erosion (signed
letter provided.)

s Communication Plan;

e Emergency Supplies;

s Training and drilis

» Evacuation Frocedures.

89,44 The Planning Authority note that DAERA has not recommended refusal given
the set-back distance of the site from the area of concern, which solely relate
1o the access road and not the application site in itself, Whilst the applicant
hasn'l been able to demonstrale an allernalive vehicular access lo the site,
precautionary measures can be utilised 10 ensure safe pedestrian movements
from the site in the event that the existing access road becomes susceptible 1o
coastal erosion / storm flooding and rendered unusable. The proposal relates
o caravans which are in themselves, temporary and movable in nature and
can be carefully managed in this regard. In considering all of the material
issues in this specific application, determining weight is given 1o the nature of
the development, the planning history and the precadtionary measures
proposed within the Emergency Evacuation Plan, which crtically, includes an
alternative means of access /| egress for users of the applcation site in the
event of extreme weather conditions whereby the existing access is unsafe to
Lse,

8.45 In considering all of the material considerations, the proposal is deemed
to be acceptable to paragraphs 3.13 and 6.42 of The SPPS, Section 2.6.8
of the UK Marine Policy Statement and The Core Climate Change Policy
of The Draft Marine Plan for Northern Ireland, this is subject to
necessary planning conditions being complied with,

9.46 S5SPPS and PPS15 (Revised - Planning and Flood Risk)
The proposal includes the use of soakaways (o deal with surface waler
drainage. Following the submission of the FRA and DA, Dfl Rivers Agency
responded with the following comments regarding the proposal (with Policies
FLE4 and FLDS not applicable to this application: )

947 Policy FLD1 - Development in Fluvial and Coastal Flood Plains — The Flood
Hazard Map (MDindicates that the development does not lie within the 1 in
100 year fluvial or 1 in 200 year coastal flood plain.

948 Policy FLD2 - Protection of Flood Defence and Drainage Infrastructure — An
undesignated watercourse is located along the western boundary of the site.
Under 6.32 of Policy PP5 15 FLD 2, an adjacent working strip along a
watercourse must be retained to facilitate future maintenance by Dfl Rivers,
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other statutory undertaker or the riparian landowners. The working sirip
should have a minimum width of 5m, but up to 10m where considered
necessary, and be provided with clear access and egress at all imes. Dfl
PAMU acknowledge the vegetation along the western boundary is existing
and no new development will take place, Based on the proposed site layout,
Dfl Rivers PAMU has no reason to sustain an objection under policy FLD 2.

8,49 Policy FLD3 - Development and Surface Water - Dfl Rivers PAMU has
reviewed the Drainage Assessment by Flood Risk Consulting, stamp dated
17th June 2022 and while not being responsible for the preparation of this DA,
accepts its logic and has no reason 10 disagree with s conclusions. The
responsibility for the accuracy of the DA and implementation of the proposed
flood risk and drainage measures rests with the developer and their
professional advisors. Dfl Rivers PAMU note the Drainage proposals are
prefiminary and request the imposition of a planning condition in the event of
an approval, requiring the submission of a final DA to the Planning Authority,
which contains a detailed drainage network design and compliant with Annex
D of PPS 15 prior to the commencement of any of the development on site.

9.50 Given the advice of Dfl Rivers Agency, the proposal is compliant with
PP515 (Revised) Policy requirements, conditional to the agreement of a
Final Drainage Assessment, in accordance with the detailed
requirements of Policy FLD3.

8.51 Habitats Requlation Assessment

This planning application was considered in light of the assessment
requirements of Regulation 43 (1) of the Conservation (Natural Habitats, etc.)
Regulations (Morthern Ireland) 1995 (as amended) by Shared Environmental
Service on behalf of Newry, Mourne and Down District Council, which is the
competent authority responsible for authorising the project. Following an
appropriate assessment in accordance with the Regulations and having
considered the nature, seale, timing, duration and location of the project, SES
advises the project would not have an adverse effect on the integrity of any
European site either alone or in combination with other plans or projects.

9.52 In reaching this conclusion, SES has assessed the manner in which the
project is to be carried out, including any mitigation. This advice i1s subject to
the following mitigation measures being conditioned in any approval:

- No development shall lake place on-site until the method of sewage disposal
has been agreed in writing with Morthern Ireland Water (MNIW) or a consent
to discharge has been granted under the terms of the Water (NI} Order
1999,

Reason: To ensure the project will not have an adverse effect an the integrity

of any European site.

0.53 SPPS and PPS2 (Matural Heritage)

The impact on European Sites (Policy NH1) has been considered under the
ElA assessment above, whereby it was determined that the proposal is
unlikely to result in significant environmental effects.
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59.54 Policy NH2 deals with species protected by Law. DAERA’'s Natural
Environment Division has not raised any concerns in relation to protected
species.

955 The site does not impact on any national sites of nature conservation
importance, in accordance with Policy NH3.

8.56 Policy NH4 deals with sites of local nature importance, whilst NHS deals with
habitats, species or features of natural heritage importance, The application
site is in close proximity 1o South Down Coast Site of Local Nature Impartance
(SLNCI) The site contains hedgerows and is adjacent to a watercourse which
are Morthern Ireland Priority Habitats (MIPH). DAERA's, Matural Environment
Division (NED) has considered the impacts of the proposal on designated
sites and other natural heritage interests and, on the basis of the information
provided, has no concemns subject to conditions, NED acknowledges receipt
of the Prelminary Ecological Assessment (PEA), date stamped 17/06/2022
and have considered the contents. In the event of an approval, a planning
informative would be necessary o advise of the timing of the removal of
vegetation to protect breeding birds and to ensure a suitable buffer of at least
10m is maintained from the watercourse to protect NI Priority habitats within
the South Down Coast SLMNCI.

8.57 DAERA's Inland Fisheries is content that the proposal is unlikely to have any
significant impact on Inland Fisheries interests in the vicinity of the proposal,
provided appropriate mitigation is in place to protect the aquatic environment,
The applicant must ensure the nature of any discharges from the site both
during the construction phase and operational phase are not to the detnment
of the aguatic environment and fisheries interests therein. All potential
pathways for surface water to flow to the aquatic environment must be
identified and appropriate mitigation be in place before any construction
commences, The applicant has indicated that surface water is to be dealt with
by soakaway and that foul is o go mains system, Inland Fisheries has no
concern in this regard.

8.58 As considered within the TSMG assessment above, the proposal wolld not in
itself compromise the integrity of the AONB and 15 acceptable to Policy NHE
requirements.

8.58 Owerall, the proposal, subject to conditions is acceptable to PPS2
requirements.

8.60 SPPS and Residential Amenity

MMDDC Environmental Health department has not raised any concerns or
ohjections in relation to residential amenity, The previously approved layout
includes the nearest caravans o the boundary with 105 and 103 Leestone
Road being 14.5m — 17m away, with the rear of these houses are a further
13-19m away from this boundary. The proposed layout includes caravans
located further north of those approved previously and would not decrease the
approved separation distances to nearhy dwellings, with further landscaping
proposed along the eastern boundary.
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8.61 In the event of an approval, the conditions imposed under LAOT/2016/ should
also be imposed in relation to this development, stipulating that no musical
instruments, radios, tape recorders, petrol engine generators or any noisy
equipment shall be permitted between the hours of 11pm and 7 am to reduce
any potential noise nuisance and general disturbance from the site.

§9.62 MNotably, NIW advise that there is a capacity issue with the foul network
infrastructure and the proposal is unable to connect o NIW mains foul
network, This presents concerms in relaton 1o sewerage and a subseguent
impact on public health. In the event of an approval, there would need 1o an
appropriate method of sewerage agreed prior o any commencement of
development, in the interest of public health.

Conditional to the above considerations being met, the proposal would
not result in an unacceptable impact on residential amenity.

89.63 Contamination
DAERA's Regulation Unit and Groundwater Team advise that it's the
responsibility of the developer to undertake and demonstrate that all works
have been effective in managing contamination risks. RU note that the
proposed extension will have limited to no ground works and as such, there is
a low risk to the water environmeant,

8.64 NMDDC's Environmenial Health Department advise that if any foreseen
ground contamination be encountared during the development, and in order to
protect human health, all works on site should immediately cease. A planning
condition will be included requiring that in this eventuality, all works shall
cease and In this case, The Planning Authority informed and a full written risk
assessment in line with the current government guidance, which details the
nature of the nsks and necessary mitigation measures should be prepared
and submitted to the Planning Authority for written approval (in consultation
with Envirconmental Health,)

Subject to these requirements being complied with, the proposal does
not raise any concerns in relation to contamination and public health.

9.65 SPPS, PPS3 and DCAMN1S

The proposal seeks to use the existing access to the site off Leestone Road
{unadopted.) Parking prowvision, whilst not specified, would appear to be in line
with the existing arangement within the site, with space for informal parking
for 1 vehicle to the side of caravans. Dfl Roads advise that they have no
objections to the proposal, On this basis, the proposal is considered
acceptable to the requirements of PPS3, DCAN15 and DOE Parking
Standards.

10.0 RECOMMENDATION:
Approval, subject to the following conditions being complied with:

11.0 PLANNING CONDITIONS:
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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 [reland) 2011,

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

«  [Drawing No. 20-11 02 — Site Location Plan {dated stamped 17" June 2022
» Drawing No. 20-11 01 - Site Layout Plan {date stamped 17th June 2022)
» Elevations

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

3. Prior to commencement of the development hereby approved. the method ot
sewage disposal shall be submitted to and agreed in wrting by the Local
Planning Authority (in consultation with NI Water.) Development shall take
place in accordance with the approved details.

Reason: To ensure a practical solution 1o sewage disposal is possible at this site.

4, Prior to the commencemeant of any of the approved development on site, a
final drainage assessment, containing a detailed drainage network design and
compliant with Annex D of PPS15 shall be submitted to the Planning Authority
for s consideration and approval (in consultation with DIl Rivers Agency.)
Development shall take place in accordance with the approved details.

Reason: To safeguard against flood nsk to the development and elsewhere,

5. The Emergency Evacuation Plan shall be implemented durning the operational
lifetime of the development hereby approved.

Reason: To ensure the safety of users of the approved development, in the event of
extreme coastal flooding.

6. A suitable buffer of at least 10m must be maintained between the location any
refuelling, storage of oilffuel, concrete mixing and washing areas, storage of
machinery/material’spoil etc and any watercourses, surface drains or coastal
habitat present onsite or adjacent to the site.

Reason: To protect Morthem Ireland priority habitats South Down Coast SLNCI.

7. All hard and soft landscape works shall be carried out in accordance with
Drawing Mo, 20-11 01 - Site Layout Plan {date stamped 17th June 2022) and
the appropriate British Standard or other recognised Codes of Practise. The
works shall be camied out within the first planting season following the
operational use of any of the buildings hereby permined.

Reason: To ensure the provision, establishment and maintenance of a high standard
of landscape.
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8. If within a period of 5 years from the date of the planting of any tree, shrub or
hedge, that tree, shrub or hedge is removed, uprooted or destroyved or dies, or
hecomes, in the opinion of the Local Planning Authority, seriously damaged or
defective, another tree, shrub or hedge of the same species and size as that
originally planted shall be planted at the same place, unless the Local
Planning Authority gives its written consent to any variation.

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

8. In the evenl thal any unforeseen contamination 1s encountered during the
development, all works on site shall immediately cease and the Planning
Authority shall be informed and a full Risk Assessment shall be submitted to
an approved by the Planning Authority (in consultation with Environmental
Health.) This Risk Assessment shall be in line with current Government
guidance and shall details the nature of the risks and necessary mitigation
measures, Works shall be carried oul in accordance with the approved
details.

Reason: In the interest of public health.

Case Officer Signature: O. Rooney Date: 19/08/2024

Authorised Officer Signature: Patricia Manley Date:19.08.24
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Combhairle Ceantair
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Newry, Mourne

and Down
District Council

A

Application Reference: LAD7/2023/3129/F

Date Received: 11/08/2023

Proposal: Proposed single social housing dwelling.

Location: Land directly adjacent to 11 Lismore Park, Crossmaglen, Newry.

Site Characteristics & Area Characteristics:

The application site is located within the settlement limits of Crossmaglen as defined
within the Banbridge / Mewry and Mourne Area Plan 2015,

The site is a rectangular portion of land located on the edge of the public road and
adjacent to existing two-storey semi-detached properties. The site is an area of grass
land within a larger area of open space, the area of open space wraps around existing
properties and includes a small playground set to the south of the application site. The
site slopes gently from its boundary with Mo 11 to the south, the site is open with no
defined boundaries except the existing timber fence and small wall running aleng the
shared boundary with Mo 11.

The site is localed within a residential area where house types are made up of two-
storey semi-detached properties and single storey semi-detached properties, the area
includes the existing open space made up of open grass areas and the small, enclosed
playground.
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Site History:
LAOT/2017/0417/PAD - Complex Needs Dwelling - Lismore Park, Crossmaglen.

LADTZ20212130/PAD - Bespoke complex needs unit - Lands at Lismore Park,
Crossmaglen.

As part of the previous PAD applications Morthern Ireland Housing Executive were
advised that there would likely be a presumption against the proposed development
as the existing open space performs a significant recreational role for the local
community. It was also stated that the proposed single dwelling would not bring
“substantial community benefits” that decisively outweigh the loss of open space.

Planning Policies & Material Considerations:

The following policies will form the basis of the policy consideration for this application;
» Banbridge Newry Mourne Area Plan 2015.

Strategic Planning Policy Statement for Morthermn Ireland.

Planning Policy Statement 3 — Access, Movement and Parking

Planning Policy Statement 7 - Quality Residential Environments.

Addendum to Planning Policy Statement 7 - Safeqguarding the Character of
Established Residential Areas.

» Planning Policy Statement 8 Open Space, Sport and Outdoor Recreation
« Planning Policy Statement 12,

Published Guidance

Creating Places

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

DCAN 15 Vehicular Access Standards

FParking Standards

Consultations:
DFl Roads - Following the submission of amended drawings Roads have no objection
to this application subject to conditions.

Ml Water — NIV stated in their response that there are no objections subject fo
suggested conditions being included on any approval.

DFl Rivers — Mo objections raised to the proposal.

Ml Housing Executive — The response stated that giving social housing need in
Crossmaglen NIHE consider there is a need for this proposed accommaodation,

Objections & Representations:

The proposal was advertised in local press on 137092023, ten (10) neighbouring
properties were notified on 29/11/2023. Mo objections have been submitted, seventy-
nine (79) representations of support have been submitled, these representations
outline their support for the proposal and feel the proposed dwelling would improve
the living circumstances of the family.
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Information has also been provided by Occupational Therapy, a local doctor and a
consultant, this information contains confidential information and as such has not been
made public, it is noted that the information received is in support of the application.

Consideration and Assessment:

The Banbridge, Newry and Mourne Area Plan 2015

Section 45 of the Planning Act (NI} 2011 requires the Council to have regard to the
Local Development Plan (LDP), so far as material to the application and to any other
material considerations. The relevant LDP is Banbridge, Newry and Mourne Area Plan
2015 as the Council has not yet adopted a LDP. The application site is within the
settiement limits of Crossmaglen within the Banbridged Newry and Mourne Area Plan
2015,

Strategic Planning Policy Statement (SPPS)

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 demonstrabla harmm to interests of acknowledged importance.
In practice this means that development that accords with an up-to-date development
plan should be approved and proposed development that conflicts with an up-to-date
development plan should be refused, unless other matenal considerations indicate
otherwise. Any conflict between retained policy and the SPPS is to be resolved in
favour of the SPPS.

The Strategic Planning Policy Statement for Morthern Ireland 2015 {(SPP3) provides
advice regarding housing in settlements to planning authorities angaged in preparing
new area plans. Whilst advocating increased housing density without town cramming,
its provisions do not conflict with extant regional policy in respect of proposals for
dwellings within settliements.

FParagraph 4.7 continues that the networks or green spaces provide a wide range of
environmental benefits and can provide opportunities for social interaction by serving
a5 a focal point for recreation and community activities.

Para 4.8 then highlights that the protection of existing, and provision of new, quality
open space within or close to settlements play a vital role in promoting healthy living
and tackling inequality through facilitating play. sporting activities, passive activity an
interaction with others.

Paragraph 6.201 indicates that one of the regional strategic objectives for open space
is “to safeguard existing open space and sites identified for future such provision”.

While the area is not zoned for open space in the Banbridge { Newry and Moume Area
Plan 2015, the site and adjacent lands are currently an area of well-maintained open
green space, therefore PP38 Policy OS5 1 needs to be considered.

Proposal
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The agent submitted an initial supporting statement which outlines that the site is
currently used as open space and is under the ownership of NIHE with the intention
to transfer the site to Rural Housing Association to develop a 4-person 3-bedroom
complex needs dwelling which is required to provide suitable living accommaodation
for a young person with ongoing medical needs. The statement outlines that an
Occupational Therapist report has been included in which the requirements for the
proposed dwelling are outlined including the need for all facilities to be on one level
with ramped access o the property.

Also submitted are letters from a Doctor and Consultant treating the young persaon,
these letters outline the ongoing health issues and lend their support to the application
as in their view suitable accommodation is much needed and approval of this
application would help to provide a more suitable living arrangement that will allow for
the hest care to be available.

The submitted statement contains consideration against PPS2 in which the agent
outlines the reasons they feel the proposal is in line with policy, the agent has detailed
the level of open space that would be removed by the proposed development.

Open Space Analysis
T | f pecguiiel & st vty 0 area o Cnei v i
LANDLISE AREA HECTARES PERCENTAGE
heprall s ting open spaco 1.11 1
ML
Darealopmesil afeh Lok 4 5%
e SoacE FElEnd anes 106 895.5%

Pl W

The Rural Housing Association provided details of a Community Consultation that was
carried out, the process consisted of a letter drop to 58 residents in Lismore Park and
Lisbeg Park area. It is stated that the letter drop exceeded the suggested 90m radius
to ensure as many residents were made aware of the proposal.

A presentation was uploaded to the Rural Housing Association website which
residents were directed to, of the 58 households consulted no direct comments were
received. Elected councillors were contacted and informed with two offering their
support.

PPS 8 - Planning Policy Statement 8 Open Space, Sport and Outdoor Recreation
FPF5 8 sefs out policies for the protection of open spaca. PPS 8 states that Open Space
is essential in any community and refers to the positive contribution it makes to
amenity, recreation, nature conservation, biodiversity, and the guality of the residential
environment. |t further states that Open Space and the use of such space contributes
to the health and gquality of life for all. Policy OS5 1 of PPSE states that development will
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not be permitted that would result in the loss of existing open space or land zoned for
the provision of open space. The presumption against the loss of open space will apply
irespective of its physical condition and appearance. Annex A of PPSS provides the
definition stating that "open space is taken to mean all open space of public value™,
The Annex also lists a broad range of types of open space that are of public value,
This includes amenity green space (most commonly, but not exclusively in housing
areas).

The SPPS recognises that supporting the delivery of homes to meet the full range of
housing needs helps achieve the core planning principle to improve health and well-
being, however, FPS 8 policy OF 1 is clear in that that development that would result
in the loss of existing open space will not be permitted. Policy OS 1 also states that
an exception to the presumption against the loss of existing Open Space will be
permitted where it is clearly shown that redevelopment will bring substantial
community benefits that decisively outweigh the loss of the Open Space. While the
supporting evidence provided by the agent, occupational therapist, doctor and
consultant demonstrates that there is a need to deliver this bespoke complex needs
unit, and while the Planning Authority is sympathetic to the situation, given that the
proposal will provide one dwelling it 1s not seen that it would bring substantial
community benefits, and on this basis the proposal would involve the loss of existing
open space. The proposal would be considered piecemeal development that would in
this case erode a small portion of the open space provision but which would set a
precedent that over time would lead to further erosion of the open space provision.
The annex in PR3 8, indicales that the functions of open space include visual amenity,
even without public access, people enjoying having open space near to them 1o
provide outlook, variety in the urban scene, or as a positive element in the landscape,

Within para 5.2 of the associated Justification and Amplification it highlights that there
is growing concem at the loss of open space to alternative uses. The use of land as
open space, however, 15 no less important that other uses and the Department
therefore attaches great importance to its retention, for once built on is almast certainly
lost to the community forever. Accordingly the Depariment operates a general
presumption against the loss of open space to competing land uses.

Annex C of PPS B - is fitled "Key Bodies which make a valuable contribution to the
development of Open Space, Sport and Outdoor Recreation’, which makes reference
to MIHE. Paragraph C12 makes reference that there are some Housing Executive
estates, usually dafting from the 1960's and 1970's, where the design has resulted in
large areas of ill defined open space - typically taking up to 60% of the estate. Many
of these areas have become problematic and difficult to manage. Fara C13 goas on
to state thal 'In such cases it is considered that there can often be substantial
community benefit in permitting the appropriate redevelopment of a part of the open
space provision where this forms part of a package of measures aimed at restructuring
the remaining areas and improving the overall estate layout.' Itis considered that this
would not apply in this case given that the current open space would be considered
appropriate to the size of the surrounding residential area and no ather package of
measures have been put forward to warrant its loss.

In this case, the proposal would therefore be contrary to policy OS5 1 of PPS 8 as the
proposal would involve the replacement of an area of open space with a dwelling.
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Motwithstanding the above and in the interests of completenass, the proposal requires
to be assessed under Policy PPS 7.

Planning Policy Statement 7 — Quality Residential Environments

Decisions regarding planning applications in settlement limits are assessed against
PPS 7. Planning permission will only be granted for a new residential developmeant
where it iz demonstrated that the proposal will create a guality and sustainable
residential environment.

All proposals for residential development must conform to the criteria noted in the
palicy QD 1 — Guality in New Residential Development:

a} The development respects the surrounding context and is appropriate to the
character and topography of the site in terms of layoul, scale, proportions, massing
and appearance of buildings, structures and landscaped and hard surfaces areas.

The surrounding context includes various architectural styles, designs and
appearances. The development on balance respects the surrounding context and is
appropriate when considered alongside existing buildings. The proposal is considered
o be of an acceplable design and will not be inappropriate given the differing house
types in the area. The proposed dwelling is single storey in design will be orientated
with its gable facing the public road. Although the dwelling does not match existing
properties in the area consideration is given to this being a property designed o meet
certain reguirements and as such the differing appearance is not considered such that
it will offend the overall character of the wider area.

b} Features of archaeclogical and built heritage, and landscape features are identified
and, where appropriate, protected and integrated in a suitable manner into the overall
design and layout of the development.

No features within the vicinity which require protection.

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

The site layout shows the level of proposed private amenity space (140 sgm), it is
considerad that an adequate level of private open space is provided with areas of open
space shown to the front and rear of the proposed dwelling. It is also considerad that
the proposal will not impact on the amenity space of the adjacent property No 11.

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

The proposal is within a small setttement and is for one dwelling, this criterion is
considered nfa.

g} A movement pattern is provided that supports walking and cycling, meets the needs
of people whose mobility is impaired, respects existing public rights of way, provides
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adequate and convenient access to public transport and incorporates fraffic calming
measures,

This is not applicable for single dwellings however the proposed site will be within
walking distance to a local bus stop.

f] Adequate and appropriate provision is made for parking;

The site layout plan shows provision for parking spaces within the curtilage, there are
sufficient access and twrning arrangements on site. DF| Roads has no objections 1o
the access armangements,

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

The proposal is for a modest singles storey dwelling which is guite simple in its form
and appearance, although positioned adjacent to semi-detached two-storey properties
there are existing single storey properties located in the vicinity of the site on the
opposite side of the road. On balance the design is considered acceptable in terms of
its simple form and materials which are seen as in keeping with the surrounding
proparties, materals include red brick which will be in keeping with elements of
adjacent properties.

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, noisa or other disturbance;

The proposed development will not create conflict with adjacent land uses as these
are predominantly residential. The layout and orientation of the proposal is consistent
with adjacent buildings. the proposed dwelling has been set in line with the frontage
of No 11,

There are no issues of overshadowing or dominance on surmounding buildings given
the design of the dwelling. The proposal includes one ground floor window facing the
gable of No 11, this window will serve a bathroom and will not lead to any loss of
privacy or overlooking.

There are no issues with regards to harming surrounding residential amenity or
privacy.

i} The development is designed to deter crime and promote personal safety.

As the proposal is for one dwelling, it is not essential that the development is designed
to deter crime and promote personal safety however the dwelling will be located close
to other properties.

On balance 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 and
accords with criteria a -i of PPS 7.

Access
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DFI Roads raised no concerns with the application in terms of access and parking, as

such the proposal is considered to be in line with the policy requirements set out in
PP33 and DCAN1S.

Recommendation: Refusal

Reason for refusal:

1. The proposal is contrary o the Strategic Planning Policy Statement (SPPS) and
Policy OS5 1 of Planning Policy Staterment 8, Open Space, Sport and Outdoor
Recreation, in that the development, if permitted, would result in the loss of
open space and it has not been demonstrated that the proposal is an exception
to the policy in that; it has not been clearly shown that the proposal will bring
substantial community benefits that decisively outwelgh the loss of the open
Space.

Case Officer: Wayne Donaldson Date: 26/07/2024

Authorised Officer; Maria Fitzpatrick Date: 02/08/2024
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RE: Rural Housing Association Request for Speaking Rights at Planning Cammittes Meeting Wednesd ay
4" September 2024

LADZF2023/3129/F Land Directly adjacent to L1 Lismore Park, Crossmaglen Submission on behalf of
Paul Fox, Develagment and Property Assets Director, Bural Housing Assaciation

In response to the Planning Authorities recommendation to refuse this application, the Association

would like to demonstrate 1o the Planning Committee that approval of this application gualifies for an
exernation under PESE D51 for the defivery of 2 single social housing unit,

Backeround

The application to develop a single storey dwelling at Lismaore Park, Crossmaglen is in response o a
family living within the local ares who have an acute housing need,

The family are currently tenants of MIHE and Rural Housing Association have been nominated to
develop a dwelling suitable for this family's needs.

Betwesn NIHE and Rural Housing Association various options were explared and discounted befare
bringing forward the option to develop a portion of open space land at Lismore Park. This was deemed
the last option as other alternatives had been exhausted.

The Associatfon has searched the cpen market for properties in the local area that could be adapted
to suit the family's need. Crossmaglen has a strong housing market which made securing a property
difficult, After a number of unsuccessful attempts to identify a suitable property it was agreed that
this option was unsuitable to address the family's long term housing needs.,

Development land within the areza iz limited with all roned housing land being developed out.
Identification of brownfield sites have been limited due o factors such as landowners preferring
private development opportunities

MIHE undertook an assessment of their landholdings in the Crossmaglen area, which consisted of open
space within thelr existing estates, The land at Lismore Park was the only suitable opticn,

Palicy 031 PP5E

We would ask that the committee give the following points further consideration as a substantial
communlty benefit against FPSE 051,

This new build unit will achieve the following:

= Providing a quality social bousing unit for a family with complex needs who are residing ina
property that cannot accommodate thelr basic needs, The bespoke unit will improve thedr guality
of living standards,

= Minimal impact on biodiversity as area is currently grassed.

= Development of this apen space would bring the following community hensfits

®  This new build dwelling will provide & quality social housing unit for a family with complex needs.
The benefits reafized from the delivery of this unit will enhance the living conditions for a family
will acute health conditions, but alse their support network will greatly benefit. Access to quality
hiousing will positively improve general day to day living which will reduce the strain on carers,
health workers and other agencies. These positive social outcomes benefit not only the family but
the wider community which they are a part of.
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= The development will see employment within the construction industry for the duration of the
contract.

= Apprenticeship opportunities for local unemploved people.

= Create an aftractive addition to the estate with increased surveillance over the remaining open
space.

Lass Open Spaca

The reducticn in open space is minimal, therefore should be considered a weighting factor in the
decision of this application. The land lost due to the propozed development can also be outweighed
by other areas amenity and recreation space in close proximity, The benefits achieved by the
development of this unit are deemed to outweigh the loss of open space at this location.

The Associatien would also point to the MIHE consultation which yielded a positive response and In
the process of Rural Housing Association’s application, 79 representations of support from the local
cemmunity were submitted, it is felt this has not be fully considerad in terms of the local communities
deszire regarding what constitutes “substantial community benefit”. Mo objections have been
submitted regarding the proposal.

The Association believes it has presented a proposal which fulfils the exemption criteria of Policy 051
PP5E.
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WMD Planning Committee Speaking Rights' Request Form

Delegated Application List w/c: Planning Application Number: Requested by

04,/09/2024 LAOT7/2023/3129/F Sinead Collins, NIHE

Proposed single social housing dwelling on land directly adjacent to 11 Lismora Park, Crossmaglen.

Reason for refusal:

The proposal is contrary to the Strategic Planning Policy Statement [SPP5] and Policy 05 1 of
Planning Policy Statement 8, Open Space, Sport and Outdoor Recreation, in that the development, if
permitbed, would result in the loss of open space and it has not been demaonstrated that the
proposal is an exception to the policy in that; it has not been clearly shaown that the proposal will
kring substantial community Benefits that decisively outeeigh the ioss of the open space,

In response to the Planning Authorities recammendation to refuse this application, the Association
wolld lke to demonstrate to the Planning Committee that approval of this application qualifies for
an exemption under PPEE 051 for the delivery of a single social housing unit,

Background

The application to develop a single storey dwelling at Lismore Park, Crossmaglen is in response to a

family living within the lacal area who have an acute housing need.

The family are currently tenants of NIHE and Rural Housing Association have been nominated to
develop a dwelling suitable for this family's needs.

Betweesn NIHE and Rural Housing Association various options were explered and discounted before
bringing forward the option to develap a portion of cpen space land at Lismore Park, This was deemed
the last option as other alternatives had been exhausted.

The Association has searched the open market for properties in the local area that could be adapted
to suit the family's need. Crossmaglen has a strong housing market which made securing a property
difficult. After a number of unsuccessful attempts to identify a suitable property it was agresd that

this option was unsuitable to address the family's long term housing needs.

Development land within the area is limited with all zoned housing land being developed out,
Identification of brownfield sites have been limited due to factors such as landowners preferring
private development opportunities. There are no new social howsing schemes programmed in the
aread,

MIHE undertaok an assessment of their landhaoldings in the Crossmaglen area, which consisted of open
space within their existing estates, The land at Lismare Park was the anly suitable opticn,

Policy 051 PP58

We would ask that the committee give the following points further consideration as a substantial
community benefit against PPSE D51,

There is a requirement for 57 additional social housing units in Crossmaglen over the period 2023-

2028 and there have been no new build social homes delivered in the village over the past 10 vears,

Lismore/Lizsheg is a vibrant and popular Housing Executive estate in Crossmaglen where generations
of families have settled and expanded, and a strong community network has developed, There is a
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WMD Planning Committee Speaking Rights' Request Form

low turnowver of tenanted properties as those connected to the area have a preference to stay rather
than relecate to neighbouring villages or into Mewry City.

The family for whom this new home is intended currently live in a MIHE home in this estate and their
circurnstances exacerbate the nesd for them to remain close tao their vital support netwaork. The family
have been on transfer list for a new social home in the area since 2017 when it was established that
their current home was unsuitable for a child within the household who has 2 severe medical condition
and requires a wheelchair and 24-hour care. Unfortunately, the current home is unsuitable fer an
adaptation nor has the nominated housing association been successful in identifying a suitable
alternative an the open market, The development of a new dwelling has been identified as the only
remaining option to cater for the child's current and long-term needs.

The praposal site was identified through careful consideration by MIHE Planners of the extent, quality
and location of existing open space within the Lismore housing estate. It was considered appropriate
to choose a site which would continue the existing street frontage along Lismare Park, withiout
impacting on the access or setting of the established playpark which is located to the south-west of
the site. While there are no immediate plans to ‘restructure” the open space in this estate, the
proposed dwelling will be in cose proximity to the playvpark and will offer enhanced surveiilance of
this area as well as a benefit to the child for whom the new home is intended.

The letters of suppoert for this application are testament to the fact that the development of this
dwelling will provide 2 much-nesded housing solution for a family who are embedded within this rural
Carnmiunity,

The provision of this dwelling will not only accommaodate a family with z2n acute housing need, but
their current home will become available for reallocation and therefore a further househald will
benefit from a home in this location. I addition, the propoesed development will create jobs both
directly and indirectly through construction and future maintenance of this social home.

The PPSE Protocol previously agreed between MIHE and DOE Planning set out that selective
redevelopment of portions of open space within NIHE estates for additional affordable housing would
offer a number of benefits, both to the individuals housed in the new propertios and to the wider
commmunity.

Access to good quality housing is a basic kuman need and is recagnised as a fundamental human right
by the Universal Declaration of Human Rights {article 25(1)). The 2021 Programme for Government
draft Qutcomes Framework consultation identified housing as a key priority area and recognised the
need to facilitate and suppart housing associations, o provide approprate social housing and to
ensure that everyone has access to good guality, affordable hausing,

This particular caze serves ta highlight that without adequate housing, people's basic needs cannot be
met, Lack of access to housing is associated with secial exclusion, risks to health and low educational
cutcomes. Comversely access o guality housing 5 pesitively associated with health, education and
child development outcomes and with general well-oging. These positive social outcomes benafit not
just the individual but also the wider community of which they are a part.



Back to Agenda

Combhairle Ceantair

an Idir, Mhurn
agus an Duin

A Newry, Mourne
and Down

District Council

Application Reference: LAOY/2021/1308/F
Date Received: July 2021

Proposal: Demaolition of existing factory buildings and replacement with 11 no.
private dwellings and block of apartments containing a ground floor and first floor unit
with associated site works, drainage and new access

Location: 4c Temple Hill Road Newry
Site Characteristics & Area Characteristics:

Characteristics of site: The [ands outlined in red comprises a roughly rectangular
shaped plot of lands located on the periphery of the settlement development limits of
MNewry as designated within the Banbridge, Newry and Mourne Area Plan 2015.

The site comprises two large derelict buildings that were once associated with
MNumac Fabrications, who have since relocated. The vacanl buildings are finished in
a mixture of red brick, painted smooth render and steel cladding. The lands slope
upwards from road level in a northeasterdy direction. The roadside boundary is
defined by a concrete wall and a planted verge whilst the remaining boundaries are
defined by a concrete wall, hedgerow and fencing,

Characteristics of area; Given the site’s location within the settlement development
limits, the main land use of the area is predominantly residential whereby thera is a
mixture of house types, plot sizes and development patterns. As you travel towards
the site out of Newry and into the rural countryside along Temple Hill Road,
development becomes more sporadic and is characterised by detached dwellings on
generous plots,
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Site location map

Application sife
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Site History:

« P/1980/1118 — Ballynacraig, Newry — Site for housing development —
Permission refused January 1981

« PM989/0709 — Temple Hill Road, Ballynacraig, Newry — Site for metal
fabrication factory - Permission granted November 1585

« P/M1992/1058 - Temple Hill Road, Ballynacraig, Newry — Retention of existing
faclory and new entrance — Permission granted May 1993

«  PM1995/0125 — Temple Hill Road, Ballynacraig, Mewry - Mew vehicular
entrance to factory — Permission granted March 1995

Planning Policies & Material Considerations:

Regional Development Strategy (ROS)

Banbridge, Newry and Mourne Area Plan (2015) BNMAP 2015
Strategic Planning Policy Statement of Northemn reland (SPPS)
Planning Strategy for Rural Northern Ireland {PSRENI)

Planning Policy Statements

PPS 2 — Matural Hentage

PPS 3- Access, Movement and Parking

FPPS & - Planning, Archaeoclogy and the Built Heritage

PPS 7 - Quality Residential Environments

PPS 7 Addendum = Safeguarding the Character of Established Residential
Areas

PPS512- Housing in Seitlements

Further Guidance

DCAN 8- Housing in Existing Urban Areas

DCAN 15 = \Vehicular Access Standards

& & @ & & @ @ & & @

& & & &
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= Parking Standards
« Creating Places, Living Places Urban Stewardship and Design Guide.

« [Development Control Advice Note (DCAN) 15 —Vehicular Access Standards
« Parking Standards

Consultations:

= HED HM - content that the proposal is satisfactory to SPPS and PPS 6
archaeological policy requirements as the site has previously been subject to
extensive ground disturbance.

« NI Water - recommended refusal as the receiving foul sewerage network has
reached capacily and the public system cannot presently serve this
development proposal without significant risk of environmental harm and
public dis-amenity including pollution, flooding and detrimental impact on
existing properties. A Waste Water Impact Assessment has been submitted to
NI Water for assessmeni. The Agent has furnished the Planning Department
with a letter from N| Water dated January 2023 whereby N| Water are
consenting to a foul discharge connection at a rate of 0,15 I/s to the existing
connechtion manhole, A reconsultation with M| Water has confirmed this
information

+ Ernvironmental Health — offered no objection in principle o the proposal.
Environmental Health added that farms have the potential lo cause public
health nuisances from odour, noise and flies, This department recommaends
that where, as in this case, it is proposed to site a dwelling close to working
farm buildings that in order to provide a guality residential dwelling and not
place restrictions on farm activity that a suitable separation distance is
provided between the working farm buildings and the residential dwelling not
associated with the farm. It is difficult to be prescriptive in relation to the
distance ta be applied bul in this departments view a minimurm separation
distance of 75m from farm buildings to the proposed dwelling should be
applied. The Planning Department acknowledge the existing farm east of the
application site. This will be discussed in more detail below,

= [fl Roads = Several consultations were issued during the processing of the
application. A final response was returned in February 2024 whereby Dfl
Roads had no objections to the proposal subject to conditions.

s [fl Rivers — In a response daled November 2021, Dfl Rivers advised that the
development does not lie within the 1 in 100 year fluvial or 1 in 200 year
coastal flood plain (Policies FLD 1), Policies FLD 2, 4 and 5 are not applicable
to the site and as per Policy FLD 3 a Drainage Assessment was required. In a
final response dated May 2023, Dfl Rivers advised that while not being
responsible for the preparation of this Drainage Assessment, accepts its logic
and has no reason to disagree with its conclusions. Dfl Rivers recommended
a pre-commencement condition in order to safeguard against surface water
flood risk.
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Objections & Representations:

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

6 neighbouring properties were notifled on 25" August 2021, 1 additional property
was notified of the application on 6" November 2023, Re-notification letters were
issued to 5 addresses due to amended plansfamended proposal description on 69
November 2023.

The application was also advertised in Mewry Democrat and Newry Reporter on 247
and 25" August 2021 respectively. The application was re-advertised in both papers
on 21" and 227% Movember 2023,

Two |etters of objections were received from M.P, Toale and Associates obo the
owner of the neighbouring property and farm, Mo, & Temple Hill Road, Newry.

The mains concerns are listed below:

« Development is within 7om from an active fammyard;

= The farm has been occupied since 1960;

= Previous use of site as an engineering works was compatible with farming
operations;

« Proposed dwellings will be impacted by general farm noise, odours and other
aclivilies;

= The development imit is expected to be altered in the near future and no
change of use should take place in the meantime;

+ The sile does not have the capacity to accommodate the number of dwellings
proposed.

s+ The response provided by M.l Water in their response dated 20th January
2023 is remarkable. This response states that this extensive development
would have |less volume of discharge than a relatively small steel fabrication
workshop operating 8am to 6pm.

The concems outlined above will be fully considered during the assessment of the
proposal.

Proposed development:

Full planning permission is sought for a residential development, comprising the
erection of 11 no. dwellings and 2 no. apartments. The existing buildings on the site
will be demalished to accommadate the development.

Criginally the proposal was for the erection of 9 no. dwellings and 4 no. apartments.
The original proposal is shawn below,
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Following the assessment of the original proposal, the Agent was advised of the
Planning Department's concerns whereby the application site is on the periphery of
the development limit and the low-density developments adjacent the site are noled.
The Agent was advised that the site cannot accommodate the scale of development
proposed in that the proposal constitutes overdevelopment. The Agent was advised
lo scale back the proposal and reduce the no. of units proposed (detached dwellings

only) to reflect the character of the area and the site’'s location at the edge of the
development limit.

The final submission is shown below.
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Proposed landscape plan

Proposed finishes include grey smooth rendered walls, white PVC windows, doors
and RWGs and black rooftiles. Proposed ridge heights and FFLS are as follows:

Plot no. Ridge height from | FFL
FFL

1 8.4m 61.5
2 8.4m 61.5
3 8.4m 81.5
4 8.4m g2
= 8.4m g2

6 8.4m 62
[} 84m 62
a8 &.4m 63
g 84m §2.5
10 8.4m 61.75
" Bdm 60.75
12 7.5m 59.5
13 7.5m =8

Access off Temple Hill Road is through the middle of the site. Areas of open space
are either side of the access. The majonty of parking is to the side of the dwellings
with the exception of plol 2 (middle terrace) and plot 13 (apartment block) where the
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parking is to the front, Each unit has its own private amenity space, Landscaping
includes the planting of a hedgerow along all boundaries of the site except the
roadside boundary which is to remain undefined,

Consideration and Assessment:

The polential impact of this proposal on European Sites has been assessed in
accordance with the reguirements of Regulation 43 (1) of the Conservation (Natural
Habitats, ete.) (Northern Ireland) 1995 (as amended). The proposal would not have
any likely significant effect on the features of any European Site.

Planning Act and Development Plan Considerations

Section 45 of the Planning Act (Northern Ireland) 2011 requires the Council to have
regard to the local development plan. The site is located within the development limit
of Newry. The Area plan is silent on the land use for this area however The Plan
Strategy and Framework confirms development proposals within the settlement
development limits will be considered in the context of all prevailing regional planning
policy and with any relevant Plan Policies and Proposals.

SPPS, PPS12 (PCP1 and PCP2), PPST (QD1), PPST (Addendum) Safequarding
Established Residential Areas, PSRN| (DES 4), Creating Places, DCAN 8§ and

DCAN 11 PPS3, Parking Standards and DCAN1S5

The Strategic Planning Folicy Statement is a material consideralion for this
application however as there is no significant change to the policy requirements for
rasidential dwellings following the publication of the SPPS and it is arguably less
prescriptive, the retained policies as discussed below will be given substantial weight
in determining the principle of the proposal in accordance with paragraph 1.12 of the
SPPS,

The SPPS sets out core planning principles and the need to achieve sustainable
development. Of relevance to this application are the aims of supporting good design
and posilive place making while preserving and improving the buill and nalural
environment,

It is considered that the proposal is contrary to the principles set out in the SPPS for
the reasons set out below,

PPS 12- Housing in Seltlements
Planning Control Principle T-Increased Housing Densily without Town Cramrming

The policy directs that an increase in the density of housing development should be
promoted within town and city centres however great care should be taken to ensure
that local character, environmental guality and amenity are not significantly eroded
and that the density along with form, scale, massing and layout respect adjacent
housing and safeguard privacy. It Is considered thal the design and layout of the
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development does not adhere to the principles set out within PCP1 and in permitting
such proposals will inevitably result in adverse impact upon the local character and
environment,

Further consideration of these issues has been considered under PPST below.

Fianning Control Principle 2- Good design

It is considered that the design of the scheme does not successfully respect the
overall character, quality and sustainakility of the area. There is further consideration
of these issues under PPS 7 below.

Flanning Control Principle 3- Sustainable forms of development,

While the site is within the settlement area, the development would harm the
character of the immediate residential area, therefore it is not considered to be a
sustainable form of development. There is further consideration of this within PPSY.

H5 4 - House Types and Size

A mixture of different types and sizes of houses and apartments are proposed.,
This variety will help to provide choice within a housing development and assist in
the creation of a balanced community in the local area and will also help create
visual variety and interest.

PPS 7- Quality Residential Environments, Policy QD1

Policy Q0D 1 of PPS 7 slates, amongst other things, that planning permission will only
be granted for new residential development where it is demonstrated that the
proposal will create a guality and sustainable residential environment based en an
overall design concept that draws on the positive aspects of the character and
appearance of the surrounding area.

{a} the development respects the surrounding context and is appropriate fo the
character and fopography of the site in terms of layoui, scale, proportions, Mmassing
and appearance of buildings, structures and landscaped and hard surfaced areas;
The application site is on the periphery of the development limit. Travelling along
Temple Hill Road out of Newry and towards Ballyholland, the area is characterised
by lower densily housing. The map below shows the spatial pattern in housing
densities in Newry. Closer to the edge of the development limit and the rural
countryside, the pattern of development takes the form of one-off houses built along
the road,
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MNew housing should be constructed up to the maximum density that is deemed
appropriate to the character of the site. The application site measures 0 43hectares,
Thirteen units are proposed. This results in a density of 30 units per hectare.

Whilst the Planning Department acknowledges the presence of higher density
housing developments, particularly comprising apartment blocks, within the
development limite; the specific circumstances and suburban character of the
application site must be taken into consideration. Redevelopment schemes in
established residential areas need o ensure thal the individual or cumulative effecls
of such development proposals do nol significantly erode the character and amenity
of existing areas, for example through inappropriate design or overdevelopment,

As outlined above, the Planning Department requested a reduced scheme proposing
only detached dwellings. In response, the Agent amended the scheme - criginally
the proposal was for the erection of 9 dwellings and 4 apartments. The scheme
under consideration is for 11 dwellings and 2 apartments (comprising a mixiure of
semi-detached and terraced dwellings).

The Agent has provided 30 images of the proposed development.
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Froposed devaloprmant

There is an awareness, when travelling along Temple Hill Road out of the city
towards Ballyholland, that the density of development decreases. The critical views
of the site are travelling in either direction along the Temple Hill Road. The
introduction of semi-detached and terraced units and an apartment block would be at
odds with the developed character of this stretch of Temple Hill Road where
detached properties possess reasonably generous roadside plots. The built form of
the scheme would jar with the overall massing of the majority of buildings along this
road.

The Agent has referred to two approvals issued by the Council — LAOT2015/1 102/F
and P/2005/2593/F. P/2005/25%93/F refers to an approval in Ballyholland for a
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housing development approximately 0.96km from the application site, The site
circumstances are different.

LAOT20151102/F was approved in April 2018 for the erection of 3 dwellings (2
semi-detached with 1 detached) on a site approx. 70m from the application site.
There was previous planning approval on the site - P2009/1065/0 and
P/2012/0236/RM for 3 dwellings on the site which would have been a relevant
consideration in the determination of the application, That being said, there is a
visible awareness of the site (LADY2015/1102/F) from the junction at The Beeches
which is a housing development comprising semi-detached dwellings with a similar
density to that approved. For these reasons, the circumstances of both sites are
differant.

The layout, scale and massing of the development on site fails to respect its
lownscape surroundings and, as such, these aspecls of the proposal conflict with
criterion (a) of Palicy QD 1.

(B} features of the archaeological and built hentage, and landscape features are
identified and, where appropriate, protected and integrated in a suitable manner info
the overall design and layout of the development;

HED Historic Monuments advised that the site has previously been subject to

extensive ground disturbance and therefore confirmed that the proposal is
satisfactory to SPPS and PPS 6 archaeological policy requirements,

(c) adequate provision is made for public and private open space and landscaped
areas as an Integral part of the development. Where appropnate, planfed areas or
discrete groups of frees will be required along site boundarnies in order to soften the
visual impact of the development and assist in its integration with the surrounding
afed;

This proposal invobses the construction of 13 residential units. Regarding public open

space, Policy O3 2 of PPS 8 states that the Department will only permit proposals for
new residential development of 25 or more units, or on sites of one hectare or more,
where public open space is provided as an integral part of the development. The policy
goes on to advise that in smaller residential schemes the need to provide public open
space will be considered on its individual merits. Pockets of open space are provided
to the front of the housing development, overlooked by all properties which provides a
degree of surveillance. The open space is suitably located and would provide an
attractive residential environment as well as providing recreational and social value.

Adeguate provision for private open space in the form of gardens has been provided.
Guidance in Creating Places recommends that in the case of apartments or flat
developments private communal open space will be acceptable in the form of
landscaped areas, courtyards or roof gardens. These should range from a minimum
of 10 sq m per unit to 30 sg m per unit. Both apartment units are served by
adequately sized private amenity space. Creating Places recommends a minimum of
4sgm for any individual house but also advises that back garden provision should
be calculated as an average space standard for the development as a whole, and
should be around 70 sq m per house or greater. The proposed development
complies with this guidance.
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{d) adeguale provision is made for necessary local neighbourhood facilities, lo be
provided by the developer as an integral part of the development;

Given the nature and sale of the proposed, the developer is not reguired fo make
provision for local neighbourhood facilities. Nonetheless, the application site is within
proximity to Newry City which offers a range local neighbourhoed facilities including
soclal and community uses such as schools, creches, surgeries, local shops and
play facilities.

(e} a movement paftern is prowvided 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 fo public transport and incorporates fraffic
calming measures;

The proposed layout includes footpath lined streets and a convenient pedestrian
footway link to Temple Hill Road thus providing a good movement pattern that
supports walking and cycling. The proposed footpath to the northwest of the
entrance will link up to an existing footpath which provides safe pedestrian access
into the city.

(] adequate and appropriate provision is made for parking,

Three no. 3 bed terraced dwellings, eight no, 3 bed semidetached dwellings and two
no. 2 bed apariments are proposed are proposed. The site layout plan provided shows
in-curtilage parking space and provision for at least 2 vehicles for each unit. Dfl Roads
have been consulted and are content. This parking provision is compliant with the
Parking Standards,

(g} the design of the developrment draws uwpon the best local traditions of form,
materials and delailing:

The aoverall design concept for a new residential environment should seek o provide
contrast and interest balanced by unifying elements o provide coherence and idenlity,
The scheme comprises 3 no. lerraced units, 4 no. semi-detached units and 1 no.
apartment block. All buildings are two storey and finished with grey smooth rendared
walls, white PVC windows, doors and RWGs and black rooftiles. The finishes and two
storey form are considered acceptable given the range of finishes and house types
apparent within the immediate area. The general appearance of the units draws
reasonably successfully upon local building traditions and current supplementary
planning guidance. However, the houses do not fit sufficiently well into the streetscape
of this particular established residential area to be judged acceptable and, to that
extent, the design solution proposed here infringes criterion (g) of Policy QD 1.

{h) the design and layout will not create confiict with adjacent land uses and there is
no unaccepfable adverse effect on existing or proposed properiies in terms of
overlooking, loss of light, overshadowing, noise or other disfurbance,

Two letters of objections were received from M.P, Toale and Associates obo the
owner of the neighbouring property and farm, No. & Temple Hill Road, Newry.
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The mains concerns are in regard to the proposed dwellings potentially being
impacted by general farm noise, odours and other activities, The neighbouring farm
has been occupied since 1960 whereby the farm owner has advised that the
previcus use of the application site as an engineering works was compatible with
farming operations.

During the processing of the application, the Council's Environmental Health
Department was consulted, Environmental Health offered no objections in principle
to the proposal. The response referred to potential public health nuisances from
odour, noise and flies from the adjacent farm complex, EH recommended that in
order to provide a quality residential dwelling and not place restrictions on farm
activity that a suitable separation distance is provided between the working farm
buildings and the residential dwelling not associated with the farm which is 7om.

Environmental Health did not recommend a redesign of the |ayout.

The farm is accessed via a laneway from Temple Hill Road that abuts the south-
eastern boundary of the application site. The farm buildings sit immediately to the
east of the application site,

The dwellings on plots 1-7 will be closest to the farm holding with separation
distances of a minimum of 8m from the rear elevation of the properties to the
common boundary. Planting is shown along this boundary, however minimal details
are provided.

A dwelling has been constructed within the last 8 years direclly adjacent o the
application site, on the side garden of No. & Temple Hill Road, The new dwelling is
now known as 6C Temple Hill Road and is sited a similar distance from the farm
holding as the dwellings proposed. The dwelling was approved under
LAOT/Z2015/0563/F and during the assessment of the application, consultation with
Environmental Health was carried out. EH offered as similar response 1o this current
application, advising that farms have the potential to cause public health nuisances
from odour, noise and pests and recommending a minimum of 75m from farm
buildings. The Department acknowledges that the applicant for LAOT/2015/0563/F iz
the owner of No. 6 Temple Hill Road and the adjacent farm holding.

The prevailing wind direction is from the southwest. The proposed dwellings are
sited southwest of the farm sheds, Given this and the limited separation distance
between the proposed dwellings on plots 1-7 and the adjacent farm holding, the
Planning Department considers the layout will create conflict with adjacent land uses
and there is the potential for impact on the proposed properties resulting from
existing farm activities. The Planning Department previously requested a reduced
scheme comprising detached dwellings only to ensure that development was
appropriate to the area. An amended scheme with a reduced no. of units on larger
plots to the front of the site alongside a more detailed landscaping scheme
incorporating a landscaping buffer of an appropriate depth, may have overcome the
unacceptable separation distances between the new properties and the farm
holding.
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There is adequate curilage enclosure and separafing distance between the
proposed dwellings to avoid any discernible loss of residential amenity to prospactive
occupiers of these properties. The blank of the house on Plot Nos. 1 would avoid any
potential overooking or loss of privacy at the bungalow (No, 6c) to the southeast,

(i} the development is designed o deter crime and promole personal safely;
All units provide a degree of surveillance of the pockets of open space proposed. All
rear gardens are enclosed. Parking is to the side of each unit and within close view.

Addendum to PPSY — Safeqguarding the Character of Established Residential Areas
Policy LC1 of the Addendum to PPS 7 states that planning permission will only be
granted for the redevelopment of existing buildings, or the infilling of vacant sites
{including extended garden areas) to accommodate new housing, where all the criteria
sl out in Policy QD 1 of PPS 7, and all the additional criteria within Palicy LC1 are
met:

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

(b} the patiern of development is in keeping with the overall character and
environmental quality of the established residential area; and

{c) all dwelling units and apariments are built to a size not less than those sat out in
Annex A,

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

As outlined above, new housing should be constructed up to the maximum density
that is deemed appropriale 1o the characler of the sile. The application site
measuras 0.43hectares. Thirteen units are proposed. This results in a density of 30
units per hactare. Whilst the Planning Department acknowledges the presence of
higher density housing developments, particularly comprising apartment blocks
within the development limits, the specific circumstances and suburban character of
the application site must be taken into consideration. Redevelopment schemes in
established residential areas need lo ensure thal the individual or cumulative effects
of such development proposals do not significantly erode the character and amenity
of existing areas, for example through inappropriate design or overdevelopment.

The overall design and layout do nct respect the surrcunding context which is
characterised by detached roadside dwellings. The Department considers the
scheme to resull in overdevelopment whereby the pattern of development is not in
keaping with the overall character and environmental quality of the established
residential area which is inappropriate and would erode the character of the area. All
dwelling units and apartments are to be built to a size not less than those set out in
Annex A.

A Planning Strateqy for Rural Northern Ireland - PSENI
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Whilst there is no objection in principle fo a residential land use, it is the totality of the
scheme in terms of layout and form which will cause adverse impact to the area.
MNew development should minimise visual, functional and physical disruption and
enhance or create interest, vitality or variety. The scale, layout and design of the
proposed scheme would defract from the character and design of the local area. The
proposed development is insensitive and disrupts the scale and rhythm of the
development within the immediate area which marks the entrance to the city, owing
to its location at the edge of the settliement limit, The proposal fails to comply with
DES 2 of PSRNI.

PPS Z - Matural Heritage

The site iz not in close proximity to adjacent designated sites (it is more than 1km
away) including any ASSls, SACs, SPAs, RAMSAR sites and SLNCIs,

The potantial impact of this proposal on Special Protection Areas, Special Areas of
Conservation and Ramsar sites has been assessaed in accordance with the
requiremenis of Regulation 43 (1) of the Conservation (Natural Habitats, eic.)
Regulations (Northemn Ireland) 1995 (as amended). It is not considered that the
proposal will have a likely significant effect on this site or any other European Sites.

The application site currenlly comprises a number of disused bulidings, rank
vegelation and areas of hardstanding.

Policies NH 2 and 5 of PPS 2 stales that planning permission will only be granted for
a development proposal which is not likely to result in the unacceptable adverse
impact on, or damage (o habitats, species or features of natural heritage importance,
This includes spacies protectad by law.

The proposal invelves the democlition of existing buildings. The proposal also
involves the removal of the roadside wall and rank vegetation throughout the site.

There are no areas of woodiand, peatlands and wetlands etc. within close proximity
to the application site. There are no rivers/stream/hydrological link within the
application site. The existing roadside boundary is defined by a low concrete wall. Az
such, no hedgerow removal is required to facilitate visibility splays.

Cbservations during a site visit confirmed that the buildings to be demolished are in
relatively good condition with limited access points given the intact roof, doors and
windows,

The proposal invelves planting along the perimetar of the site, which could ba
controlled by way of condition if approval was to be granted. The compensation
planting will create new habitats to compensate for impacted habitat through the
removal of the buildings and rank vegetation on the site ensuring that biclogical
communities are able to relocate to a suitable nearby location.

Given the above, the Depariment is salisfied the proposal complies with PPS 2.
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The proposed development is to be accessed off Temple Hill Road. The layout
includes a footpath to either site of the road from the existing footway link along
Temple Hill Road. Each property will have its own in-curtilage parking as required by
Policy AMP T of PPS 3 and in line with the requiremenls set out in Parking
Standards.

DOfl Roads has been consulted throughout several stages of this application with
regards to the Access, Movement and Parking, who offer no objections to the
proposal in principle.

PPS & — Planning, Archeology and the Built Heritage

The application site is in proximity to a scheduled monument DOW 046:015 which is
an Ecclesiastical Site. HED Historic Monuments were included in the consultation
process and advised that the proposal is satisfactory 1o SPPS and PPS &
archa=sological policy requirements and advised that the site has previously been
subject to extensive ground disturbance.

FPPS8 - Open Space, Sport and Qutdoor Recreation
As mentioned above, this proposal involves the construction of 13 residential units.

Regarding public open space, Policy OS5 2 of PPS B stales that the Department will
only permit proposals for new residential development of 25 or more units, or on sites
of one hectare or more, where public open space is provided as an integral part of the
development. The policy goes on to advise that in smaller residential schemes the
need (o provide public open space will be considered on its individual merits. Pockets
of open space are provided to the front of the housing development, overlocked by all
properties which provides a degree of surveillance, The open space is suitably located
and would provide an attractive residential environment as well as providing
recreational and =social value.

Adequate provision for private open space in the form of gardens has been provided.
Guidance in Creating Places recommends that in the case of apartments or flat
developments private communal open space will be acceptable in the form of
landscaped areas, courtyards or roof gardens. These should range from a minimum
of 10 sg m per unit to 30 sg m per unit. Both apartment units are served by
adequately sized private amenity space. Creating Places recommends a minimum of
40sgm for any individual house but also advises that back garcen provision should
be calculated as an average space standard for the development as a whole, and
should he around 70 5g m per house or greater. The proposed development
complies with this guidance.

PPS 15 - Planning and Flood Risk

In a response dated November 2021, Dfl Rivers advised that the development does
not lie within the 1 in 100 year fluvial or 1 in 200 year coastal flood plain (Policies
FLD 1), Policies FLD 2, 4 and & are not applicable to the site and as per Policy FLD
3 a Drainage Assessment was required. In a final response dated May 2023, Dfl
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Rivers advised that while not being responsible for the preparation of this Drainage
Assessment, accepts its logic and has no reason to disagree with its conclusions. Dfl
Rivers recommended a pre-commencement condition in order to safeguard against
surface water flood nisk,

Recommendation:

The proposed scheme is on whiteland within the development limits of Newry, Whilst
the Department has no objections in principle lo the redevelopment of the site with
housing, the scheme must be appropriate and respectiul to the character of the area.
The site is located on the edge of the settlement limits, marking the entrance to the
city from the rural countryside. The Department acknowledges the presence of
higher density housing developments within proximity to the application site,
consideration must be given to the existing development immediately adjacent,
whereby the development pattern is characterised by detached roadside dwellings
on generous plots

Whilst the Department is not requesting a scheme that mirrors the development
gither side of the site, a reduced scheme compnsing only detached dwellings would
be more appropriate to the area. The proposal fails to comply with PPS 12, PPS 7,
APPE T and PSRN for the reasons listed below. Accordingly, refusal is
recommended,

Reasons for refusal:

1. The proposal is contrary to the SPPS and Policy QD 1 (Criteria A, G and H) of
Planning Policy Statement 7 (PPS T): Quality Residential Environments,
Planning and Planning Control Principles 1, 2 and 3 of Planning Policy
Staterment 12 (FPS12): Housing in Settlements and Policy DESZ of the
Deparimeant's Planning Strategy for Rural Morthem Ireland as the applicant
has failed to demonstrate that the proposal would create a quality residential
developmeant in that:

= The development does not respect the surrounding context and is not
appropriate to the character of the site in terms of layout, appearance
of buildings and hard surfaced areas,

» The design of the development does not draw upon the best local
traditions of form, materials and detailing;

= The design and layout will create conflict with adjacent land uses in
terms of noise, odour and general disturbance from the adjacent farm
holding due to insufficient separation distances and will harm the |iving
conditions of prospective occupiers,

2. The proposal is contrary to (a) and (b) of Policy LC1 of PPS7 {Addendum)
Safeguarding the Character of Established Residential Areas in that the
applicant has failed to demonstrate that all of the crileria as set out in Policy
Q01 of PPST: Quality Residential Environments has bean met,
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Speaking Rights for Newry Mourne and Down District Council Planning Committee
Application Reference: LADT/2021/1 388/F

Proposal: Demaolition of existing factory buildings and replacemeant with 11 no. private
dwellings and block of apartments containing a ground floor and first floor unit with
associated site works, drainage and new access

Location; 4c Temple Hill Road Mewry

Dear Committee member and officers,

| am Tany Hawvem, one of the sons of the owner of the working farm yard which is directiy
adjacent 1o this application site, Wea want to make it clear we have no grievances with the
apphicants of the planning apphication as they have always been good neighbours, but we
are very concerned about the risk of new occupants moving in so close 1o our working famiby
farm who may not be used to odour, noise and constant activity though the night and early
hours of the marming.

There iz 1004 caftle feeding/being reared in this farm at all times.
We can only feed before and after working hours which can mostly be 4.30am and Spm at
nigt.

my grandfather has run a cattle dealing business from this yard from 1961 we are 3rd
peneration to run both cattle dealing and farming business from this premises- my father's
livelihood depends on the yard being able to function,

Whean new cattle arrive to the vard from the mart (most days) and a lot of the time, late at
night after night sales etc. They cause considerable noise as they are annoyead due (o being
in a strange environment of the delivery lorry and new sheds/surroundings. The noise of the
cattle delivery lomias will also be sufficient to waken the occupants of all of the proposed
dwellings. We believe this will cause serious problems with people living in these houses
due 1o inadequate separations distances between the new houses and our fanm buildings.
Mew, prospective occupants of the houses may purchase the dwellings, nol realising how
much noise and edour results from narmal farming practices,

All in all, we are genuinely concerned that approval of these houses would cause our
livelihood and business considerable harm: are we expected (o close down our farm which
has been here from my grandfather in 1961 and & livelinood in which we have spent over
E3yrs building and improving becauss we can see no way for it to continue with houses built
on top of it

It is also clear that Environmental Health Department advised in their consultation response
that a minimum separation distance of 7bm between the new dwellings and the existing farm
buildings should be followad, However, it is clear that the separation distance for all of the
houses in the development is less than half of this prescnbed distance. The closest units are
actually approximately within 15m of our working farm sheds. | am told by experts that new
dwellings should never be approved anything like as close as this to farm sheds,

It i= clear from the drawings that this development fails to comply with Emdronmental
Health's method of assessment and therefore, there should be an objection in principle from
Ervironmental Health,

Mo mitigating odour or acoustic assessments were submitted 1o the Planning Departmeant
and therefore the agent has not addressed this point from the Environmental Health
response.
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Additionally, we believe that the density of the proposed development is not in keeping with
the existing development pattern at this location. Dwellings located here are mostly
bungalows on much more generous plots, As the density is so high within this application it
means that all 11 dwellings and apariments are all within the 75m separation distance which
Ervironmental Health reguire.

We therefore respectfully request that the Planning Committee uphold the case officer's

recommendation to refuse this planning application so that my father can continue to operate
his farm business,
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& collins

Surveyors & ASEes550rs
Architectural & Development Consultants
Structural & Civil Engineering Consultants

a: 11 Marcus Street, Mewry, Co.Down, BT24 1ET
1 D28 30268 6602 / D460 1 D28 30260467
e infaf@collingcallins_biz  w www collinacollins_ biz

Demacratic Services
Dristrict Councl Crifices,
YHagan House,

Monaghan Raow,

Newry,

BT3s &0

Date ZTth August 2024
Our Ref

Your Ref  LADT/20211336/F

Re: Demolition of existing factory buildings and replacement with No.11 private dwell
ings containing & ground flaor and first floor unit with associated site waorks,
drainage and new access

For: Maguires

Im relation Lo the application abave and the forthcoming planning committes meating we would like fo
’rall::;- this opportunity 1o outline cur how we feel that the application in question meets all the relevant
CrIberia

The pianning report notes that the site is zoned white lands however ignores the fact that thiziz a
brownfield industrial site within the City of Mewry whereby it doesn’t have the zame characteristics az
peripheral development, The characteristics of the existing site appear 1o be ignored when comparing
this industrial development with the proposed housing development, IT the industrial Buildings are re-
moved the preposed housing will enhance the

character of the area. The fackory buildings are two storey in height, the larger located alongside the
Templehill Road at an elevated position. These are quite imposing structures. The majority of the new
housing will be set back, with softer landscaping in the form of open space aligning with the Templehill
Road. The planning report shows images of the proposed developrnent. What the report does not shaow,
as submitted by the agent, |s the before and after Imagss of the developmeant, as the comparison shows
the housing reduces the amount of hard landscaping reducing the scale of development within this area
af Mewry,

The planming repart notes that the agent was advised that the site cannot accommedate the scale of
housing development and yet the quantum of development on the site will be reduced by up to
0%, The large factory building has an area footprint of B03 sgm and the smaller an ares of 230 sqm
{i.e. total area of 1033 =gm]. The total footprint of the proposed housing is 736 sqm. Thersfore, the site
can easily accormmodate the proposed howsing,

PP5T Annex C references previously developed land in respect of Brownfield site. PP5T notes the sate
guarding the Character of Established Residential Areas, We contend that this housing development will
enhance the character of the existing residential propesties with the removal of these twe large factory
hulldirngs and the creation of landscaped areas alongside the road. The majpority of local nelghbours are
in extreme suppart of this proposal as 2 means of having the factory bulldings removed,

There iz also local and wider support for the development to be approved as this will provide & much-
nesded public footpath along the length of the site. This area of Newry is favourable to walkers, the cur-
rent situation being quite dangerous, as the footpath terminates at this location with people having to
walk anto the Termplehill Rozd. This creates a significant ocpportunity.

There is a huge nead for housing of this size within the local area, as the proposed developrnent will
house up to 13 familizs. Thera is little development land within this area of Newry and 2= such sites like
this shoewld be maxirmised to accommadate locals,

Economic factars must be cansidered in this development, As this is a brownfield site the construction
coats in developing this site area greater, The two factory buildings must be removed {the smalier, older
building contains asbestes], There is also a considerable amount of concrete within the yards that must
be excavated. Added to this, the site contains rock. All of these result in higher constructon costs, There
is 3 lack of need for larger detached homes, and in contrast, the type of housing proposed can accom-
modate current purchasers. For these reasons, low density housing does not give the payback 1o devel-
op thiz site. This will result in the factory remaining and a lost opportunity for the area.
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The planners note the developmeant is not suitable due to the lacation of sdioining the existing farm dus
to nuizances from odour, noise and flies and yet within the recommendation of the report it states that
a reduced scheme of detached dwelling is appropriate. This is conflicting, either the site is suitable for
housing ar it i not when considering the neighbouring farm, It should be noted that Eqvironmental
Health did nat ask far the scheme to be redesigned, 14 houses currently back anto this farm, The devel-
apment will only add an extea 8. The report potes that the prevailing wind is from the southwest, which
given the sitting of the dwellings will actually take odours away from the dwellings.

The local councilfors are insupport of & higher density development. For vears there has been a cam-
paign by the council to achieve street lighting along this road. This has been declined by the road service
dus to the lack of unit numbsers and the absence of a footpath zlongside the factory site. The approval of
the path and unit numbers will allew the council to re-engage with the road service to establish strest
lighting. This in turn will make the connectian between Church Street and Ballyholiand safer than cur-
rent, The committes need to discuss this matter a5 it relates to this application.

The planning department has stated that this site cannot accommaoadate this scale of development and
constitubes overdevelopment, it has been stated that this development will erode the character of the
ares, The planning report netes that specific droumstances and suburban character of the application
zite must be taken in conzideration however the setting of existing factory buildings app=ars to hawve
been overlooked in their consideration. The planning report notes that there is an awareness of the den-
sity of development along the Templehill Road however it would appear there is that the extent of ex-
isting develepment on this site has not been considered in the planning decisian, The commities neads
ter see first-hand the extent of the existing development on this site with specific reference to the site
anabysis to assess If the development proposed 15 a betterment to the area.
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Delegated Application

Development Management Officer Report

Case Officer: Laura O'Hare

Application ID: LADT/2023/3065/0

Target Date:

Proposal:
PROPOSED FARM DWELLING, ACCESS
AND SITEWORKS

Location:

SITE LOCATED TO THE NORTH EAST
OF 46 SLIEVENABOLEY ROAD,
DROMARA,

CO DOWN. BT25 2HW

{amended address)

Applicant Name and Address: Agent Name and Address:
Ciaran O'Hare Karl Ruddle

154 Dundrum Road 21E Dundrum Road
NEWCASTLE NEWCASTLE

CO DOWN CO DOWN

NEWCASTLE Mewcastle

BT33 OLN BT33 0BG

Date of last

Neighbour Notification: 30 July 2024

Date of Press Advertisement: 31 July 2024

ES Requested: Mo

Consultations:
DAERA

Ml Water

DFI

Representations: None

Letters of Support

Lelters of Obhjaction
Fetitions

Signatures
Mumber of Petitions of
DObjection and

| signatures

Summary of Issues:
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Site Visit Report

Site Location Plan:

i 2y ,.-"'-k
Date of Site Visit: April 2024
Characteristics of the Site and Area
The application site forms a cut out from a larger agricultural field, Access into the site
is currently afforded via a field gate along the Slievenaboley Road frontage. Adjacent
to the south of the application site is the dwelling and its associated outbuildings at No.
46, Further south aleng the Slievenaboley Road is a farm yvard and buildings.

Due to changing land levels, the application site sits below the level of Slievenaboley
Road and below the dwelling and buildings at No. 46 to the south.

The application site is outside settlement limits and is included in the designated
Mourne Area of Qulstanding Matural Bealy as defined by the Banbridge / Newry and
Mourne Area Plan 2015.

Description of Proposal

PROPOSED FARM DWELLING, ACCESS AND SITEWORKS

Planning Assessment of Policy and Other Material Considerations

Banbridge / Newry and Mourne Area Plan 2015
SPPS - Strategic Planning Policy Statement for Northern [reland
PPS 2 Matural Heritage
PPS 3 - Access, Movement and Parking
PPS 21 - Sustainable Developmant in the Countryside
o CTY 1 - Development in the Countryside
o CTY 10 Dwellings on Farms
o CTY 13 - Integration and Design of Buildings in the Countryside; and
o CTY 14 - Rural Character
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PLANNING HISTORY

Planning
Application Mumber: Q2003715950 Decision: Appeal Withdrawn Decision

Date: 20 May 2004
Proposal: Two storey farm-workers dwelling and garage

Application Number: Q/2010/0284/F Decision: Permission Granted Decision
Date: 24 September 2010
Propasal: Erection of dwelling

Application Number: Q/2012/0288/F Decision: Permission Refused  Decision
Date: 20 February 2013

Proposal: Erection of Farm Dwelling in substitution for Planning Approval
QI2010/0284/F

Application Number: LAD7/2022/1570/0 Decision: Permission Granted  Decision
Date: 22 May 2023
Proposal: Infill Dwelling House in accordance with PPS21, Policy CTY 8

SUPPORTING DOCUMENTS
Design and Access Staterment
Site Location Plan

P1C and farm map

CONSULTATIONS

= [DFI Roads - no objections subject to compliance with RS1 condition

« N| Water — approve with conditions.

s DAERA~ farm business active and established, application site being claimed
on and under control of named farm business.

REPRESENTATIONS

Mone
EVALUATION

As this application is for outline parmission for a dwelling on a farm, the initial policy
context considered is CTY 10 Dwellings on Farms.

Planning permission will be granted for a dwelling house on a farm where all of the
following criteria can be met:

a) The farm business is currently active and has been established for at least 6
YEAars,
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B} no dwellings or development opportunities out-with settlernent imits have been
sold off from the farm holding within 10 years of the date of the application. This
provision will only apply from 25 November 2008; and

c) the new building is visually linked or sited to cluster with an established group of
buildings on the farm and where practicable, access o the dwelling should be
abtained from an existing lane. Exceplionally, consideration may be given to an
alternative site else-where on the farm, provided there are no other sites
available at another group of buildings on the farm or out-farm, and where there
are either:

= demonsirable health and safety reasons:; or
= verifiable plans to expand the farm business at the existing
building group(s).

The farm business in question is regislered lo 48 Slievenaboley Road, Dromara.
DAERA confirms thal the farm business was established in 1991 and that farm
payments have been received in each of the [ast 6 years and the application site is on
land under control of the farm business. Officers are therefore satisfied that the farm
business is active and established. Criterion A of CTY 10 has bean met.

A site history check has been carried out on the lands submitted and shown on the
farm maps and there does nol appear to have been any dwellings or development
oppeortunities sold off from the farm holding in the last 10 years, This is further
confirmed by the answer to Q5 of form P1C which states that there have been no
dwellings or development opportunities sold off from the farm holding within the last 10
years. Criteria B has been met.

Criteria C requires the proposed dwelling o be visually linked or sited to cluster with an
established group of buildings on the farm,

Exceptionally an alternative site may be considered elsewhere on the farm provided
there are no other sites available at another group of buildings on the farm or out farm
and where there are either

« [Demonstrable Health and Safety reasons; or

= \erifiable plans to expand the farm business at the existing building group(s).

The proposed dwelling is to be set to the side and rear of No. 46 Slisvenaboley Road.
The agent has confirmed that No. 46 was previously the farm dwelling, however it has
since been sold (ouiside of the ten years). The dwelling and buildings therefore at No.
46 do not form part of this farm business and cannot be considered an established
group of buildings on the farm. Further east of the site, approx. 90m along the
Slievenaboley Road is the farm yard associated with this business, Within this yvard are
a collection of agricultural buildings. These buildings are considered to be an
established group of buildings on the farm. See Layout Plan below.
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at Mo, 46 do
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of the farm
holding

Group of
buildings on
the farm

Paragraph 5.41 of Policy CTY 10 states that farm dwelling dwellings should be
posilioned sensilively with an established group of buildings on the farm, either lo form
an integral part of that particular building group, or when viewed from surrounding
vantage points, to read as being visually interlinked with those buildings, with little
appreciation of any physical separation that may exist between them.

The proposed dwelling would be separated more than 90m from the group of farm
buikdings with the intervening dwelling at No.46, Given the separaltion distances
between the existing farm buildings and the proposed new dwelling officers consider
that the proposed new dwelling would not read as sited to cluster or visually link with
the agricultural buildings when assessed from public viewpoints along the
Slievenaboley Road and Rathiriland Road to the north. Both the existing farm buildings
and new dwelling would be intervisible fram certain points along the Rathfriland Road
to the north, however, given the juxtaposition of the existing buildings and proposed
dwelling and the physical characteristics of the area, | do not consider that a dwelling,
sited as proposed, would read as visually associated with the group of farm buildings.
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an alternative site elsewhere on the farm, provided there are no other sites

available at another group of buildings on the farm or out-farm, and where certain
other circumstances pertain. There was no further infermation submitted to advance
this exceptional case test. The proposal, therefore fails to meet criteria () of CTY 10

Policy CTY10 also stipulates those proposals must also meet the reguirements of CTY
13 and 14.

CTY 13 states that planning permission will be granted for a building in the countryside
where it can be visually integrated into the surrounding landscape and is of an
appropriate design. As this is an outline application, ne floor plans or elevations have
been submitted, however within the Design and Access statement it has been detailed
that this proposal would seek to construct a new 1.5 storey detached farm dwelling,
utilizsing the roof space for accommaodation.

The site will be critically viewed from both the Slievenaboley Road and Rathfriland
Road to the north. The new dwelling 1s to be constructed in a cut out of a larger
agricultural field, as such there are no existing northern or north-western boundaries in
place. Land levels drop as you move across the application site from west to east
which would result in a new dwelling set below the level of the Slievnaboley Road and
below the existing built development along this section of the Slievenaboley Road.
From vantage points along the Rathfriland Road however the proposed new dwelling
would be considered a prominent feature the landscape. The site cannot provide a
suitable degree of enclosure for the building to integrate into the landscape and would
be highly visible when travelling along Rathfriland Road from the north. The site would
be reliant primarily on the use of new landscaping for integration purposes.

The ancillary works include a new access point onto Slievenaboley Road. New
accesses are offen a visible feature of new buildings in the countryside. Wherever
possible, access to a new building should be taken from an existing laneway (para
5.72). The new access would run along-side the existing access that serves No. 46,
howewver due to its width as demonstrated on the Site Location Plan it would be an
obtrusive feature in the rural landscape.

The proposal is for outline planning permission. The design and scale of the building,
and its ability to blend with the landform, existing trees, buildings and slopes would be
assessed at Reserved Matters stage.

Policy CTY 14 states that planning permission will be granted for a building in the
countryside where it does not cause a detrimental change to, or further ercde the rural
character of the area. A new building will be unacceptable where (a) — () cccur. The
proposed new dwelling is considered to be unduly prominent in the landscape. At
points along the Rathfriland Road there are uninterrupted views of the application site
on approach from the north.
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The access has been referred to above in terms of rural character, Access
arrangements can often raise awareness of, and draw attention to new development,
and when read in conjunction with other existing or approved accesses, can have a
combined impact damaging to the rural character of an area.

PPS 3 — Access, Movement and Parking
Policy AMP2 of PPS 3 states that planning permission will only be granted for a
development proposal involving direct access, or the intensification of the use of an
exisling access, onto a public road where:
a) such access will not prejudice road safety or significantly inconvenience the flow
of traffic; and
b) the proposal does not conflict with Policy AMP 3 Access to Protected Routes.

DFI Roads were consuited as part of this application and have no objections subject to
compliance with the attached R51 form and the submission of detailed plans at BM
stage.

PPS2 Natural Heritage

As outlined above, the application site is located within an Area of Outstanding Natural
Beauty. Policy NH 6 relates to 'Areas of Cutstanding Natural Beauty' and states that
planning permission for new development within an AQNB will only be aranted where it
is of an appropriale design, size and scale for the locality and where three slated
circumstances are mel.

The propesal is considered to respect features of importance to the character,
appearance or heritage of the landscape. Given the proposal is for outline planning
permission, details in relation to the architectural style and pattern, materials, design
and colour are not required at this stage.

It is not anticipated that the proposal would involve the removal of any priority habitats,
including hedgerows, for the provision of visibility splays. The proposal does not
therefore, unduly impact upon the biodiversity of the site.

The agent has advised the Planning Department that the dwelling al No. 46
Slievenaboley Road, was the former farm dwelling until it was sold, This has left the
Farm Business without a farm dwelling for a period in excess of 10 years. The
Applicant is seeking to reinstate the farm dwelling on the Farm Business through this
Application.

VWhile officers acknowledge the desire for a farm dwelling, it is noted that planning
approval LADT/2022/1570/0 has been granted for the applicant for an infill dwelling
within the farm yard at 48 Slievenaboley Road.

Neighbour Notification Checked Yes
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5'umm=ar'jr of Recommendation
Fefusal

Reasons for Refusal:

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

2. The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and contrary to Palicy CTY 10 of Planning Policy Statement 21,
Sustainable Devalopment in the Countryside and the Strategic Planning Policy
Statement for Northern Ireland, and does not merit being considered as an
gxceptional case, in that it has not been demonstrated that the proposed new
Bullding Is visually linked ar sited o cluster with an established group of
buildings on the farm.

3. The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and contrary to criterion (a), {b), (c), (d) and (g) of Policy CTY13 of
Planning Policy Statement 21, Sustainable Development in the Countryside and
the Strategic Planning Policy Statement for Northern [reland, in that:

- It would be a prominent feature in the l[andscape

- the site lacks long established natural boundaries or is unable to provide
a suitable degree of enclosure for the building to integrate into the
landscape;

- the new dwelling relies primarily on the use of new landscaping for
integration;

- ancillary works do not integrate with their surroundings and

- the new dwelling is not visually linked or sited to cluster with an
established group of buildings on the farm

and therefore, would not visually integrate into the surrounding landscape.

4, The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and contrary to Criterion (a) and (e) of Policy CTY 14 of Planning Policy
Statement 21, Sustainable Development in the Coundryside in that:

- the dwelling would be unduly prominent in the landscape and
- the impact of ancillary works would damage rural character;

and would therefore result in a detrimental change to further erode the rural
character of the countryside.

Case Officer Signature: Laura O'Hare

Date: 8 August 2024

Appointed Officer: A.McAlarney Date: 08 August 2024
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Development Management Consideration
Details of Discussion:

Letter(s) of objection/support considered: Yes/No
Group decision:

D_M. Group Signatures

Date
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PLANNING

PERMISSION

EXPERTS
Reference | LAOD7/2023/3065/0
Location ME of 46 Slievenaboley Road, BT25 ZHW
Proposal I Farm Dwelling

Response to Refusal Reasons

The crux of the Departments argument is that they do not consider the proposed dwelling
to visually link with the existing group of buildings on the farm. The reasons for this as
outlined in the case officer reparts is essentially due to them measuring a distance of 90m
between the closest farm building and the proposed site.

We respectfully disagree with this for a number of reasons.

First of all, the Department consider the distance between the nearest farm building and
the application as S0m, howaver they have anly considerad the buildings in the red circle
and not the buildings in the northern part of the yard. It is our assertion that the nearest
building is only 31m from the site, Consequently, if the Department are focussing on a sole
measurement test to define clustering and visual linkage, then the site would cluster with
existing buildings on the farm, as its only 31m from the closest building on the farm.

Motwithstanding this, the test of visual linkage is not necessarily an exact measurement,
however it is a visual assessment of the site and its context. Paragraph 5.41 of CTY 10,
reinforces this, stating; “when viewed from surrounding vantage points, it reads as being
wisually interlinked with those buildings, with little appreciation of any physical separation
that may exist between them,”

(The images on the screen demonstrates this visual linkage with each other)

Therefore, it is our assertion that when viewing the site from these surrounding viewpoints
on Rathfriland Road and Slievenaboley Road, the site and buildings on the farm are visually
linked with one another and due to the proximity between the site and buildings and
topography of the land, there is little appreciation for any physical separation. This
therefore ensures compliance with Policy CTY10 Criteria (c) and Policy CTY13 Criteria [g]) of
PP521.

Motwithstanding the fact that we consider the proposed site is visually linked with existing
buildings on the farm, constructing a dwelling in either the farm yard or to the east and
south ks not possible. There is a live planning permission within the farm yard
(LAOT/2022/1570/0), therefore ruling out proposing a farm dwelling in the yard. Moreover,
the applicant cannot build ta the south or east of the yard due to the fall in topography and

A} Bryansfard Averue Marthern iraland T2 28 Shid a5

Hawmstle, Cranby Down BT3300G E: infoflnlanning-rapierts.com s g allintn
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PLANNING
PERMISSION
EXPERTS

amoaount of ancillary works which would be reguired to facilitate a development in these
locations, will lead to a greater visual impact.

As a result, it is thought that the proposed site north of the farm yard, approx. 31m from the
closest farm building and only 20m from the boundary of the farm yard proves to be the
mast suitable site in terms of visual integration, clustering/visual linkage as well as
buildability.

Ir terms of the refusal reasons relating to Polioy CTY 13 and 14, as this is anly an outlined
permission, details of siting, scale and design will be addressed at Reserved Matters stage.
Motwithstanding this, when viewed from the Slievenaboley Road, the site sits at a lower
level to the road, therefora the dwelling will not readily apparent in the landscape, When
the dwelling is visible, it will be read in the context of the existing built development,
including the buildings an the farm, therefore the site will not be unduly prominent.

Additionally, when travelling along Rathfriland Road, as mentioned, the site sites at a lower
level than the Slievenaboley Road, it will not therefore appear as a prominent feature in the
landscape. This is aided by the rising backdrop and the fact that the built development, such
as the dwelling and farm buildings are situated on mare elevated land, ensuring that any
praminent views of the proposed dwelling are minimised. This there complies with Criteria
{a) of Policy CTY13 and Policy CTY1.

Ir terms of criteria (b), [c) and [d) of Policy CTY13 and (e} of CTY14, The site contains
existing boundaries, and as mentioned above, the rising backdrop, accompanied with the
surraunding topograghy and built development ensures that the proposal satisfactorily
integrates into the surrounding landscape, Additional planting can be proposed/conditionad
to augment the existing boundary Features, which will further aid integration.

A} Bryansfard Averue Marthern iraland T2 28 Shid a5

Hawmstle, Cranby Down BT3300G E: infoflnlanning-rapierts.com s g allintn
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