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Newry. Mourne
and Down

District Council

April 17th, 2025

Notice Of Meeting

You are invited to attend the Planning Committee Meeting to be held on Wednesday, 30th
April 2025 at 10:00 am in Council Chamber, O' Hagan House, Monaghan Row, Newry

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

Councillor C Enright

Councillor K Feehan

Councillor C King

Councillor M Larkin

Councillor D McAteer

Councillor S Murphy

Councillor A Quinn

Councillor M Rice

Councillor J Tinnelly



1.0

2.0

3.0

4.0

5.0

Agenda

**CLOSING DATE FOR SUBMISSION OF SPEAKING
RIGHTS/WRITTEN SUBMISSIONS **

[1 Close of speaking rights.pdf Page 1

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, Feehan, Hanna, McAteer, D Murphy, S Murphy and Tinnelly attended a site visit
on 17 February 2025.

Minutes of Planning Committee held on 2 April 2025 and
Predetermination hearing of 9 April 2025

to follow

Addendum List - Planning applications with no
representations received or requests for speaking rights

Development Management - Planning Applications for determination (with previous site

visits)

6.0

LA07/2021/1479/F -Lands immediately opposite No.3 Newtown
Road, Bellek, Newry - Erection of petrol filling station with
ancillary retail element, car parking, rear storage and all
associated site and access works

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.

1 LAO07.2021.1479.F - Case Officer Report.pdf Page 2

Development Management - Planning Applications for determination




7.0

8.0

9.0

LA07/2023/2274/F - Lands at Abbey Way Multi-Storey Car Park
Mill Street & Lower Water Street, Newry - Proposed Civic Hub
building accommodating council room, meeting rooms,
council offices and associated ancillary accommodation.
Associated public realm works to part of existing surface car
park.

For Decision

APPROVAL

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

1 LAO07-2023-2274-F Original.pdf
1 LAO07-2023-2274-F Addendum.pdf
[ Pre Determination Report.pdf

1 LAO07-2023-2274-F Post PDH Report.pdf

LA07/2022/0951/F - 22 Belfast Road, Newry, BT34 1EB -
Demolition of existing dwelling and erection of 8no. semi-
detached dwellings and 2 apartments with associated site
works

For Decision

APPROVAL

On agenda as a result of the operating Protocol and Scheme of Delegation

1 LAO07.2022.0951.F - Case Officer Report.pdf

LA07/2022/1833/F - Former St Johns Parish Church, Main
Street, Hilltown, BT34 5UH - Restoration of church building
and interior reconfiguration to provide flexible community
space including cafe and office space. Alterations to external
perimeter wall to facilitate pedestrian access.

For Decision

APPROVAL

On agenda as a result of the operating Protocol and Scheme of Delegation

[1 LAO07.2022.1833.F - Case Officer Report.pdf

Page 18

Page 55

Page 80

Page 83

Page 90

Page 108



10.0

11.0

12.0

13.0

LA07/2022/1834/LBC - Former St Johns Parish Church, Main
Street, Hilltown, BT34 5UH - Restoration of church building
and interior reconfiguration to provide flexible community
space including cafe and office space. Alterations to external
perimeter wall to facilitate pedestrian access.

For Decision

CONSENT GRANTED

On agenda as a result of the operating Protocol and Scheme of Delegation

[ LAO07.2022.1834.LBC - Case Officer Report.pdf

LA07/2024/0537/F - Housing Development - Junction of
Chancellors Road/Watsons Road Newry and opposite Ashton
Heights and Dunbrae Housing developments

For Decision

APPROVAL

On agenda as a result of the operating Protocol and Scheme of Delegation

[1 LAO07.2024.0537.0 - Case Officer Report.pdf

LAO07/2024/0185/F - 30m north of 43 Ballycoshone Road,
Hilltown, Newry, BT34 5XE - Proposed conversion and reuse
of existing stone barn (incorporating new roof, reconstruction
of part external wall and new first floor structure and internal
layout) to create a new dwelling

For Decision

REFUSAL

On agenda as a result of the call in process

[1 LAO07.2024.0185.F - Case Officer Report.pdf

LAO07/2023/3277/F - 285m N of 40 Ballyhornan Road,
Downpatrick, Co. Down BT30 6RH - Farm dwelling & attached
carport

For Decision

REFUSAL

On agenda as a result of the call in process

Page 115

Page 120

Page 138



14.0

15.0

16.0

1 LAO07-2023-3277-F Case Officer report.pdf Page 151

1 LA07.2023.3277.F - Addendum Report.pdf Page 163

LA07/2024/0055/0 - 20m SE of 15 Drummond Road
Cullyhanna, Newry, BT35 OLN - Erection of a farm dwelling.
For Decision

REFUSAL

On agenda as a result of the call in process

[1 LAO07.2024.0055.0 - Case Officer Report.pdf Page 165

LA07/2023/2800/0 - Lands to the rear of 24 Downpatrick Road
Strangford Down BT30 7LZ - Detached dwelling and garage
For Decision

REFUSAL

On agenda as a result of the call in process

1 LA07.2023.2800.0 - Case Officer Report.pdf Page 173

LA07/2023/3476/0 - Lands between 12 and 20 (on private lane)
off Raleagh Road, Crossgar - Proposed infill for 2 dwellings,
garages and associated site works

For Decision

REFUSAL

On agenda as a result of the call in process

1 LAO07.2023.3476.0 - Case Officer Report.pdf Page 185

For Noting

17.0

LA07/2023/2275/DCA - Abbey Way Car Park, Abbey Way,
Newry - Proposed Demolition of existing split deck/multi-
storey car park and construction of Civic Hub building
accommodating council room, meeting rooms, council offices
and associated ancillary accommodation. Associated public
realm works to part of existing surface car park

For Information



Notice to approve Consent from DFI



1 LAO07 2023 2275 DCA - DCA Demolition Consent Application - Newry Civic Hub - Page 200
NOP.pdf

18.0 LA07/2023/2225/DCA - Town Hall, 1 Bank Parade, Newry, BT35
6HR - Proposed new four-storey theatre & conference centre
extension to the Town Hall. Construction of atrium connecting
theatre extension with town Hall. Demolition of the Sean
Hollywood Arts Centre and No. 2 Bank Parade. Alterations and
refurbishment of Town Hall. Public Realm proposals to portion
of Sugar island, portion of Needham bridge, portion of East
side of Newry canal, area around Bank Parade and Kildare
Street.

Notice to approve Consent from DFI

[1 notice of opinion.pdf Page 202

19.0 Historic Action Sheet
1 Planning Historic Tracking Sheet - 2025-04-02.pdf Page 204



Invitees

Clir Terry Andrews



Sinead Murphy
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an Idir, Mhirn agus an Dain

HEWI‘}F. Mourne and Down
Dristrick Colncil

AR freastx] ar an DAn
agus Ard Mhacha Theas
Serving Down

and South Armagh

SPEAKING RIGHTS/WRITTEN SUBMISSIONS
PLANNING COMMITTEE MEETING

WEDNESDAY 30" APRIL 2025

The closing dateftime for requests for speaking rights and accompanying
written submissions for Planning Applications listed on the agenda
for the above Planning Committee Meeting is as follows: -

Wednesday 23™ April 2025
by 5.00pm

Requests for speaking rights/written submissions should be emailed to: -

democratic.senices@nmandd.org

PLEASE NOTE THAT SUBMISSIONS SHOULD BE LIMITED TO TWO A4 PAGES
(AT LEAST FONT SIZE: 11 IF THE SUBMISSION 15 TYPED).

ANY ADDITIONAL INFORMATION BEYOND TWO PAGES MAY BE
DISREGARDED.

ANYOMNE WISHING TO MAKE USE OF A VISUAL PRESENTATION
(POWERPOINT PRESENTATION) MUST SUBMIT THE PRESENTATION
WITH THE REQUEST FOR SPEAKING RIGHTS.

“Please note that the protocol applicable to the audio-recording of
Planning Committee meetings has been amended following
recommendation and ratification by Council. The legal basis on which
audio-recording takes place no longer requires the consent of speakers
at Planning Committee. Accordingly, the consent of speakers will no
longer be requested. Audio-recording will continue to take place of all
Planning Committee meetings subject to the exemption in Schedule 6 of
the Local Government Act (NI) 2014",

WWW. NEWTYmournedown.org n ﬂ
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A Newry, Mourne

and Down
District Council

Application Reference: LAOTZ2021/11479F
Date Received: 06.038.2021

Proposal: Erection of Petrol Filling Station with ancillary retail element, car parking, rear
storage yard and all associaled site and access works on lands opposite 3 Newtown Road,
Belleek, Newry.

Location: Immediately opposite no. 3 Mewlown Road, Belleek, Newry.

Site Characteristics & Area Characteristics:

The site takes in a rectangular roadside portion of a larger parcel of land that has since been
re-configured from the previous excavation on site. The application form describes the current
use as a disused guarry and therefore likely has a NIL use. The topography is relatively flat at
the roadside with a significant rize in level to the SE. The site is located along the main
Mewtown Road just outside and adjacent to the designated Settlement Limit for Belleek on tha
approach from Mewtownhamilton,

Site History:

Application Mumber: PR200LI1475(F Deciswon:

Permission Granted  Decision Dae: 03 October 2001

Proposal: Mew 11KN O/H Electric Lines and alterations to existing efectric lines.

Application Number: PI2010/0243/F

Cecision: Permission Granted Cecision Date: 13 December 2010

Froposal: Constructon of a 300mm and 250mm diameter trunk main from Jerretspass WPS,
Jerrelspass o Belleek.

Consultations:

DF! Rivers — No objection

Cey Plan Section - Proposal would establish a precedent for development outside of the
existing sefttlement development limit, would impact on the integrity of the LLPA and
adversely affect the physical setting of Belleek,

DFl Roads — Following several amendments, no objection subject to compliance with
attached conditions.

Environmental Health — Mo objection subject to compliance with attached conditions.
MIEA — Mo objections, conditions recommended.

SES - Eiminated from further assessment because it could not have any conceivable
effact on a European site.

Ml Water — Mo objection, conditions attachad,
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Objections & Representations
15 Meighbours notified most recently on 06.06.20232 and the application was advertized on
21.06.2023 to reflect amandments. 9 objections and 2 representations of support recaived,

Areas of Objection
1. Environmental effects on wildlife, for a and fauna.

2. Hoad Safety

3. Impact on neighbourhood

4, Ground waler and ozone poluboen

5. Traffic noise pollution

6. Increased risk of health issues living next to petrol stations

7. Petrol statons should not be built within a minimum of 50m from homes,
BE. Rizk of fire and explosions.

8. Mo benefit to the community.

10. Contrary 1o the Area FPlan

11. Prominent in the landscape

12. Residents would find it difficult to walk up hill to use the facility

13. Increased traffic

14. Existing sernvices and fuel complex onby 4 miles away in Camlough

15, Will damage Tully's shop [ employment.

16. Risk to pedestrian safety.

Planning Policies & Material Considerations:
The Planning Act (Morthern Ireland) 2011
Regional Development Strategy

Banbridge Mewry and Mourne Area Plan 2015.
Strategic Planning Policy Statement for Morthem Ireland
Planning Policy Statement 21

Planning Policy Statement 37 DCAN 15,
Planning Policy Statement 2

Flanning Policy Statemeant 15

A Planning Strateqy for Rural Morthern Ireland
Parking Standards

Building on Tradition

Consideration and Assessment:

Proposal seeks full permission for the erection of a petrol filling station with ancillary retail
element, car parking, rear storage vard and all associated site and access works on lands
opposite 3 Newtown Road, Belieek, Newry. The net retail floorspace is approximately 350
sqm. Approximately 100 sqm is dedicated to storage, staff area, kitchen prep, office and othar
ancillary uses. This takes the cumulative floorspace total to approxmately 450 sam. The
proposed building is rectangular in shape, single storey with a hipped roof and has been sited
gahle ended ta the public road. The site which is rectangular in shape is located at the roadside
boundary with 2 access points, 4 tuel stations and 50 parking spaces.

The site is located just beyvond the Development Limit for Belleek (towards Newtownhamilton)
and within the open countryside. The site encroaches in & Local Landscape Policy Area
[LLP&) under designation BLO3.

Section 45 (1) of the Planning Act (Maorthern Ireland) 2011 requires regard to be had to the
Development Flan, so far as matenal to the application and to any other material
considerations. Secton & {4} states that the determination must be made in accordance with
the Plan unless material considerations indicale othemnvisea,
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The potential impact of this proposal on Special Protection Areas, Special Areas of
Conservation and Ramsar sites has been assessed in accordance with the reguiremeants of
Regulation 43 (1) of the Conservation (Natural Habitats, etc.) Reguiations (Northam Ireland)
1985 (as amended). The proposal would not be likely to have a significant effect on the
features of any European site as there is no viable pollution pathways for effects on any
European site.

Regional Policy Context

The RDE 2035 provides a framework for strong sustainable economic growth across the
region and recognises that a growing regional economy needs a co-ordinated approach tw the
provision of services, jobs and infrastructure. it provides Regional Guidance 1o ensure an
adequate supply of land to facilitate sustainable economic growth (RG1). This means
protecting zoned land and promoting economic development opportunities in the Hubs
[SFG1L).

In terms of the Hubs mentioned above, the Area Plan Strategic Plan Framewaork defines these
areas by stating 'Economic development and employment in the Plan Area is concentrated
within the main hubs of Banbridge and Mewry, However, the towns of Dromore, Kilkeel and
Warrenpaint/Burren alzo have a significant economic development / employment base.”

Whilst the RDS is not specific on petrol filling stations it remains a material consideration for
the application.

The Banbndoge Mewry and Mourne Area Plan 2015,

The objectives of the Plan place a high emphasis on providing for the needs of each settlement
in & sustainable manner, promating compact urban forms, facilitating appropriate development
within exizting urban areas, and supgorting and developing existing urban areas.

The Strategic Plan Framework is silent on this su generis use and also silent on the retail
element cutside the development limit and therefore decision making on these issues will be
deferred to the retained policies, explored further in this report.

The site is located outside the development limit of Belleek, as identified in the Banbridge,
Mewry and Mourne Area Plan 2015, The area plan continues to provide the statutory planning
framework for the area until a replacement statutory area is in place. It is in the open
countryside on a site not zoned for any speciic purpose. The EMNMAP designated the
Settlement Limit of Belleek 1o retain the compact form of the Settlement whilst allowing for a
limited amount of development. It is considered that the proposed development is contrary (o
Policy BLOL1 Of the Banbridge, Mewry and Mourne Area Plan 2015 in that it would result in
inapproprate development outside the statutory development limit for Bellesk and would result
in inappropriate urban sprawd. This issue is also considered against Policy CTY 15 of Planning
Policy Statement 21 [PPS 21) below.

The proposed site also marginally encroaches Local Landscape Policy Designation BL 03,
The application must be assessed against Policy CWN 3 of the Strategic Plan Framework.
Faolicy CWVWM 3 states that Within designated LLPAS, planning permission wall not be granted to
development proposals that would be liable to adversehy affect their infrinsic environmental
value and character, as =et out in Volumes 2 and 3 of the Plan. Where proposals are within
andfor adjoining a designated LLPA, a landscape buffer may be reguired to prolect the
ervironmental guality of the LLPA,
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The parn of the designation that applies to the application site is the ‘localised rock oulcrops
and hillz forming an attractive backdrop to the Settlement’ The proposed development that will
be sited on land in front of this attractive backdrop is considered to have an adverse visual
impact on the landscape feature and detract from the distinctiveness of its character. The
walue of the natural featwre providing an attractive back drop will be significantly reduced as a
result of the development. This position is further exacerbated by the open nature of the site
offaring critical views on the approach to, and on exiting the settlement of Belleek.

Az the proposal 15 outside the designated settlement imit of Bellesk [Plan designation BLO1)
and also considered o adversely affect the intrinsic environmental value and character of the
LLPA, the proposal is therefore contrary to the overall aims and objectives of the statutory
plan by wirtue of s locaton outside the designated setilement houndary of Belleek (Plan
designation BLO1) and Policy TV 3.

Any departure fram the prevailing Banbridge Newry and Mourne Area Plan must be done so
in accordance with Section & (4) of the Planning Act (Morthem Ireland) 2011 which states

“f4) Where, in making any determination under this Act, regard is fo be had o the local

develiopment plan, the determunation must be made In accordance with the plan unless
material considerations indicate othenvise,”

Sirategic Planning Policy Statement for Northem lreland

The Strategic Planning Policy Statement for NI Ireland {SPPS) is material to all decisions on
indmidual applications. The SPPS retains policies within existing planning policy documents
until such times as a Plan Strateqy for the whole of the Council Area has been adoptad. It sets
out transitional arrangements o be followed in the event of a conflict between the SPPS and
retained policy, Any conflict between the SPPS and any palicy retained under the transitional
arrangements must be resolved in favour of the prowvisions of the SPRPS. This will be
considered in detail below when other relevant policies are considerad.

In addition o the proposed petrol station, the application includes a sizeable retail element.
This aspect of the proposal must be assessed against the provisions of the SPPS.

The SPPS states that in the absence of a current and up-to-date LDP, councils should reguire
gpplicants to prepare an assessment of need which is proporionate to support their
application. The petrol station element is defined as a sui generis use under the Planning (Use
Classes) Order (Morthem Ireland) 2015, | do not consider it to be necessarily a main town
centre use particularly given the space requirements for its functionality and the absence of
the same in maost town centres. Howewer, the retail element of the proposal | consider 1o be
significant enough to wanant consideration against prevailing policy which is contained in the
SPPS. This pasition is in agreement with para 4.6 of the Supporting Retail and Meeds
Assessment.

The net retall Hoorspace s approximately 350 sgm. Approximately 100 sqm is dedicated (o
storage, staff area, kitchen prep, office and other ancillary uses. This takes the cumulative
floorspace total to approximately 450 sgm. The agent has confirmed the proposal includes a
significant deli counter and small suparmarket but states this is nol a road side service facility
but a petrol station, howewver the paragraph at 7.15 of the Supporting FEetail and Meeds
Statement does describe it as a roadside senvice facility.

mMac Fuels which is a petrol station outside Mewtowncloghage on the Forkhill Rd has a floar
area of approx. 217sgm. Hughes Filling Station Whitecross has a floor area of approx. 165sgm
and Mewry Road Filling Station (between Creggan and Crossmaglen) has a floor area of

4
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BZsgm. This small snapshot of petrol stations in the district points to much lower floor area
which adds weight, in my opinion that the SPPS should be given matenal consideration
regarding the retail floor space of the proposal.

The SPPS seeks to secure a town centre first approach for the location of future retailing and
other main town centre uses. In terms of the food retail element of the proposal | consider this
to fall within a main twn centre use. The SPPS offers a seqguential test for main town cenire
uses to be considered in order of preference. The proposal before the Planning Authority, due

to the location outside the development limit of Belleek does nol meet any of the saguential
tests.

Paragraph 6.279 of the SPPS makes relerence to retalling in the countryside which is
applicable to this application due to the location in the countryside.

The SPPS siates at paragraph 6,279 ‘Refailing will be directed o town centres, and the
development of inappropriate retail facilities in the countrside must be resisied. However, as
a general excephion to the owverall policy approach some retall faciliies which may be
considered appropriate outside of seftlement imits include farm shops, craft shops and shops
sening tounst or recreafional faciities’

My interpretation of the above paragraph is that retailing (such as the foad element of the
proposal) should be directed to town centres and failing that, follow the sequential tests.
However, there is an exception to this which include farm shops, craft shops and shops serving
tourist and recreational faciliies. While this list is not exhaustive the thrust of the policy is that
it considers that only smali-scale facilites that cater for a rural base enterprize are considered
acceptable. | do not consider the small suparmarket and significant deli counter to fall within
these exceptions category. The policy goes on to note that where an application meets the
exception category, retail faciliies should be required to be located within existing buildings.
This is not the case for this application in that the proposal is for a new build,

The SPFS goes on to state at paragraph 6.279 AN policies and proposals must ensure there
will e no unacceptalle adverse impact on the vitality and viability of an existing centre within
the catchment and meet the requirements of policy elsewhere in the SPPS.’

The agent has described the current shop'post office in Belleek as a very small shop and an
accompanying post office that do not adequately meet the needs of the community in terms
of scale, or the range of goods available for consumers, Reference has also been made o the
willage being included in re-development plans. Howewver, al the time of writing this application
has not been decided and in fact an objection remains due to the potential impact this proposal
will have on the village shop. It has also noted that the village shop has since closed.

Whilst it iz noted the existing shop iz currently closed there remains an established retail use
for the small settlement and therefore the extensive range of retail floor space proposed which
will also include car fuel and the significant deli counter is likely to impact any future potential
retail at the site of the former shop and within the wider settiemant. On this basis, it is difficult
to see how the proposal betore the Planning Authonty would not significantly impact the
existing vitality and viability of the small settlement of Belleek.

I note in the agent's submission, fig 12 represants a significant overlap in catchments between
Belleek and Whitecross. Whilst the agent has stated in real terms, the development is unlikely
to affect Whitecross due 1o likely routes people take, alternatively it does not account for the
roule people might then chose to take in order 1o ulilise the facility, |1 appears reasonalde that
the short drive from Whitecrass (o Belleek 1o get fuel and retail tems 15 a likely scenario given
the existing commercial offering of fuel and retail which amounts o a Peftrol Silling Station with
two pumps and a very modest refail floor area.
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In conclusion of the above | find no policy provision within the SPPS to justify the siting of &
retail facility outside the settlemant limit in the open countryside, Whilst much has been made
of the current arrangements in Belleek betweean lack of provision and siting availability which
may have standing, however | concur with the comments from the Development Plan section
in that the correct vehicle o address this is through the Development Plan process by way of
representation and not the Development Management process — where a precedent can be
get. This is evident in many of the small settlements across the district where there may not
be the capacity within the development to absorb a petral filling station and retail facilities,

Appraisal of Retail Information for Planning Application LAOT/20217147%F Erection of Petrol
Filling Station and Shop, Belleek, Newry by Braniff Associates has been considered in full and
uploaded to be read in conjunction with this report. The agent's response to this report has
alzo been uploaded for complation.

Cwverview of Braniff Associates appraisal of the application.

Catchment

« Catchments in rural areas for such developmaeants typically extend furthar to 10 minutas’
drive and even beyond.

# [emarcaton of a larger catchment area would mclude other retall centres such as
Camlough and Newtownhamilton. 1t would enable a more comprehansive assessment
of retail need, as well s the consideration of retail impact on the convenience sactors
In neighbaunng settlements.

Cafchment Popuwiation

¢ The ¥Callaghan information incomrectly states that there i a population of 3,300
PErsons

« Anakysis of MISEA figures for Camiough Ward, within which Belleeks is located, would
tend o corroborate the 1,100 catchment population figure estimated by Turley.

Exisnng Floorspace

« Mo other convenience shops exisi within the applicant's catchment; however, they are
available nearby in other settlements. They include the following: = NiSA Extra filling
station, Camlough = Gregorys Costcutters, Camlough +« Hughes Costcutters,
Whitecross = Mace store, Newtownhamilton « Park Butchers, Mewtownhamilton =
Mountview famm meats, Newtownhamilton

Expendifure

# The retailler's survey of available spend for convenience goods in the area estimates
a figure of £107,000 per waek, Whan this weekly spend s comearted to a yvearly spend
figure by multiplying it by 52, then an annual per capita expenditure figure can be
arrved at This then enables the benchmarking of the applicant’s figure with those from
documented sourceas.,

» Reference to Table 2 indicates that, based on the applicant's figure, the average spend
per capita on convenience qoods amounts 1o £4,955 person. This is an exceptionally
high level of spend and is mare than twice the UK average (£2,309 per person) cited
by Experign, which is an authoritative source on retail expenditure.
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Table 2
Spend Per Week Spend Per Year | Population 2025 | Spend per Capita
Applicant £107,000 £5,564,000 1,123 £4,955
Experian £49,865.52 £2,593,007 1,123 £2,309
Chrline Shopping

The applicant makes no reference (o the impact of onling shopping on expenditure
levels, The latest Experian Briefing Mote 2 indicates that the proportion of anline spend
on comvenience goods when adjusted to take into account deliveries from stores) will
be 56% in 2025 This proporbon of anling spend needs o be sublractad from the
expenditure figures outlined in the preceding Tahble 1.

Turnowver

.

The applicant equally doss not provide any turnover figures for the proposal or for
existing shops nearby. However, the turnover of the proposal can be estimated based
on the approximate company average turnover per sgm for Spar stores documented
by Mintel in its Retail Ranking publication. Table 2 indicates that it could amount to an
annual turnover of £2.6m, based an a company average of £7,601 per net sgm.

Table 2

Retail sales space | Turnover per sgm | Turnover of proposal

Experian 346.2 £7,601.00 £2,631,466

Thiz estimated turmover of £2.6m is equivalent in scake to all the convenience goods
expenditure available in the catchment (£2.5m), based on the Experian UK average
per capita expenditure figure outlined in Table 1. Inother words, in order ta sustain the
turnover of the store, all expendiure within the applicant's catchment would be
required. This is most unlikely to happen as people in this area would spand an
appreciable proportion of their convenience goads expenditure on weekly shopping
trips to the large foodstores in Mewry and elsewhere.

Retail Impact Estimation

The applicant did not attempt to estimate retail impact on Tullys Nearhy Store (though
apparently it has now closed) nor the other convenience stores nearby in Camlough,
Mewtownhamilton and Whitecross, all of which are within 10 minutes’ dnve from
Belleeks. The aestimation of retail impact is largely based on professional judgement
while taking into account the like-on-like impact principle. The established convention
is that ather shops of similar size and format salling convenience goods will mainly be
susceptible to retail impact, particularly those convenience outlets located nearest the
proposal.
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Cumuilatve Retail impact

« Planning permission is still pending for the redevelopment of Riverside Filling Station
in Camiough (Ref: LADTIZ023/2195/F). It will provide 302 net sgm of convenience
sales space.

Retail Nead

« While the Banbridge, Newry and Mourne Area Plan 2015 is more recent than many
other Departmeantal Development Plans in Narthem Ireland it is stll not a current and
up-to-date Local Development Plan [LDP) prepared by the Council. Accordingly, &
proporfionale assessment of guantitative and gqualitative need is required for the
application, With the apparant closure of Tully's Nearby Stora in Belleek the applicant
i= likely to cite its absence as underpinning a guantitative case for the proposed filling
station shop. However, a gquaniitative needs assassment has to be undertaken on the
basis of verfiable expenditure figures and this has not been carned out for this
application.

Concliision

» There is a lack of data submitted by the applicant in relation to expenditure, turnover
and existing fioorspace by which to substantiate the quantitative need for the proposal
and o estimate the retail impact of its development.

« The applicant's adoption of a § minutes' drive time catchment for this rural location is
considered too small. A 10 minutes’ drive time catchment would betier caplure trade
patierns on the ground by encompassing shops in Camlough, Newtownhamilton and
Whitecross, Their inclusion would thereby allow for a proper evaluation of the
guantitative and gualitative nead for it and enable consideration of its retail impact on
the trade of similar shops in the surrounding area.

= The expenditure data that the applicant has submitted cannot be corrohorated as it is
not sourced from an authoritative body on retail statistics, such as from Experian.
Genuine guestions can therefore be asked of its veracity.

«  When account is taken of Experian’s expenditure per head figures for convenience
retailing, as opposed to those of the applicant. all available axpenditure within the
applicant's catchment would be required to sustain the wrnover requirements of this
new filling station store. The prospect of this happening is unrealistic given that a
considerable propodion of convenience goods expenditure within the catchment will
typically be allotted o weekly shopping trips 1o the large foodstores in Mewry and
elsewhere.

«  MNotwithstanding the above, with the apparent closure of Tullys Mearby stora in (he
heart of Belleaks, it would appear that there is now a need for an element of local
convenience goods shopping to provide for the daily shopping needs of the settlement
and its hinterland,

» Owerall, based on the above, it has not been demonsirated from an evidential
perspective thal there is a quantitative need for a store of this size in Belleeks, By
implication, therefore, it cannot be concluded that the proposal will not have an adverse
impact on existing retailers in surrounding centres = though it must be acknowledged
that retailers in Camilough, etc. have not objected to the application
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Dverview of tha Agent's Responsa to Braniff Assoclatas Repaort

¢ Branlff Aszociates provided an asseszment (hereinafler referred to as “The
Assessment”) of the applicant’s supporting retail submissions, dated 30th October
2024, O'Callaghan Planning would point out that The Assessment” does not argue that
planning permission should be withheld or that the application is contrary to the SPPS.

= The Assessment comments upon the proposal in the context of & “filling station shog".
First and foremost, the proposal involves a "petrol filling station”. The convenience
store 5 ancillary to the main use of the premises: the retail sale of feel for motor
vehicles,

« The applicant relies upan a S-minute “drive tima" for the purposes of defining the
proposal's catchment. The Assessment acknowledges this is "probably reflective of
the primary, localised catchment for the proposal”, yet it notes that catchments in rural
areas “lypically” extand further, to tan minutes and beyond. The Assessmant’s use of
the word "typical® is significant; while this site lies outwith the settlement limit, it is
situated immediately adjacent to € It is distinguishable from a site in the open
countryside, far removed from a seffiement. This site has been chosen bacause of its
location immediately adjacent to the settlement mit, with no available sites in the
settlement. In that respect, it is different from the “typical rural” shop, hence a 10-
minute drive time would nat define this catchment.

¢ While The Assessment infers that additional information, further particulars or
clarfication could be reguired, this is dependent upon whether or not one accepts the
applicant's definition of catchment is correct (and The Assessment suggests the
gpplicant's definition is in fact "probably” correct}. Furthermore, a number of salient
points appear not to have been factored into The Assessment.

e Where The Assessment refers to a "ypical” 10 minute drive time, it does not state
whether this would apply 1o a convenience shop or a petrol filling station, as is the case
here. The applicant contends that the 5 minute drive time is appropriate in this
instance, and The Assessment concedes this is "probably” the appropriate course of
action. If it is "probably” correct, it Is unnecessary (o extend tha drive time assessmeant
out [ 10 minutes.

« The Assessment does not distinguish between proposals that are actually rural and
those that are only “technically in the countryside” (it is conceded in The Assessment
that this site is only “technically” in the countryside].

»  The Assessment nodes that no floorspace information was proveded in relation to other
shops selling convenience goods in the general area. The Assessment notes that the
nearby Tully's store "would appear o have closed”. In an email to the Council dating
back to July 2024, it was confirmed that the nearby Tully's shop had in fact closed, It
i= therefore unnecessary to provide any floorspace breakdown on that premises,
nobwithstanding that it does not directly compare with the proposal {since it did not sell
fuel for motor vehicles).

» The Assassmant acknowledges thal there are no other shops in the applicant's
catchmant (which it has already concluded is "probably” appropriate). As there are no
other shops in the actual catchment, the assessment of retail impact is a straight
forward matter of planning judgement.

#  The Assessment points out that there are ather shops withen the t2n minute drve ime
band. However, as the applicant’s 5 minute drive time band ie "probably” correct (as

q
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acknowledged in The Assessment) the assessment of retail impact need not extend
into the settlements of Camlough, Bessbrook, Whitecross or Mewtowmhamilton.

« The Assessment challenges the applicant's "available spend” data. The applicant's
“available spend” was actually “potential spend”, calculated by The Spar group. This
data is specific to M, unlike the "UK average” data collated by Exparian and relied
upon in The Assessment. I is therefore a matter for the decision-maker as o which
source should be ralied upon.

# The Assessment indicates that the applcant makes no allowance for the impact of
online shopping on expanditure levels, The proposal s a petral filling station. 1S shop
iz ancillary. Online sales would have little appreciable impact upon this type of facility
but even in a slandalona convenience store a 5% impact (as anlicipated in The
Assagssment) would not be significant nor would it undermine the veracity of the
applicant's dafa.

= The Assessment indicates that the applicant does not provide any details of turnover
for existing shops nearby, despite acknowledging that the nearby Tully's shop
‘appeared” 10 have closad (it actually has) so thera is in fact no nearby shop to provide
turnover detalls for,

» The Assessment does not confirm whether its Experian figures, on turnover per m2,
relatas to petrol filling stations or convenience retailing in general

# The Assessmend makes no comment upon the fact that the applicant has offered to
discontinue the retail sale of fuel from his site opposite. In an email dated L1th July
2024 this practice specifically asked the Council to notify its retail consultant of the
applicant's offer fo discontinue Irading fusl from his site (opposite). ILis unclear whethar
that information was forwarded to the consultant but in any case The Assessment is
silent in relation to the applicant's offer to discontinue retailing fuel from his site
opposite, Further, the applicant is concemed that the Council has not progressed his
application for a Cerificate of Lawfulness in the interim hence we have requested an
update on that applicaton.

= Although the nearby Tullv's shop has closed, in the aforementioned email o the
Council, dated 11th July 2024 (nofifying the Council that the Tully's shop had closed)
the applicant specifically asked the Council to advise its retail consultant that there was
no prospect of planning permission for any “intensified” use of the Tully's shop, due to
roads safety concerns, It is unclear whether that information was forwarded 1o the
consultant but in any case The Assessment is silent in relation to the lack of potental
to upgrade or redevelop the Tully's site and indeed the lack of alternative site within
the settlement,

A Planning Strategy for Bural Morthern Ireland (Rural Sirategy)

| accept the agent's asserton that the proposal does not represent a Roadside Service Facility
howewer | note the policy (1C 15), which refers to applications for Roadside Service Facilities,
alsn makes reference to Petrol Filling Stations which | contend is relavant to the application.

The policy notes that in normal circumstances, proposals for petral filing stations, and
roadside service facilies are unlikely 1o be acceptable in Greenbelis, AONBs and CPAs. | am
mindful of the date this policy was written (circa 1993) when Greenbelts and CPA policy was

14
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prevailing in the Rural Strategy. In today's Area Plan there are no Greenbelts ar CPAS as the
policy provisions of PPS 21 takes precedence over Greenbelts and Countryside Policy Areas
[apart from noted exceptions). This site was praviously part of the Greanbelt designation and
therefore | do not share the view that because this site is not curently located within any of
the above designations it follows that the development may be acceptable in the rural area.

Policy IC 15 goes on to say that on routes not forming part of the trunk roads nemwork thers
will normally be no necessity o locate petrol filling stations or roadside senices in the cpen
countryside. Such facilities will normally be directed to existing settlernents unless local
circumstances indicate that such a policy would lead to undue hardship for the residants.

The site 15 not located along a Trunk Road and is within & € min drive time to Hughes' complesx
in Camlough. A Petrol Station is also located within an 8 min drive to Mewtownhamilton and a
B min drive to Whitecross. Policy sub text states that where a route is already adeguately
sarved by existing patral filling stations the creation of entirely new service centres will not
normally be acceptable and given the number of existing petrol filling staticns in the locality, it
is my opinion that Belleek is already adequately served. The agent has alsc referred w0 the
applicant operating an estahlished fuel retail business opposite and immediately west from
the proposed site. Confirmation of the legitimacy of this would have o be tested against a
CLEUD application (which is currently under consideration by the Council)

In terms of demonstrating undue hardship, as contained within Policy 1C 15, “Such faciitles
will normally be directed to existing setilerments uniess local circumstances indicate that such
a policy would lead lo undue hardship for the residents” the agent has noted that site selection
i due 1o no other sites heing available within the village to accommadate the proposal and
that the best has besn chosen, closest to the village.

Regardless of the availability in the wvillage, this consideration suggests that a petrol filling
station must be facilitated somewhere in the village or close to the village. | find no policy
support for this position particularly given the village is within a 6 min drive to Hughes' complex
in Cambough. Whilst much has been made of the benefits of the development, | am not
persuaded thal the evidence produced demonsirates how the withhalding of permission would
result in undue hardship for the residents of Belleel.

Taking into consideration the above | conclude the proposal is contrary 1o policy 1C 15 of the
Rural Strategy.

Planning Palicy Statement 21 (PPS 21)- Sustainable Development in the Countryside

Policy CTY 1 provides for a range of types of development which in principle are considered
to be acceptable in the countryside and that will contribute 1o the aims of sustainable
development. The policy makes provision for development in the countryside where it maets
one of the listed types of development within the policy headnote or wherne there are overriding
reasons why that development is essential and could not be located in a settlement, or is
othenwise allocated for development in a development plan.

The proposed development does not fall within the range of types of development which are
cansidered acceptable and fisted within the policy,

In terms of the identification of "ovemriding reasons why the development is essential and could
not be located in a settlement”, the agent has noted the development is essential as there is
no established petrol filling staton in the village, to provide additional employment for the
settlement and to provide an important service for those living in and passing through the
village including those living in the surrounding countryside.

11
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The agent has also included an appraisal of available land in Belleeks to demonstrate there is
no availability within the settlement to accommodate the proposal.

Considering the essential test, | note many small settlements across the district do not have
an established petrol filling station such as Altnamacken / Cortamlet, Ballymoyer, Cregoan,
Dorsey, Lislea, Mullaghglass, Tullyherron and Silverbridge and 1 find no support within palicy
or guidance that this is a required facility for small settlemants.

| therefors conclude thatl this not an essental facibly that each wilage or small settlement must
hawve and given it is not considered essential, the availability of sites in Belleek is not engaged.

Whilst the generation of jobs for the area s encouraged the scale is hkely to be [ow and unlikely
to significantly boost the local economy. | understand the benefits of providing an important
sarvice to the village, however | am not persuaded this is essental. | therefore conclude that
it has not been demonstrated that overriding reasons exist as 1o why this developmeant is
ezsential and could not be located in a settlement.

Hawving found no support in the above policy under CTY 1 for the development and no
overriding reasaons why the development is essential the proposal is considered contrary to
policy CTY 1 of PPS 21.

| consider the pmposal o be prominent in the [andscape due to its size, commercial nafure,
and open roadside location. The site itself lacks long established boundanes and relies
primarily on new landscaping for integration therefore contrary to part (a) (b) and (c) of palicy
CTY 13.

The design materials and vertical emphasis on the windows are acceptable for the rural area,
however the design features of the building are not in keeping with the rural character of the
area, The height of the proposed building measures approximately 8, 7m with & length of 20m
The large, hipped roof is not considered a traditional design feature of the surrounding rural
area, and this is further exacerbated by the lack of integration at the site. The associated
anciliary works including two accesses, a large expanse of hardstanding and canopy are
cumulatively not considersd to integrate with their suroundings rendering the proposal
contrary to part (d) and (e] of policy CTY 13. The proposal is also contrary to the principles
establishad in the supplementary guidance contained within Building on Tradition in terms of
siting, integration and design.

| have identified in the previous paragraph that due to the size, commercial nature and rural
location the proposal is considered prominent in the landscape, When the proposed site is
considered along side the dwelling and adjacent buildings cpposite at Mo, 3 Newtown Road,
the development would result in a suburban siyle build up of development with existing
buildings. This is particularly sensitive given the location adjacent to the Settlement Limit
where there should be a distinction between the settlement imit and the open countryside,
The proposal is consequently considered contrary to parts {(a) and (b) of policy CTY 14.

When the proposed site s considerad with the shed and dwelling immediately SW of the site
the proposed development would create a ribbon of development. The justification and
amplification of policy CTY & at paragraph 5.33 states, ‘buildings sited back. staggered or at
angles and with gaps between them can still reprasent ribbon development, iIf they have a
common frontage or they are visually linked.' In this case the forementioned buildings share a
commaon frontage with the proposed development and qualify to be considered with regard o
ribhon development, This renders the application contrary 1o policy CTY 8 and part (d) of policy
CTY 14.

12
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The assaciated ancillary works including two accesses, a large expanse of hardstanding and
cancpy are cumulatvely considered to have an adverse impact on the surrounding area and
damage rural character, For this reason, the proposal is contrary to part (e) of policy CTTY 14,

Policy CTY 15 states that ‘Planning permission will be refused for the development that mars
the distinction between a settlement and the surrounding countryside or that otherwise results
in urban sprawi. In tha application before the Council the red line of the application site is
approximately 15m from the boundary that defines the Saettlernent limit for Belleek. A band of
mature freas are located along this boundary, One of the purposes of the Settlement Limit is
to take account of the role of the settlement whilst protecting it natural setting. Under
designation BL 01 of the &rea Plan it is clear the Settlement Limit as designated was intended
to protect & number of areas of significant landscape value. This invanably includes the
localised rock outcrops and hills forming an atiractive backdrop to the setlement as
designated under the LLPA designation BL 03 and considered above.

The development of the site would involve the creation of development siretching along the
southern side of the A25 that would result in the perception of an urban extension and ribbon
development into the rural area thereby undermining the compact form of the settlement and
the Settlement Development Limit.

If parmitted the development will read as extension of the development of Belleek when
traveling to and from the site and therefore mar the distinction of the Settlement Limit of Belleek
and result in urban sprawl. The proposal is contrary to policy CTY 15 for these reasons.

The applicant proposes 0 dispose of foul waste using the mains nebwork. NI Water has,
through consultation, confirmed there is capacity at the WWTW and that an extension is
reguired. NI Water has recommended approval subject to a negative condition which could be
added to any approval notice. | consider this to be sufficient and satisfies the relevant
provisions of policy CTY 16.

Planning Policy Statement 2

A Biodiversity Checklist was received from the agent and sent to MIEA for consultation. NIES
has responded deferring further consultation andfor decision making to the Planning Case
Officer. Having visited the site and noting the significant ground works that have been recently
completed there were no obvious indicators to protected habitats or species that would be
aoversely impacted by the proposal. The boundary with the public road consists partial post
and wire fencing and sparse low-level hedging that is intwined with weeds. This appears (o
hold no ecological value, Mew Hawithorne hedging is proposad along the front of the site and
cumulatively given the above, | am content the proposal iz in gensral compliance with PPS 2.

Planning Policy Statement 3/ DCAN 15

Following extensne consultaton and the provision of Private Streets Determination drawings,
OFI Roads has confirmed it has no objection o the proposal subject o compliance with the
attached conditions. The site development will include two accesses for =afe ingress and
egress, & new toot link and puffin crossing for pedestrians. The proposal has besn considered
against all relevant policy provisions of PPS 3 and DCAN 15 and is subsequenthy considered
to be in general compliance.

With regard 1o the Parking Standards, the proposal has shown 50 spaces within the site layout.
Ewven applying the highest standard of parking to the site (1 space per 14sgm) equates o 32
spaces leaving the proposed provision over and above. Ample raom remainsg for a petrol
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tanker and waiting space at the petrol pumps. | conclude there is enough parking provision (o
sarvice the development.

Planning Policy Statement 15 — Planning and Flood Risk

With regard to PPS 15, policies FLD 1, FLD 2, FLD 4 and FLD 5 are not applicable to the
application. Following the submission of confirmation of Schedule 6 Consent and a Drainage
Azsessment, DFI Rivers has confirmed the propozal to be in compliance with PPS 15. | concur
with this position,

A Preliminary Risk Assessment (PRA) has been submitted by O Sullivan Macfarlane Ltd
(OSM) in support of this applicaton, OSM identified no significant sources of contamination
and no potential pollutant linkages. O5M deem the proposed development is of low risk to the
water enwironment, =0 no further investigation was recommended. The Regulation Unit (RL)

Land & Groundwaler Team have no objections (o the development subject to compliance with
attached conditions.

Residential amenity has been considered during the processing of the application and
Environmental Health has been consulted specficalhy on this issue. Conditions have been
reguested by EH to regulate eguipment, opening hours, lighting, and delivery times o
safequard rasidential amenity. Conditions have also been recommended regarding land
cantamination and poflution prevention cantrol. These conditions would be added to any
potential decision notice which | consider to safeguard the residential amenity of neighbouring
residents.

BEesponse to Objections.

Areas of Objection

1 A Biodiversity Checklist has been submitted and MIEA has been consulted. | have also
wisited the site and noted the significant ground waorks. Coumulatively it has not been
considered that the proposal will represent a significart adverse affect on flora or fauna and
the environment in general.

2. DFl Roads has been consulled with regards to Roads Safety and following amended
plans, hawve no objection, subject to compliance with the attached conditions.

3. YWhilst this 15 & broad term, | have recommended refusal based on the acverse impact
on the seitlement of Belleek

4, A Preliminary Risk Assessment has been carried out and MIEA and EH has no
ohjections. Megative conditions can be added to ensure proper regulation of unknown nsks if
the accur.

5. Opening hours would be restricted as per EH consultation response which helps
ensure there will be no unreasonable nxse poliution from traffic on neghbouring properes.,
B. There are no policy criteria to prohibit petrol stations near residential properties and

this arrangement is commonplace in many towns and villages across Ml where poetrol stations
are located within or close to high residental arsas.

7 There is no planning policy to reflect this stipulation.

E. Other legislation, standards and guide lines may be used to measure fire rizk and
explosion and the applicant will be expected ta follow all necessary stipulations, However, for
this application there is no policy to measure those risks against. Some of these risks may be
considered by Buikding Control.

g, The impact on the community has been considered above,

10, | would agree the application is contrary o the Area Plan insofar it is ouwlside the
development limit and offends policy CTY 15 of PPS 21 and contrary 1o policy TN 3.
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11. | agree the proposal is prominent in the landscape, This has been dealt with above in
this report.

1z, This in and of itself would not be sufficient grounds to withhold permission.

13.  Whilst there is likely to be increased traffic, DFI Roads has no objection to the proposal.
14.  Reference has been made to this in the body of the report abave.

15.  Reference has been made to this in the body of the report above.

16. Thera i= no evidence to suggest padestrian safety is prejudiced with the proposal.

Recommendation:
Refusal, proposal contrary to the Area Plan, PP521, SPPS and PSRNI.

Reasons:

1 The propased development s contrary (o the Strategic Flanning Palicy Statement for
Morthern Ireland (SPPS) and Policy CTY 1 of Planning Policy Statement 21, Sustainable
Cevelopment in the Countryside in that there are no overiding reasons why the development
must he located in this countryside location and not within a settlemeant,

2. The proposed development is contrary o the Strategic Planning Policy Statement for
Morthern Ireland (SPPS) and Policy BLO1 Of the Banbridge, Newry and Mourne Area Plan
2015, the statutory plan for the area, in that it would result in inappropnate development
outside the statutory development himit for Belleek and would result in inappropriate urban
sprawd.

3 The proposed development 15 contrary (0 the Strategic Planming Policy Statement for
Morthern Ireland (5PPS) and Policy CTY 15 of Planning Policy Statement 21, Sustainable
Cevelopment in the Countryside parts in that the proposal would, if permitted, mar the
distinction between the Settlement of Belleek and the surrounding countryside and result in
urban sprawi.

4, The proposed developmant is contrary o the Strategic Planning Policy Statement for
Morthern Ireland {SPPS) and Policy CWM 2 of the Strategic Plan Framework in the Banbridge
Mewry and Mourne Area Plan 2015 as the proposal would, if permitted, be liable to adversely
affect the intrinsic emvironmental value and character of LLPA designation BL 03,

5. The proposed development is contrary o the Strategic Planning Policy Statement for
Morthern Ireland (SPPS) and Policy CTY 13 of Planning Policy Statement 21, Sustainable
Developmeant in the Countryside parts (), (b). (), {d) and (&) in that;

(a) it is a prominent feature in the landscape,

(b) the site lacks long established natural boundaries and is unable to provide a suitable
degree of enclosure for the building and associated infrastructure to integrate,

inta the landscape; or

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

(d) ancillary works do not integrate with their surroundings;

(e] the design of the building is inappropriate for the site and its locality;

f. The proposed development is contrary [0 the Strategic Planning Policy Statement for
Morthern lreland (SPPS) and Policy CTY 14 of Planning Policy Statement 21, Sustainable
Development in the Countryside parts (&), (b) and (d) in that;

(&) it is unduly prominent in the landscape;
(b it results in a suburban style build-up of development when viewsed with existing buildings;
(d) it creates a ribbon of development.
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T The proposed development is contrary o the Strategic Planning Policy Statement for
Morthern Ireland (SPP3) and Policy CTY B of Planning Policy Staterment 21, Sustainable
Development in the Countryside parts in that the proposal would, if permitted create a ribbon
of development atong Mewtown Road.

B. The proposed development is contrary to paragraph 6.279 of the Strategic Planning
Policy Statement for Morthern Iretand (SPPS) and that the proposal does not meet the
exceptional retail facilities which may be acceptable in the countryside, and it is considered
the proposal will adversely affact the vitality and viability of Belleek.

g, The proposed development 15 contrary 1o paragraph 6.273 and 6 281 of the Strategic
Planning Policy Statement for Morthern Ireland (SPPS) and that the retail element of the
proposal does not meet the sequential siting reqguirements.

10. The proposed development is contrary to policy 1T 15 of A Planning Strategy for Rural
Morthern Ireland in that the proposed development is not sited on the trunk roads network,

and it has nat been demonstrated that undue hardship on the local residents of Belleek would
result if permission was withheld

Case Officer. Ashley Donaldson 14.04.25

Authorised Officer: Maria Fiizpatrick 14.04.2025
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Combhairle Ceantair

an Idir, Mhurn
agus an Duin

A Newry, Mourne
and Down

District Council

Application Reference: LAQOY/2023/2274/F
Date Received: March 2023

Proposal: Full planning permission is sought for a proposed new
Civic Hub building accommedating council room, meeting
rooms, councll offices and associated ancillary
accommaodation. Associated public realm works to part of

existing surface car park
Location: Lands at Abbey Way car park, Abbey Way, Newry.
1.0, Site Characteristics & Area Characteristics:

1.1.  The application lands, outlined in red, comprise the grounds of the existing
Abbey Way car park, which can be accessed from Abbey Way and Mill
Streel. This car park includes surface level parking and also a small,
part 2 level, imulti-storey) element of parking. This car park and the extent
of the application site extends from Abbey Way to adjoin a number of
properties along several streets including Mill St, Hill 5&, John Mitchel Place,
St Colman’s Park, whereby the lands generally fall from Abbey Way lowards
the shopping area of Hill 51, (See Appendix A, Extent of Application
Boundary).

1.2. This site is located in an area of high-density mixed uses with a variety of
Building types.
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1.3. The entire site is located within the boundary of Newry Town Centra as
designated within the Banbridge / Newry and Mourne Area Plan 2015, (Newry
was formally designated a City in 2002; the provisions of the adopted Area
Flan still apply). The site is cufside the boundary of the Primary Retail
Core and Frontage. It is within the boundary of the Conservation Area and is
also within an Area of Archaeological Potential. Other designations including
the Protected Route (Abbey Way) and its proximity to listed buildings, Mewry
River and a Local Landscape Policy Area, (LLPA) is also noted, (See
Appendix B, Extract from Plan Map),

2.0. Site History:

2.1. A history search has been undertaken for the site and surroundings. The most
recent and relevant history includes:

= LAOT/2023/2275/DCA- Abbey Way car park, Abbey Way, Newry,
Proposed Civie Hub bullding accommodating council room, meeting
rooms, councll offices and associated ancillary accommaodation.
Associated public realm works to part of existing surface car park.
Conservation Area Consent application- Pending-
Legisiation requires that this application is dealf with by DFI. This DCA
application remains on hold pending the outcome of this Full
application. DFI will issue a Motice of Qpinion, affer this Full appiication
has progressed through Planning Caommittes.

= LAO7/2019M 722(PAD- Abbey Way car park, Abbey Way, Newry.
Civic Hub building accommeodating council room, meetings rooms,
council offices and associated anclllary accommodation. Associated
public realm works to part of existing surface car park

= LAOT/2019M1736/PAN- Abbey Way car park, Abbey Way, Newry
Proposed Civic Hub building accommodating council room, meeting
rooms, council offices and associated ancillary accommodation.
Associaled public realm works to part of exisling surface car park

= LAO7/2024/0301/F- Cecil 5t, Newry. The site is be developed as a
carpark for 49 no. carpark spaces, Full, Pending.

« LAOTI2024/0602/F- Lands 100m south of Flat 6. Block G Lindsay Walk
and BOm east of 10A Lower Water Stresl. The site is o be developed
as a carpark for 301 no. carpark spaces, Full, Pending

3.0. Planning Policies & Material Considerations:
3.1. The relevant planning policy context is provided by:

« Banbridge / Newry and Mourne Area Plan 2015
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4.1.

4.2.
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SPP3 - Strategic Planning Policy Statement for Morthern Ireland
FPS3 2 — Natural Heritage

PPS 3 — Access, Movement and Parking

PPS 4 - Planning and Economic Development

PPS 6 — Planning, Archaeology and the Built Heritage

PP313 - Transportation and Land Use

PPS 15 - (Revised) Planning and Flood Risk

Planning Strategy for Rural Morthern Ireland — PSRENI, Policies DES 2
and SP 8

DCAN15 — Vehicular Access Standards

Published Parking Standards

MNewry Conservation Area Guide

E &4 & ®& & @ & =

Consultations:

Consultation was undertaken with a number of statutory bodies during the
assessment of the application. This included an initial round of consultations
on the original proposal, in 2023, with NI Water (NIW), Department of
Infrastructure Roads (DFI Reads), Department of Infrastructure Rivers

(DF| Rivers), Environmental Health, NI Environment Agency (NIEA), Shared
Environmental Services {SES) and Historic Environment Division (HED),

The responses are summarised below.

«  Enpvironmental Health- No objeclions in principle, subject lo condilions.
Loughs Agency- Mo objections in principle, subject to conditions,

= Department for Infrasfructure (DFI} Rivers- No objecbons in principle.
(FLD1, 2, 3, 4. 5 all satisfied). In respect of FLD3 having account the
currenl ground condilions (car parkfarea of hard-slanding), it is
considerad the proposals will not create any further hard-standing, thus
there is no need for a detailed Drainage Assessment (DA). The content
of the generic preliminary DA is noted.

« N Waler- Refusal recommended due o network capacity issues with
the public foul sewer. The receiving WWTW has capacity. Applicant
required to  submit a Wastewater Impact Assessment,

* Historic Environment Division (HED)- Monuments and Buildings noted
the previous Pre-Application Discussion (PAD) and offer no objections
in principle.

= Northem lreland Envirenment Agency (NIEA)- (MFD, WML, RU and
NED) offer no cbjections in principle, subject to conditions,

» Shared Environmental Services (SES)- no objections in principle,
subject to conditions.

= DF! Roads- Initial holding reply, advising the application is
unacceptable and suggested an office meeting. (Duly facilitated in Sept
2023).



4.3.

4.4,

5.0.

5.1,

5.2.

5.3.

Back to Agenda

Amended plans and further information, in response to the comments from
DF| Roads and NI Water, were then submitted in 2024, which resulted in
further consultation being undertaken with HED, DF| Roads and NIW. Design
changes were aizo subsequently submitted by the applicant, which initiated a
further formal consultation with HED. The responses are summarised below.

« HED- HED Buildings noted the design changes and sought further
clarification and requested further information from the agent.

« [F Roads- (Final response 21-08-24); Mo objections in principle
subject to conditions, while registering a limited issue of concern
regarding the level of detail submitted. A condition has been included to
deal with this Issue.

= N Water- (Final response 23-05-24). No objections in principle subject
to conditions,

Further information and changes to the design were then received in June

2024 in response o comments from HED.

HED- Final response (26-06-24). No objections subject to conditions. Historic
Monuments Unit (HMU) previously offered no objection subject fo conditions

also.
Ohbjections & Representations:

In line with statutory requirements, procedure and practice, neighbour
notification (NN} and advertising was carmied as part of the processing of this

application.

An initial round of NN was undertaken in April 2023, Further rounds of NN
ware then undertaken in February and March 2024, on receipt of amended

plans.

A final round of NN was undertaken in August 2024 . No interested party has
been prejudiced.

Details of the application were also advertisad, in the local press in April 2023,
in line with statutory requirements. As noted above, further rounds of NN were
undertaken during the processing of the application, following receipt of
amended plans, to ensure all those who had made representations on the
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application were updated. It should also be noted that the amended details
received did not make any changes to the proposal, in terms of proposal
description or to the nature, and general size, scale and siting of the building.
The discretion to re-advertise application details, during the course of an
application, lies with the Planning Department, and, in the context of the
above amendments and in line with normal practice, it was not considered

necessary to readvertise details of this proposal.

To date, approximately 2570 representations have heen received in
opposition to the proposals (16-09-24). Some 2530 of these representations
were from the Church parishioners, which were based on 2 standard proforma
letter templates.

All representations have been considerad, in consultation with relevant
statutory agencies, as part of the Planning Department’s assessment of the

application.

These included a number of matiers which are not material planning
considerations, for example, whether there was a need for the offices,
querying why the council was building these offices, when it had existing
offices in Downpatrick, cosl lo the ratepayer and the City Deal project team
within Council. These are not relevant to the exercise of the Councils statutory
obligations as a planning autharity, which is to determine the application
before it. Comment has also been made about the appropriateness of the
council's planning department delermining ils own planning application. This
is expressly provided for in planning legislation and happens throughout the
UK. It is a matter for DF| to consider whether it wishes to call in the

application.

The objections did however set out a number of material planning
considerations, in addition to those matters, outside the remit of planning,
referred to above, All matters raised have been listed purely for the purposes
of completleness, bakow:

Loss of parking {of existing spaces), unless alternative provision is made, and
no provision of parking for staff,
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As a result, this will exacerbate already significant parking issues in Newry
City Centre, which will deter shoppers and visitors and negatively impact on
the local economy. Additionally, given one of the primary reasons for moving
from Monaghan Row was to address the lack of parking, it is astounding
council would actively pursue plans that will not only make these parking
lssues worse, but transport them to the heart of the aity,

Where will church parishionersitourists/shoppers park if there is less parking
space available, Newry has so little parking. Knock on effect to retailers and
loss of trade if parking along Hill 5L, etc, is filled with church attendees.
Tourists will no longer stop as cannot get parked,

Mo consideration for the ageing population. The Cathedral has a capacity of
1000 people. Where is it expected these people will park. Weddings/funeral
also raised,

The cumulative net loss of public car parking is contrary to Policy AMP2 and
AMPT of PPS3,

The proposal may breach the conditions of the approval for the health hub,
The car parking surveys were carried out during the COVID pandemic, and
are not reflective of normal conditions. As such the entire evidence base is
compromised and not robust,

The walking isochrones are unrealistic on the basis that this is N.I. where
there are more wet days than dry. To suggest someona is going o walk
20min is not reality. It also fails to understand the rural hinterland whereby the
private car is the predominant form of transport given public transport services
are limited. Conseguently, the modal split proposal is irrational,

concemns arcund the emphasis on the modal split, and TRICS data given
MNewry's rural hinterland. The approach advocated is not based in the “real
world” nor does it take account of the actual situation in Newry,

Council offices can be built elsewhere outside the city centre for a cheaper
price and less disruption to traffic,

This application did not go through the proper channels and failed to speak to
the people impacted,

Rate payers did not ask for this new building but will have o pay for it. It |s not
far the peopls, rather is for Councillors. Impact on rates,
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= |s there a need for this new building. It is not value for money. Since the
pandemic most staff WFH or have limited time in office,

s  The council already has a fit-for-purpose, modern civic centre at the
Downshire in Downpatrick, It does not need a second HQ, and whilst there
may be a need for new council offices in Newry, there is no need for plans of
this scale which represent a clear duplication of services at a time when public
sector budgets are already strefched,

+ Size and Design concerns and its appropriateness In this setting, visual and
physical impact on Cathedral/Listed Buildings and cityscape, and that the
building bears no relationship with its surroundings. It will defract from key
heritage buildings and will be a very prominent building, is unsympathetic to
and will damage the distinctive character and heritage of the visual aesthetics
of the areaftown centre, being contrary to PPS6. The Cathedral is arguably
the most historical and architecturally important building in Mewrny, The
Cathedrals impact and historical contexl will be diminished by the building
proposed,

« Design flaws and poor working conditions {with subterranean level),

« ‘What is the economic rationale behind the development, the feasibility of the
project, anticipated economic benefits, Mo evidence that a PACC and means
of considering the entire strategy was ever cariad out,

* The application is premature and insufficient info has been provided,

« For the public to have confidence in the impariality of the decision and in the
integrity of the planning system, this application should be called in by the
Dept, as planners are now directly employed in the Council. and this will be
seen as putting them in an invidious position,

= This application cannct be seen in isclation. It is part of the Newry
Regeneration Project, which in turn is part of City Deal. Since first announced
in 2015 the situation in town centres has changed, retail has collapsed while
the demand for office space has also radically changed. This project is
predicated on the need for new office space for staff and new office space for
letting. In view of the fact that the future need for office space is not yvet clear,
this should be a material planning consideration,

» The site is within the floodplain and needs to be deemed an exception,

« No preliminary bat roost assessment has been carried oul,
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= Consultees are opposed to the proposals, namely DF| Rds and NI Watar,

« Contrary to the grandiose and inflated claims within the Business Case for this
project, it will in fact have an adverse economic impact in the long term on
MNewry City centre and is therefore contrary to PPS 4: Planning and Eccnomic
Development. This is in part reflected in fact that Newry BID, the largest
organisation representing businesses in Newry, is currently lodged as an
objector to this proposal,

« there is a lack of clarity over whether unoccupied office space in the hub will
ke rented out for bookings, generating an income for council whilst at the
same time competing with, and potentially undercutting, the already fragile
private office accommeoedation sector in Newry,

« |tis inevilable thal the council’s atlempts to centralise its administrative
functions in Mewry will lead to a pull factor away from the council’s current HQ
at the Downshire Civic centre in Downpatrick. This will, over time, result in
rmore positions being located In Newry and a subsequent disincentive for the
labour market in the Down District area to apply for these jobs, This is highly
likely given Belfast has more employment opportunities and is both closer and
more accessible from much of the greater Downpatrick area than Newry is,

+ Al one stage or another, the vast majority of councillors elected before the
2023 term will have in some capacity indicated their support or opposition o
these plans. Numerous debates, discussions and votes have taken place
regarding lhe Hub, and it is therefore highly unlikely thal a planning commitles
consisting of elected members could make a transparent, unencumberad or
impartial decision on its merits on planning grounds alone, The council must
urgently clarify how this potential perceived conflict of interest will be
addressed If councillors are to make the final decision on this application.

= The proposed 'civic and regional hub' forms part of the council's bid to the
Belfast City Region Deal (BCRD), and should be called in by the Dept,

+ This project has already been subject to an internal governance review, the
results of which were not shared with the public or key stakeholders, which
speaks for itself,

= The economic context has changed considerably since plans for this Civic
Hub were first advanced, yet these plans have largely stayed the same. The

council has abjectly failed to take into consideration changing dynamics within
&
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the workforce, particularly the role of flexible working patterns such as working
from home,

The council has failed to properly consider the impact that the cost of this
project will have on public finances in the face of rising inflation. This is
particularly reckless when no external funding is being provided for this
project and ratepayers will therefore be saddled with a blll for a project with no
fixed cost,

The council has failed to use the changing economic context as an
opportunity o consider allernative sites, many of which have become
available since the pandemic. Taking over an existing premises and
retrofitting it would cost ratepayers far less and potentially deliver much
greater regeneration value for Newry City centre. Efforts by a number of
councillors to encourage council to consider alternalive opportunities post-
COVID have been ignored,

In 2021 the council reluctantly agreed to do a public consultation on the civic
hub project. The public's views were made abundantly clear, with the
consultation receiving the highest number of responses (1,585) of any
consultation in the council's history, as well as 6129 individual comments.
The overwhelming majorlty of these responses were negative and questioned
the value of and need for such a Hub, with 70% of reaspondents ranking it 5th
out of 5th when given a choice of projects they would want to see prioritised in
Mewry, Despite this, council has opted to ignore these responses, and
decided to instead proceed with a behind closed doors consultation process
until they get the response they wanted,

This approach flies in the face of community planning legislation, good
governance and codesign principles, Councll have made it clear they are
unwilling to listen to what the vast majority of ratepayers actually want, and
instead are intent on pushing forward an eye wateringly expensive capital
project wanted only by a few members of management and some political
parties. The question must be asked why this project has even been able to
get this far in the first place,

Lack of engagement from agent/Council with interested parlies,

Accuracy of info submitted contained within the Transport Assessment and
Travel Plan regarding footways, cycle ways and parking,
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Inadeguate cycle storage and active travel provision,

The council already has a fit-for-purpose, modern civic centre at the
Downshire in Downpatrick. It does not need a second HGQ, and whilst there
may be a need for new council offices in Newry, there is no need for plans of
this scale which represent a clear duplication of services at a time when public
sector budgets are already stretched,

continued delusion that your building can be on site by mid 2024, Council are
being misled that this building can be on site in the timescales identified, and
recommend Council take independent advice,

The likely planning delay that can be expected given the significant planning
hurdies that now need to be overcome as the current assessmentofa 8
rmonth delay is not only unrealistic, but demonstrates the Project Delivery
Team is not competent,

Would having a retained Real Estale Advisory firm on the project (which by
the way is standard practice when developing an office) have identified better
alternative sites since the announcement of the project in 20186,

|s the project exposed to greater delivery risk as a result of not having an
independent project management consultancy to lead and deliver this project,
Why it is deemed acceptable to demelish a building currently in use with a
high embedded carbon content and which has many more years’ life
ramaining in il either in current use or alternative use, when altermalive
brownfield sites exist within 300m of the selected Civic Centre site,

Why is a 50,000sq foot building is being constructed when a building of
25,000sq foot 30,000 sq foot building will more than satisfy the Councils
current and future neads,

Has the construction cost inflation impact of a 2 year delay to this project been
considered as the lack of Plan 'B’ alternatives, which could offer savings in
terms of cost, timeframe and better meet the councils project brief suggests
this has not happened,

Why the preferences of council employee survey regarding active travel plans
and result of the public consultation undertaken in 2020/2021 been ignored,
Why the prospect of a judicial review has been considered low risk and not

factored into the project programme as a high risk issue,

10
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If you go straight to the heart of the issues with the proposed Civic Centre, it is
the wrong sized building, in the wrong location, designed to suil pre covid
working patterns, which is too expensive, will take too long to deliver and is
not as good as it could have been if altemative plan “B" locations had bean
considered,

code of conduct of Councillors,

how the Council could possibly look to progress the appointment of a
contractor on a scheme, which to date is fundamentally flawed and which has
ne planning permission {reference to newspaper article in Oct 2023). This
rather suggests to the public that there is a preconceived ocutcome, which
would engage aspects of apparent bias and predetermination of a planning
application made by the Council, processed and determined by the Counacil,

It is remarkabie that the Council are pursuing this vanity project given the
Depariment of Economy has placed Netherleigh House on the market for sale
(as per the attached), and the NIO have exited from Stormont House with
Dundonaid House is presently empty. The logic to raising this matter is that it
enables the asset to be sold to the market given it is underutilised and in a
drive to be more efficient and effective with public funds,

the Council are pursing a brand new office building, when all of the market
forces are indicated a hybrid working pattern continuing, The rationale behind
this project is fundamentally fiawed, notwithstanding the car parking surveys
will never stack up, no matier how many limes they are underlaken, given
previous planning permissions in the area,

there has been a failure to meaningfully engage and consult with the church
administration and wider community, whereby concerns have been ignaored,

lack of re-neighbour notification and re-advertisement,

Following receipt of amended plans and further information a further round of
MM was undertaken in August 2024 whereby a further representation was
received from Canon Brown advising that he and the parishioners of Newry
Parish remain opposed to the position of the building but not the conceptof a
civic centre, An allernalive site was suggesled.

11
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The full content of representations received can be viewed online.

The planning matters raised are referenced and assessed throughout this

report.
Consideration and Assessment:

As stated above, this is a full planning application for a proposed new Civic
Hub building accommodating council room, meeting rooms, council offices
and associated ancillary accommodation, with associated public realm works
to part of existing surface car park. The proposal falls within the category of a
Major planning application and this application was preceded by the
submission of a formal Pre-Application Motice application, in line with

prevailing requirements at that time.

A suite of various drawings was submitted, as part of this application, together
with additional supporting documentation including, a Preliminary Acoustic
Report, Archaeological Impact Assessment, Preliminary Drainage
Assessment, Wastewater Assessment, Preliminary Flood Risk Assessment,
Preliminary Ecological Appraisal, Transport Assessment, Travel Plan, Design
and Access Statement with viewpoints, Preliminary Sources Study, Heritage
Statement, Ground Investigation Reports and Risk Assessment.

The main planning issues o be considered, as parl of the assassment of this
application include: the principle of the proposed development in the context
of relevant planning policy, including area plan designations; impact on the
setting of Newry Conservation Area, listed buildings and heritage; design and
integration; impact on amenity and road safety, including parking and access;
and impact on protected sites and habitats,

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

12
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The entire site is located within the boundary of Newry Town Centre as
designated within the Banbridge [ Newry and Mourne Area Plan 2015 and is
also within the boundary of the Newry Conservation Area and Area of
Archaeological Potential, 5104 (11) of the Planning Act applies. The site is
outside the boundary of the Primary Retail Core and Frontage.

This site is located within an area of mixed use, Itis considered the proposed
use of this site, as a Civic Centre, is appropriate, in land-use terms. It is
appropriate to, and will compliment, the existing uses within the City Centre,
and will assist in adding critical mass to support local businesses by atfracting
staff and visitors to the City Centre, The proposed use within Newry City
Centre is considered appropriate to its primary role, as a City within the
settlernent hierarchy. It is considered it will have a positive impact and is in
accordance with the terms of the Area Plan and relevant planning policy,
including the SPPS and the associated town centre first approach. This is also
in line with Policy PED1 of PPS4,

It is noted certain alternative sites were suggested by third parties in the
representations received during the course of the application. The Planning
Department can only assess the merits of the site proposed by this
application.

Proposed Design and Layout.

This proposal will see the existing surface level and multi-storey car park
demalished/removed, lo be replaced wilh a new Civic Cenlre building. (This
building and site will be bounded by the existing road network of Abbey Way
{to the east side) and Lower Water 5t (west side) to either side, The existing
vehicular entrances onto Abbey Way will remain as per existing. Details of the

site layout and contextual elevations are provided in Appendix C.

Thiz new Civic Centre will be broadly rectangular in shape, comprising 3
floors of accommedation, with a flat roof, and is designed to provide

frontages on all sides.

13
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6.9. The proposed finishes include; expressed brick (to reflect the Cathedral),
including brick piers, mourne granite stone colonnade and cladding, curtain

walling with dull bronzed coloured frames (to match brick).

6.10. The main entrance and reception area will be located on the north side. The
floors of accommedation will include, but is not limited to, the following:-

« Ground floor- main entrance, foyer, and exhibition space, various
meeating/ceremony rooms, toilets, open plan office, plant rooms, bike storage
and bin storage.

« First floor- open plan office, various meeling rooms, break-out areas, and
toilets, (With a possible future bridge link to provide pedestrian access (o
Abbay Way).

+ Second floor- open plan office, various meeling rooms, council chamber, chair

persons room, conference room, Kitchen, and toilets,

6.11. The site sections provided show the level of the site in relation to the level of
Abbey Way to the east and Lower Water Street to the West.

6.12. The proposed building is modern in appearance, designed to reflect its
intended use as a civic hub and offices. In general, it is based on a simple
rectangular form based on 2 blocks, one positioned above the other. The
overall pattern of fenestration is based on well-proportioned cpenings, with

appropriate rhythms, with a vertical emphasis.

6.13. Itis considered that the contemporary design approach will fit with the
immediate context, basad, as it is, on a variety of building styles. Itis also
considered that the inclusion of the flat roof will minimise the impact on
significant adjacent buildings, including the Cathedral. It is also
considered that the proposed design will preserve and enhance the overall
townscape character, again mindful of the immediate context. In this regard,
the city centre location, with the associated high-density development and mix
of building sizes, styles, designs and use together with the appearance of the
existing car park are noted. A number of adjacent sites are subject to

ongeoing development.

14
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6.14. The proposed ground floor level will sit below the read level along Abbey
Way to the east, beyond which levels generally fall towards Newry
RiveriCanal, to the west. It is considered that the proposed building will
integrate within the overall topography of the site and its immediate context.

6.15. While it is acknowledged the footprint is sizeable and will also be sited close
to the adjacent road network, it is considered that the site can accommodate a
development of this size, design, height, scale, massing, form. alignment and
finishes and appearance, without appearing unduly prominent, and will
enhance the townscape character of this part of the City which will,
undoubtedly, benefit from the associated regeneration. In this context, the
proposal is also considered to be in accordance with Policy DES 2 of the
Planning Strategy for Rural Morthern Ireland which requires that new
development proposals should make a positive confribution to townscape and
be sensitive to the character of the area surrounding the site in terms of
design, scale and use of materials,

6.16. The building has been designed to include large areas of glazing to allow light
to penetrate within a large open plan office space, thereby ensuring natural
light through the building. It is noted the ground floor gable, facing towards
Abbey Wall, will face a retaining wall, however it is considered that the
proposed layout and design will ensure sufficient space and natural light.

Planning Peolicy Statement 6 {PPS 6): Planning, Archaeology and the Built
Heritage

6.17. As previcusly noted, the application site is within the boundary of the Mewry
Conservation Area, Newry Conservation Area (CA) was criginally designated
in 1983, before being extended in 1992 and again in 2001. Itis also adjacent to
a number of listed builldings and within an Area of Archaeclogical Potential. The
provisions of the SPPS and PPSE6 apply.

6.18. Para 6.29 of the SPFS states, in respect of conservation areas, that these are
areas of special architectural or historic interest, the character and
appearance of which it is desirable to preserve or enhance. Policy BH 12 of

PPS 6 which deals with 'New Development in a Conservation Area’
15
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states, the Department will normally only permit development proposals for
new buildings, alterations, extensions and changes of use in, or which

impact on the setting of, a conservation area where, amongst other things, (&)
the developmant presen/es or enhances the character and appearance of the
area, (as also required by Article 104 of the Planning Act (Northern Ireland)
2011; (b} the development is in sympathy with the charactenstic built form of
the area; (c) the scale, form, materials and detailing of the development
respects the characteristics of adjoining buildings in the area; (@) important
views within, into and out of the area are protected; and (g) the development

confarms with the guidance set out in conservalion area documenls.

6.19. The site lies towards the periphery of the CA boundary, along Abbey Way,
which also includes the museum and lands towards Courtney Hill. Planning
policy also requires that new developments do not impact on views within, into
and out of the CA.

6.20. The overall Design Concept, including supporting information and the
character of the site and its surroundings have been considered, in detail, by

the Planning Department, as part of its assessment of the application.

6.21. The main elements of the proposed building design and layout are outlined in
Paras 6.8 - Para 6.15, It is considered that the proposed building will preserve
and enhance the character of this part of Newry Conservation Area, as reguired

by planning policy and legislation.

6.22. The Planning Department also consulted HED Monuments (HMLU) and
Buildings (HBU), as part of the assessment of the application,
HED, HBU confirmed no cbjection, subject to planning conditions, based on
amendments to the proposal, which addressed previous concerns about the
impact of the proposal on adjacent listed buildings. It confirmed that the siting,
and the concept of the size, design, height, scale, massing, form, alignment,
finishes and appearance of the development proposed will not adversely
affect the setting of any listed building. Its comments were made in refation to
the requirements of paragraph 6.12 of Strategic Policy Planning Statement for
Morthemn Ireland and policy BH 11 {Development affecting the Setting of a

1s
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Listed Building) of the Department's Planning Policy Statement 6 Planning,
Archaeclogy and the Built Heritage.

HMU noted the proposed development is within the Area of Archaeological
Potential for Newry and in the environs of Bagnal's Castle (DOW 046:040), a
regionally significant late medieval Scheduled Monument. The development
area has previously been subject to targeted archaeological test-trenching as
part of the PAD process. HED (Historic Monuments) confirmed it is content
that the proposal satisfies PPS 6 policy requirements, subject to conditions
for the agreement and implementation of a developer funded programme of
archasological works. This is to identify and record any archaeological
remaing in advance of new construction, or to provide for their preservation in
situ, as per Policy BH 4 of PPS 6.

6.23. Policy BH14 of PPS 6 is also relevant in that it relates to demolition of an
unlisted building in a Conservation Area, It states that the demalition of an
unlisted building in a conservation area will only be parmitted whera the building
makes no matenal contribution to the character or appearance of the area. [t
also states that where conservation area consent for demaolition is granted this
will normally be conditional on prior agreement for the redevelopment of the site

and appropriate arrangements for recording the building before its demolition.

6.24. While it is noted there are no buildings on site at present, the proposed
demaolition of the mulli storey car park structure within the Conservation Area
is considered to require demolition consent. This is currently the subject of a
Consent to Demolish application (DCA). This DCA application is a matter for
OF| to determing and remains on hold pending the outcome of this full
application. DFI will issue a Motice of Opinion, after this full application has
progressed through Planning Committee,

The Planning Department has assessed the coniribution the existing multi
storey car park makes to the townscape character of this part of Newry and the
Conservation Area in the context of this planning application. It is considered
that this structure although sizeable and visible, does not make a material

contribution to the character and appearance of the area due fo its age,
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construction, appearance and condition. In addition, as outlined above, it is
considered that the replacement of the muti-storey structure with the
Civic Hub building, considering the proposed design and layout, will preserve
and enhance the character of the Conservation Area, as previously outlined,

6.25. Accordingly, it is considered this proposal does not offend Policy BH14 of PPSE
or the SFPS.

Impact on Residential Amenity

6.26. While it is noted the site is located within the boundary of the City Centre, it is
noted there are residential properties in the vicinity of the site, It is considered
the building proposed, together with ancillary works, are sited a sufficient
distance from any private residential property (o prevent any unacceptable
loss of amenity in terms of overlooking, overshadowing, loss of light or

dominant impact in this urban cite centre setting.
Planning Policy Statement 2 (PPS 2): Natural Heritage

6.27. The application site is localed beyond the boundary of an Area of Qulstanding
MNatural Beauty which covers a portion of Newry City.

6.28. The proposals will not result in the loss or damage to trees or landscape
features which contribute significantly to the local environmental quality or
provide habital. A Preliminary Ecological Appraisal was submitted which
concluded the proposals would have negligible impact on any protected

species, including Bats. No further information was required in this regard.
6.29. The proposal complies with the requirements of PPS2.

Planning Policy Statement 3 (PPS 3): Access, Movement and Parking,
Policy AMP 1 and AMP 2.

6.30. As previously stated, the application site is effectively enclosed by the existing
read network, comprising Abbey Way along the eastern boundary and the
access road serving the existing mulli storey car park. The existing vehicular
entrance from Abbey Way is to be retained with a naw road layout and access
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onto Mill Sireet, (with no access from Mill Street permitted). DF1 Roads
has confirmed no objections to the proposed access arrangements, subject to
planning conditions. The proposal complies with the provisions of Palicy AMP
2.

6.31. Policy AMP1 also seeks to ensure new developments take into account the
needs of people with disability. Buildings which will be cpen to the public also
need to be designed to provide suitable access for all (including wisitors,
customers and employees). The layout shows the proposed access
arrangements, which include provision for disabled parking bays in close
proximity to the entrance and a wide pedestrian circulation area in front of the
entrance which is accessible and usable for all, with dropped kerbs and
crossing points also provided. It is considerad that the proposal complies with
the provisions of Policy AMP 1,

Proposed Car Parking Provision.

6.32. Policy AMPT of Planning Policy Statement 3 (PPS 3) requires that development
proposals provide adequate provision for car parking and appropriate servicing
arrangements. The precise amount of car parking will be determined
according to the specific characleristics of the development and its location
having regard to the Department's published standards. The Parking
Standards guidance document sets out the parking standards to have regard

to in assessing proposals for new development.

6.33. The Parking Standards guidance document indicales, based on the proposed
evel of floorspace, that in the region of some 220 parking spaces would be
required to serve this proposed office building {approx, 230 when including the
wedding suite), The proposals do not provide any specific on-site or in-curtilage
parking. Future parking at the proposed Civic Hub site will operate on a first
come, first served’ basis, for both staff and members of the public, with parking

charges applicable where they currently exist,

6.34. The proposals submitted indicate that the building will accommodate a total of
some 215 members of stafl, who will be relocated from existing Council

offices within Newry. The applicant has also confirmed that Newry Mourne &
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Down District Council operates a hybrid (agile) working policy and will only
provide desks for 162 staff (75%).

6.35. A Transport Assessment (TA) and Travel Plan (TP) were submitted in support
of the application. These were updated during the course of the application with
final versions submitted in August 2024 (dated 31-07-24), Updated parking
surveys were also undertaken in 2023 to reflect current trends since the
pandemic. The Planning Department has no reason to question, and accepls,
the content of both the TA and TP,

6.36. The Transport Assessment (TA) also confirms future anticipated staffing
numbers using the Civic Hub. It states that, because of the agile working policy,
desks will be provided for 162 staff to work there on a daily basis {l.e. 75% of
the 215 members of staff that will be based at the Hub). It is also stated that
only 146 will travel by car.

6.37. The Transport Assessment (TA) also states thal current NMDDC staff who are
currently located in Newry, at Monaghan Row and MoGrath House, already
occupy available public car park spaces within the city centre. While it is noted
there is some on-site parking on Monaghan Row, the TA advises NMDDC staff
who are currently located in Newry al Monaghan Row and McGrath House are
already occupying up to 26 of the available public car park spaces in Newry,
(76 spaces for staff at Monaghan Row and 20 for staff at McGrath House). This
existing level of usage on city centre parking, should, it states, be factored into
lhe anlicipated car parking requirement for the Civic Hub. The anficipated fulure
additional requirement could be reduced from 146 car parking spaces to 50,

6.38. In support of the application, the TA also states that;

« lhe cily centre localion means the Hub will be accessible by all modes of
transport including, fundamentally, active travel and public transport, given the
close proximity to the bus station {5-minute walk);

« (he site is also well-silualed to lake advantage of the existing pedestrian and
cyeling network within Mewry, with good accessibility to local bus services; and
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= as part of the development proposals, an electric shuttle bus service is
proposed between the existing and proposed areas of car parking available at
the Leisure Centre, Cecil Street and the Civic Hub.

6.39. The TP includes a number of measures, which are broadly broken up info 5
main sections, and include, Information and Promotion, Walking, Cycling,

Public transport, and Managing Car use.

The SPFP3 recognises that planning has a vital role for improving connectivity

and promoting more sustainable pattems of transport and fravel,

As part of the Council's strategy to address current and future parking demands
in Newry City the Council has also submitted planning applications that propose
to formalise the current unmarked 260 space car park at Morth Street
{increasing capacity to 301 spaces) and plans {o create a 49-space car park at
Cecil Street (for use by NMDDC staff) as part of the Newry City Centre
Regeneration.

6.40. As stated, no parking is being provided for the proposed development, rather a
case is made that the parking surveys undartaken, in 2023, demonstrate there
is an abundance of parking provision which eéxceeds demand and that
lhere is sufficient exisling car parking capacily within Newry cily cenlre al
present; however further city centre provision is also being proposed along
Cecil Stand North St, via the 2 separate planning applications previously
referred to as outlined in the TP.

6.41. Other measuras being proposed as part of the application include the provision
of cycle parking spaces for staff and the public {including electnc bikes and
charging facilities), There will effectively be a number of methods of travel to
access this sile, given its central cily centre location including by privale vehicle,
walking, cycling and public transport. While concern was raised, in the
representations received, regarding the extent of the walking isochrones and
local weather, walking is only 1 method of travel. It is also considered
reasonable to anticipate a certain level of walking to office and civic buildings
within a city centre,
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The Planning Department has assessed all of the supporing information, as
part of its assessment of the application. It also consulted DF| Roads, as
outlined above. DF| Roads has confirmed no objections to the proposal, based
on the supporting information, subject to a number of planning conditions,

It is considered that sufficient justification has been provided to support the

scheme, including:

= the application site's city centre location, centrally located and easily
accessible via several modes of transport, existing working practices
and current parking pattems;

s the supporting information, in relation to the level of existing and
proposed car parking provision within the City Centre to serve the
proposal, which has demonstrated there is sufficient provision of parking
within the city centre o serve the development, while also providing
further city centre parking provision; and

= the measures outlined in the Transportation and Travel Plan.

In view of the above and all relevant factors, the proposal is considerad to fit
with the requirements of PP33, Policy AMP 7, in relation to car parking
pravision, subject to appropriate condilions.

It is also noted thal DFI Roads had raised the issue of car parking associated
with existing committed developments. It has now confirmed no objections,
based on all of the information submitted in support of the application including
the TA and TP.

The Planning Department has considered the nature of the planning conditions
submitted by DFI Reads, in its final consultation respeonse. [t specified the
requirement for a service bus every 20minutes from 08:00 to 18:00 for staff and

members of the public.

The TP, submitted with the application, indicates this shuttle bus is to operate
from 08:00-10:00 and 16:00-18:00 and is for staff cnly.

While the need for a service bus to link Cecil Street/Newry Leisure centre with

the proposed Civic Hub, (as referenced in the TP) for staff and visitors to the
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Civic Hub, for business, is accepted, the level of service, suggested by Dfl
Roads, is considered excessive and would not be sustainable. The frequency

of the existing Translink town service times within the city centre is also noted.

It was considered that the wording of this condition required amendment, with
a review period to be included also. Foliowing further discussions with Dl
Hoads, it confirmed no objection, subject to the following amended planning

condition.

A shuttle bus service, for both staff and members of the public specifically
visiting the Civic Hub to access services, shall operate to and from the new
Civic Hub to car parking at Cecil Street Leisure Centre at 30 min intervals
between 0800 to 1000 and 1600 to 1800 and at hourly intervals between 1000
and 1600, This service shall be subject to review following 12 months, from
the date the building hereby approved is occupied and with any proposed
changes to be assessed and agreed by NM&DC Planning Department in
consultation with DF| Roads.,

6.45. DF| Rpads had also included planning condiion in relation to the proposed 49
space car park at Cecil Street (for use by NMDDC staff), requiring that this is
fully operational prior to the accupation of the proposed Civic Hub.

Motwithstanding that the supporting information submitted has demonstrated
there is adequate parking capacity within the city centre to accommodate the
development proposed, the final TP submitted includes a commitment to
provide addilional parking. It is considerad this maller can be deall with by way
of a separate planning condition. DFI Roads has confirmed no objection to this

approach, based on the following planning condition:

All active traveltravel measures outlined in the Travel Plan (dated 31-07-24),
including Information and Fromotion, Walking, Cycling, Fublic Transport,
Managing Car Use and Staff Parking, shall be fulfilled in full prior to the
occupation of any part of the building hereby approved, These measures shall
continue and be fully complied with thereafter, unless otherwise agreed in
writing in advance by the Council.
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6.46. A number of objectors, including adjacent church members, have raised the
issue of the loss of public car parking spaces, should the proposal go

ahead, due to the demaolition of the multi storey car park.

6.47. By way of background, there is currently a total of some 304 parking
spaces on site at present including the multi storey car park, (196 spaces)
and an area of surface level area of parking to the north, (108 spaces). There
i5 also on-streel carparking in the immediate vicinity of the site {30 spaces).
This amounts o an overall total provision of 334 spaces on the site and its

immediate vicinity,

6.48. The proposal will result in the loss of the multi storey car park, which amounts
lo some 196 spaces, (although the applicant has stated that the upper deck of
the multi storey area of parking, comprising some 61 parking spaces, has been,

closed for some time, is therefore out of use),

6.49. It is proposed lo relain 138 of the exisling car parking spaces within and
adjacent to the planning application site, as indicated on the latest site layout
plan, comprising 108 existing spaces on the existing surface level parking
spaces to the north of the application site and tha 30 on- street parking spaces.
The proposals will therefore resull in the loss of a lolal of 196 parking spaces,
or 105 operational parking spaces in the city centre, (based on the applicant's
contantion that the upper deck of the multi-storay has not bean oparational for
a significant pericd).

6.50. The Planning Deparlmenl has fully considered this issue, as parl of ils
assessment of the planning application. It is acknowledged that there will be
a loss of existing spaces, as outlined above, and it fully appreciates the
concemns expressed. On balance, however, itis considered, taking into account
all relevant material considerations and the alternative existing and proposed
car parking provision referred to above, that the loss of the car parking spaces
would be insufficient to justify a refusal of this application,

PPS 15 = Planning and Flood Risk
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6.91. Consultation was undertaken with Dfl Rivers. It confirmed no objection when
considered against the provisions of FLD 1, 'Development in Fluvial and
Coastal Flood Plains', FLD 2 "Protection of Flood Defence and Drainage
fnfrastructure” and FLD 3, "‘Development and Surace Water FLD4 - Artificial
Modification of watercourses, and FLDS - Development in Proximify to
Reservoirs of PPS 15,

The representations received allege the site Is within a flood plain. DFI Rivers
has confirmed the site is not within the flaod plain, and that the proposals do
not offend PPS15,

NI Water and Shared Environmental Services (SES)

6.52. NI Waler initially responded recommending Refusal due to potential network
capacity issues (public foul sewer). A Wastewater Assessment had been
submitted with the application. Following a subsequent meeting with NIV
officials in May 2024, NIW subsequently provided final comment in May 2024
confirming no objections subject to conditions, which will ensure any drainage
proposals are laid correctly and in a timely manner. These conditions also
allow for the existing structure to be removed, site cleared and construction to

sub=floor level.

6.33. SES was also consulted. It confirmed this planning application was
considerad in light of the assessment requirements of Regulation 43 (1) of the
Conservation (Natural Habitats, etc.) Regulations {(Northem Ireland) 1995 (as
amended) by Shared Environmental Service (SES) on behall of Mewry,
Mourne and Down District Council which is the competent authority
responsible for authorising the project. The assessment which informed this
response is attached at Annex D,

Following an appropriate assessment in accordance with the Regulations and
having considered the nature, scale, 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.
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In reaching this conclusion, SES has assessed the manner in which the
project is to be carried out including any mitigation. This conclusion is subject
to mitigation measures being conditioned in any approval regarding the
method of sewage disposal, the wording of which overiaps and is covered by
that proposed by NIW.

Environmental Impact Assessment (EIA}

6.54. The proposal falls within Category 10{b) of Schedule 2 of the Planning
(Environmental Iimpact Assessment) Regulations (Morthern Ireland) 2017,
whereby the site area exceeds 0.5 hectare. The site is not located within a
designated area (e.g. AGNB.) The Planning Department has however
determined, through an EIA screening, that the proposal is not EIA
development and an Environmental Statement is not required

Moise/Muizance

6.55. Consultation was undertaken with Environmental Health. Environmental
Health offer no objections to the proposal subject to conditions.

Summary

6.56. The level of representation and opposition to the proposals are noted,
however il is considerad the development proposed complies with all relevant
planning policy. The application was subject 1o pre-applicalion community
consultation and officers are satisfied that the Applicant has complied with its
statutory obligations in relation to consultation. Statutory consultees offer no

objections subject to conditions.

6.57. Accordingly, approval is recommended subject to the following planning
conditions, (drafted below).

7.0. Recommendation: Approval

7.1. Draft Conditions:
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1. The development hereby permitied shall be begun hefore 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: Drawing No.s TBC.

3 No site works of any nature or developmenl shall take place untl a
programme of archaeolagical work (POW) has been prepared by a qualified
archaeologist, submitted by the applicant and approved in writing by Newry,
Mourne and Down District Council in consultation with Historic Environment
Division, Department for Communities. The POW shall provide for:

The identification and evaluation of archaeslogical remains within the sife;

Mitigation of the impacts of development through licensed excavation
recording or by preservation of remains in-situ;

Post-excavation analysis sufflicient to prepare an archaeologlcal report, to
publication standard if necessary; and

Freparation of the digital, documentary and material archive for deposition.
7 Reason: to ensure that archaeclogical remains within the application site
are properly identified, and protected or appropriately recorded.

4. All site works and development shall be in accordance with the programme of
archasological work approved under the condition above.
Reason; to ensure that archaeclogical remains within the application site are
properly identified, and protected or appropriately recorded.

9. A programme of post-excavation analysis, preparation of an archaeological
report, dissemination of results and preparation of the excavation archive shall
be undertaken in accordance with the programme of archaeological work
approved under condition above.

These measures shall be implemented and a final archaeclogical report shall
be submitted to Mewry, Mourne and Down District Council within 12 months of
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the completion of archaeclogical site works, or as otherwise agreed in writing
with Mewry, Mourmne and Down District Council.

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

. Mo external brickwork or stonework shall be constructed or applied unless in
accordance with a written specification and a physical sample panel, details of
which shall have first been submitted to and approved in writing by the
Council.

The sample panel shall be provided on site and made available for inspection
by the Council for the duration of the construction works,

The sample panel shall show the make, type, size, colour, bond, pointing,

coursing, jointing, profile and texture of the external malerials.

Mo windows, or external doors shall be installed unless in accordance with
details that shall have first been submitted to and approved in writing by the
Council. The details shall include their design. profile, materials, finish and
colour, cills, head and reveals.

MNotwithstanding the submitted details, no development {other than site
clearance, site preparation, demolition and the formation of foundations and
trenches) shall commence on site unless the defailed design of the recesses
to the windows and extemnal doors have been submitted to and approved in
writing by the Council. The delails shall include scaled seclion drawings. The
development shall not be carried out unless in accordance with the details so
approved,

. No external roofing, including flashings, fascia boards and paving slabs, shall
be constructed or applied unless in accordance with a written specification
and a physical sample, details of which shall have first been submitted to and
approved in writing by the Council.

The sample shall be provided on site and made available for inspection by the
Council for the duration of the construchion works,
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Reason; To ensure that the materials used are of appropriate quality in the
interests of maintaining the character and appearance of the setting of
surrounding listed buildings. The long, low form of the building set at the base
of a hill means it is prominent and therefore high-quality materials and
detailing are important.

10. Prior to commencemeant of external landscaping. samples shall be submitted
and approved in writing by the Council in respeact of all external matenals and

finishes proposed, to include;

a) Retaining wall along Abbey Way
i) Paving slabs

c) Paving satts

d) Kerbs

&) Steps

) Handrails and quardings

Reason: to ensure that the landscaping is of appropriate guality in the
interests of maintaining the character and appearance of the setting of

surrounding listed buildings

11. No external lighting shall be installed unless in accordance with details which
shall have been submitted to and approved in writing by the Council. The
details shall include the specification of the lighting including luminance levels
{Lux) and the design and appearance of fixtures including columns, casings
and brackets as applicable.

Reason: to ensure that the lighting does not disproportionately attract
attention away from the Grade A listed 5t Patrick's Cathedral building and
farm a competing focus ta it.

12.No drainage shall be laid until the developer has entered into an agreement

with N| Water under Article 161 of the Water and Sewerage Services
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{Morthern Ireland) Crder 2006.

13. No development shall proceed beyond sub-floor construction until the foul
sewerage network engineering solution as shown on solution design
drawing to mitigate the downstream foul capacity issue as agreed with NI
Water is provided by the developer to the satisfaction of NI Water,

Reason: To ensure a practical selution lo sewage disposal is possible at the
site that will protect features of indirectly connected European Sites in
Carlingford Lough from adverse effects,

14. The development shall not be occupied until the developer has complied with
all of the requirements set out in the agreement enterad into with NI Water
under Article 161 of the Water and Sewerage Services (Northern Ireland)
Order 2006.

Reason: To ensure a practical solution to sewage disposal from this site is

possible

15, The vehicular accesses at mill street and abbey way, including visibility
splays, forward sight distance and the crocodile teeth at mill street shall be
provided in accordance with Drg No 19048-HAM-XCX-XX-DR-A-1001-P5-
Proposed Site Plan date published 25-06-24 prior to the commencement of
any other development hereby permilted. The area within the visibility splays
and any forward sight line shall be cleared to provide a leve| surface no higher
than 250mm above the level of the adjoining camiageway and such splays
shall be retained and kept clear thereafier.

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

16. The access gradient(s) to the development hereby permitted shall not exceed
8% (1 in 12.5) over the first & m outside the road boundary., Where the
vehicular access crosses footway, the access gradient shall be between 4%
{1in 25) maximum and 2.5% (1 in 40) minimum and shall be formed so that

there is no abrupt change of slope along the foobway.
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Reason; To ensure there is a satisfactory means of access in the interests of

road safety and the convenience of road users.

17. Mo retailing or other operation in or from any building hereby permitied shall
commence until hard surfaced areas have been constructed and permanently
marked in accordance with the approved drawing Drg No 19048-HAM-XX-XX-
DR-A-1001-P5- Proposed Site Plan date published 25-06-24 to provide
adequate facilities for parking, servicing and circulating within the site. Mo part
of these hard surfaced areas shall be used for any purpose at any time other
than for the parking and movemeant of vehicles.

Reason: To ensure that adequate provision has been made for parking,
servicing, and traffic circulation within the site.

18. A shultle bus service, for both slaff and members of the public specifically
vigiting the Civic Hub to access services, shall operate to and from the new
Civic Hub to car parking at Cecil Street Leisure Centre at 30 min intervals
between 0800 to 1000 and 1600 to 1800 and at hourly intervals between 1000
and 1600, This service shall be subject to review following 12 months, from
the date the building hereby approved is occupied and with any proposed
changes to be assessed and agreed by NM&DC Planning Cepartment in
consultation with DFI Roads.

Reason: To ensure thal adeguate provision has been made for parking and
traffic circulation,

19. All active travel/travel measures outlined in the Travel Plan (daled 31-07-24),
including Information and Promotion, Walking, Cycling, Public Transport,
Managing Car Use and Staff Parking, shall be fulfilied in full prior to the
occupation of any part of the building hereby approved, These measures shall
continue and be fully complied with thereafter, unless otherwise agreed in
writing in advance by the Council.

Reason: To ensure the orderly development of the site,

20. All plant equipment an the roof shall be acoustically screened to ensure no

noise disturbance o neighbauring residential accommaodation.
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Reason: In the interests of residential amenity.

Prior to any demolition and construction works commencing on site an
operational plan shall be submitted to and approved in writing by Planning
Office (for consultation with Environmental Health) which adeguately deals
with noise, vibration and dust, including hours of operation, dust suppression,
rmonitoring of noise and vibration as per Acoustic Report.

Reason; To ensure the orderly development of the site,

in the event that any previously unknown contamination is discovered
development on the site shall cease immediately pending submission of a
written report which appropriately investigates the nature and extent of that
contamination and reports the findings and conclusions of the same and
provides delails of whal measures will be laken as a resull of the
contamination for the prior written approval of Planning Office (in consultation
with Environmental Health at Newry, Mourne and Down District Council),

Reason: To ensure the orderly development of the site.

Case Officer Signature: M Keane
Date: 18 September 2024
Appointed Officer: P Rooney
Date: 18 September 2024
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Appendix A. Extent of Application Boundary.
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Appendix B. Development Plan Map Extract.
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Appendix C. Site Layout and Contextual Elevations.

Proposed Site layout plan below
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Contextual South & East elevations
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Appendix D: Appropnate Assessment under Regulation 43 (1) of the Conservation
{Matural Habitats, etc. ) Regulations (Northern Ireland) 1995 {(as amended)
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Combhairle Ceantair
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A Newry, Mourne
and Down

District Council

Application Reference: LAQY/2023/2274/F
ADDEMDUM REPORT (Movember 2024)
Date Received: March 2023

Proposal: Full permission is sought for a Proposed Civic Hub
building accommaodating council room. meeling rooms,
council offices and associated ancillary accommaodation.
Public realm works to part of existing surface car park,
part of Lower Water Street and along Mill Street.
Demolition of the existing mulli-slorey car park and
alterations to the existing road network.

Location: Lands at Abbey Way multi storey car park, Mill Street and
Lower Water Street, Newry.

MNote: Both the site address and proposal description
have been amended, from that originally submitted.

{This Addendum report shouid be read in conjunction with
the orginal report dated 18-09-24),

Re-Advertisement and Re Neighbour Motification hawve

been undertaken.
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Background

Thiz application had previously been recommended for Approval on 18" September
2024, subject to a number of conditions (Draft), and was due to be presented to the
Planning Committee on Wed 2™ October 2024, in line with the Councils Scheme of
Delegation,

The application was deferred at this meeting, following receipt of a representation
which was required o be considered. This representalion was received from Malrix
Planning Consultancy via email on 1% October, and as there was no opportunity to
consider its content in advance of the Planning Committee on 2™ Oct, the application
was deferred from this Planning Committee meeting to allow consideration of the

maltters raised.

Thiz representation included a covering email and a number of attachments
including detailed objection from Matrix Planning Consultancy, detailed objection
from SW Consultancy with associated appendices, reference to planning appeal,

case law, and minutes from a previous Planning Committee meeting (16-10-2019).

Subsequent to this representation, further representations have been received which

are summarised below.
Matters raised

These representations are available for viewing on the public portal, whereby the
main issues raised include:

Letter from Matrix Planning Consultancy (01-10-24):

- The requirement to consider information submitted until a decision is made,

- Alleged conflicts of interest of members of the Planning Committes,

- Deficiencies in the planning application submitted {Proposal description,
Cerlificate signed, no details of retaining wall, need for Technical Approval
{TAS) of roads issues, submission of a preliminary drainage assessment
(DA), submission of a Preliminary Ecological Assessment (PEA), publication

of all docurments,
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- Failure to re-advertise the application
- Deficiencies in the Transport Assessment (TA),

- The speed at which the application is being determined,
Letter from SW Consuftancy

- Review of the information submitted and objections primarily focused on

traffic, transportation and parking issues, With Appendices also provided,
Email from Matrix Consultancy (11-10-24)

- The failures in the submission of the application, the additional information
now submitted and re-consultation and re-advertisemant now required,

- There remains inaccurate (P1 form) and insufficient detail (retaining walls)
submitted,

- The TA is fundamentally flawed,

- AMEY should be consulted to independently review the information submitted,

- Original raw data of car parks surveyed is not provided,

- Alleged failure to provide and disclose all information, transparency in the
decision making process

Email from Matrix Consultancy (15-10-24)

- Reference to TAS approval for the preposed retaining wall, and the
description of the development which excludes relaining wall,

- Current layout cannot meet requiremeants of DF| RKoads re; 5m buffer from
Abbey way retaining wall and building. Theretore a re-design is required.

- The physical restrictions of the site and significant shortfall in car parking are
indicators of significant overdevelopment of the site. This was previously
highlighted to the Council in 2016,

- baseline data of the car parks is now reguired,
Represenlation from F Lambe

- Working practices to WFH since COVID, and guestioning the need for the
building,



Back to Agenda

- To build behind the Cathedral is out of place,

- Amending the plans potentially invalidates the representations received,
Emall frem Matrix Consultancy (22-10-24)

- Seclions provided do not include sufficient detail, turning head not to
standards, the parking tables are not accurate and staff fravel survey is out of

date,
Representation from P Welsh

- Seeking reassurance that due processes are carried out by the Planning
Departmant and that comprehensive due diligence will ba carried out

Representation from PM Lambe

- The Council are proceeding with this proposal against the wishes of the
people who voted for them,

- Questions the need for further office space, as there are empty buildings at
present in this area (Lidl) with parking,

- Where will people park 1o go to Cathedral, Hill St,

- |5 the cathedral not listed,

- Was the proposal published in the paper,

Representation from M Hanna

- form of discrimination against disabled and older people o go o their place of
worship, and to do their business in Hill Street area,
- This notice does not appear to have been put in either 2 of the local

newspapers Mewry Reporter/Mourne Observer,
Email from Matrix Consultancy Lid (04-11-24 & 11-11-24 responsa)

= aware that the DFI RPGL issued a Holding Directicn under Article 17 & 18 of
the Planning (General Development Procedural) Order (NI} 2015 on the
Council on 28th October 2024, and requested this is published on the portal,
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Representation from S Begley & Co Solicitors

- whilst in support of a new civic centre, the site chosen is not suitable as it will
impinge on the car parking available for the users of the traditional heart of the
city namely Hill Street,

- prejudice older members of the community in accessing the supermarkets,
bakeries and other shops on Hill Streel due to the need o carry their
shopping further to access car parking and as they are older this may drive
themn away from the city centre,

- Any loss of car parking in the city centre will have an adverse effect on the
businesses located there. We already have a number of vacant sites and
buildings and numeraus charity shops in that area

- Cause damage to the social fabric of the city centre which is unnecessary
when other sites are available,

- Wil discriminate against those members of the community who avail of the
cathaedral for Mass, weddings, funerals and other services.

Email from Matrix Planning Consultancy {18-11-24)

- Heference to 523 of Planning Act and meaning of development,

- Reference to case law and the information required for a full application,

- Retaining walls are prepoesed and structural details are reguired,

- DFP CPD Structural Engineering Branch should be consulted in respect of the
delails of the retaining wall, so that they have been independently considered,

- |ssues raised by DFI Reoads are still to be addressed,

- all material considerations are required to be considered until the application
is determined,

- reference to the frequency of the shuttle bus,

- where a design solution is being proposed to the road, it is unacceptable to
assume you can make alterations to the public road nebwork at condition
stage, as this is not transparent and claims the application has been pre-

determined,
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- The parking surveys completed are not accurate, involve miss-counts, don't
tally, remove spaces that exist, add spaces that aren't even permitted and
include car parks so far away it is irrational. The reliance on the car parking
survey between 16"-19" November 2023, to support this scheme will not
stand up to scrutiny,

- Further representations are to follow which will demonstrate further flaws and
errors in the application that will highlight its vulnerabilities, and if unremedied
would result in an erroneous decision

Email from Matrix Planning Consultancy (2B8-11-24)

- Motes recent meeting taken place between Planning Dept and DFI Roads,

- Reference to case law which highlighted that there is a “disproportionate
raliance on presumptively expert consultees” and that consultess "do not
absolve planning officials and committeas alike from their duty to carefully
evaluate the evidence assembled,

- insufficient detail to demonstrate how the public transport will be used to
adequately facilitate the transfer of both public and staff to/from the new Civic
hub, This detail is a flimsy attempt to mitigate against the parking impacts. Not
least the parking survey, constitutes a gross failure to provide a robust
evidence base for delermination, and amounts lo a misdirection, as we will
demonstrate, when our own car park data is analysed and presented,

- DFI| Roads issues around the parking survey, as expressed publicly have
vanished,

- Queslions the need for a Private Streels Determination (PSD) drawing for
alterations to the public road,

- Condition 2, 4, 8 cannot be met, This is a Full application whereby sufficient
details are required to be in the public domain prior to determination,
especially given it relates to wark on the public_road network

- The direction from DF| has not been published.
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Assessment

As stated, the application was deferred for consideration of the matters raised in the
representation recelved on 1% October. This representation was also forwarded to
the applicant’s nominated agent for comment as per standard practice.

As outlined above, further representations have since been received and the

applicant’'s agent was asked for comment.
In response the agent submitted the following information:

- Revised P1 application form with amended description and P2 form with
amended Certificate (Oct 2024),

- Updated Preliminary Ecological Appraizal (PEA), (Oct 2024)

- Updated ‘Final' Flood Risk and Drainage Assessment, {Oct 2024)

- Detailed |etter (07-10-24) referencing the description, retaining wall, flood risk
and drainage assessment, natural heritage, and transport issues,

- Detailed letter (17-10-24) with further data associated with the parking figures,

- Heference to emall corespondence with DF| Eoads and their comments in
the Pre-Application Discussion (PAD) in relation to TAS approval in 2020,

- Revised site layout plan and proposed sections plan (Oct 2024).

- Detailed letter (14-11-24) in response to the issues raised by DF| Roads.

Publicity

Following deferral of the application and receipt of further information the application
was re-advertised in October 2024 (published W/C 7 October 2024), while further
reunds of neighbour notification were alse undertaken in Oct 2024 (8" and 189
QOctober 2024),

The further round of advertising and neighbour notification undertaken in early
October 2024 was following receipt of an amended description, site address and
certificate and a'so further supporting documentation from the agent.
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The latest round of neighbour notification was undertaken following receipt of
amended/additional plans (site layout plan and section plan) and further parking
data. The description and nature of the proposal did not change thus it was not
considerad necassany to further re-advertizse the proposal,

The most recent comespondence received from the agent on 14" November 2024,
was solely a letter in response to comments from DF| Roads. No amendments were

made. Accordingly, it was not considered necessary 1o re NN,

The Planning Department are satisfied that neighbour netification and advertisement
has been carried out in line with reguirements, following receipt of relevant

materials/plans and no interested party has been prejudiced.
As noted above, further representations have been received.

It is noted some of the issues raised since the application was deferred, were
previously raised and covered in the original report. All representations received
remain valid. Any material planning considerations contained within those
representations have been fully considered and assessed as part of the original
repart and this Addendum.

Re-Consultation

The Planning Department issued further consultations to DFI! Rivers, NIEA (MNED)
and DF| Roads on receipt of this additional information,

DFI Rivers- {23-10-24) Rivers Directorate comments in relation to PPS 15 FLD 2, 4
& 5 remain unchanged as per our previous consultation response dated 27th April
2023 (Mo objections).

In respect of FLD1 Flood Maps (M) indicates that the proposed development does
not lie within the 1 in 100 year fluvial or 1 in 200 year coastal flood plain. Rivers

Directorate has no reason to sustain an objection under policy FLD 1.
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Rivers Directorate acknowledges the submission of a Flood Risk Assessment by
RPS, dated January 2024 and comments as follows: Rivers Directorate, while not
being responsib'e for the preparation of this Flood Risk Assessment accepts its logic
and has no reason to disagree with its conclusions.

In respect of FLD3 Rivers Directorate has reviewed the Drainage Assessment by
RPS, dated January 2024 and comments as follows: Rivers Directorate, while not
being responsible for the preparation of this Drainage Assessment accepls ts logic
and has no reason to disagree with its conclusions.

The responsibility for the accuracy of the information submitted lies with the

developer and their professional advisors,
Informatives recommended.

NIEA (MED)}- {(11-10-24) NED acknowledges receipt of an updated Preliminary
Ecological Appraisal report dated October 2024, The ecologists have noted that
Japanese Knotweed and Giant Hogweed are present outside the red line boundary
of the proposed development and have advised a 7m buffer zone to the stand of
Japanesa Knotweed which falls within the development boundary.

The building and vegetation within the site could support nesting birds, and NED
thus advises of the informative as below. NED considers that the proposal is unlikely
to significantly impact natural hertage issues and has no concerns with the proposal.
Informaltives recommended.

DF1 Roads-

{Response 15-10-24) Df| Roads consider the application unacceptable as submitted.
Insufficient detail is available on transportation issues and list 4 issues to be address.

(Response 11-11-24) DF| Roads consider the application unacceptable as
submitted. Insufficient detail is available on transportation issues and list 6 points.
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(Response 27-11-24) DF| Roads have limited issues of concern and offer no
objections in principle subject to conditions. These are listed below as draft

conditions.

Direction from Department for Infrastructure

On 9% October 2024, DFI issued a direction to the Council under the powers
conferred to it by article 17 and 18 of The Planning (General Development
Procedure) Qrder (MNI) 2015.

This direction requires the Council to notify the Department in the event the Councils
Planning Committee reach a recommendation in relation to the application. This
direction allows the Department to have the opportunily to assess, prior to a decision
being issued on the application, and decide if it requires the application to be
referred to it for determination.

This direction does not commit the Department to "calling’ in the application, however
reserves the right for it o inlervens.

The Planning Department acknowledges receipt of the Direction from DFI and will

adhere to its requirements.

Application Site location

section 45 of the Planning Act (Northern [reland) 2011 requires the Council o have
regard to the local development plan, so far as material fo the application, and to any
other material considerations. The site is currently within the remit of the Banbridge /
Mewry & Mourne Area Plan 2075 as the Council has not yet adopted a local
development plan,

The entire site is located within the boundary of Newry Town Centre as designated
within the Banbridge ! Newry and Mourne Area Plan 2015 and is also within the
boundary of the Newry Conservation Area and Area of Archaeological Potential,
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2104 (11) of the Planning Act applies. The site is outside the boundary of the
Primary Retail Core and Frontage.

This site is located within an area of mixed use. It is considered the use proposed at
this location is appropriate in land-use terms and will compliment the existing uses
within the City Centre and will assist in adding critical mass to suppert local

businesses by attracting staff and visitors to the City Centre.
Reconsideration

As noted at the outset an amended site address and proposal description were

submittad,

The site address and description are considered sufficient to inform any interested
party of both the location and nature of the development proposed. No design
changes have been made

A Revised P2 and certificate were also provided with notice served on DFI Roads.

This is a Full application for a new Civic Hub building, to accommeodate a council
chamber, meeling rooms, council offices and associaled ancillary accommodation.
Also, public realm works are proposed to part of existing surface car park, part of
Lower Water Street and along Mill Street. The existing multi-storey car park is to be
demolished and alterations fo the existing road network

Ag outlined above, further re-consultation has been undertaken with several statutory
bodies, whereby NIEA, DF| Rivers and DF| Roads now offer no objections in

principle.
Planning Policy Statement 3 (PPS 3): Access, Movement and Parking.
Policy AMP 1 and AMP 2.

As previously stated, the application site is effectively enclosed by the existing road
network, comprising Abbey Way along the eastern boundary and the access road
serving the existing multi storey car park. The existing vehicular entrance from Abbey

Way is to be retained with a new road layout and access onto Mill Street, (with no
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access from Mill Street permitted). DF1 Roads has  confirmed no objections  in
principle to the proposals, subject to planning conditions. The proposal complies with

the provisions of Policy AMPZ2.

Policy AMP1 also seeks (o ensure new developments take into account the needs of
evaryone including the specific needs of people with disability, Buildings which will be
open to the public also need to be designed to provide suitable access for all {including
visitors, customers and employees). The layoul shows the proposed access
arrangements, which include provision for disabled parking bays in close proximity to
the enfrance and a wide pedestrian circulation area in front of the entrance which is
accessible and usable for all, with dropped kerbs and crossing points also provided. It

is considered thal the proposal complies with the provisions of Policy AMP 1.
Proposed Car Parking Provision

As outlined previcusly, Policy AMP7 of Planning Policy Statement 3 (PPS 3) reguires
that development proposals provide adequate provision for car parking and
appropriate servicing arrangements. The precise amount of car parking is determined
according to the specific characteristics of a development and its location having
regard fo the Department’'s published standards. The Parking Standards guidance
document sets out the parking standards to have regard to in assessing proposals for
new development.

The Parking Standards guidance document indicates, based on the proposed level
of floorspace, that in the region of some 220 parking spaces would be required to
serve this proposed office building (approx. 230 when including the wedding suite).
The proposals do not provide any specific on-site or in-curtilage parking.

The proposals submitted indicate that the building will accommaodate a total of some
215 members of staff, who will be relocated from existing Council offices within
Newry. The applicant has also confirmed that Newry Mourne & Down District Council
operates a hybrid (agile) working policy and will only provide desks for 162 staff
(T5%).
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A Transport Assessment (TA) and Travel Plan (TP) were submitted in support of the
application. These were updated during the course of the application with final
versions submitted in August 2024 (dated 31-07-24). Updated parking surveys were
also undertaken in 2023 to reflect current trends since the COVID pandemic,

As stated, no parking is being provided for the proposed development, rather a case
is made that the parking surveys undertaken, in 2023, demonstrate there is an
abundance of parking provision which exceeds demand and that there is sufficient
existing car parking capacity within Newry city centre at present; however further city
centre provision is also being proposed along Cecil St and Morth 8¢, via 2 separate

planning applications as referenced in the TP,

The existing circumstances of NMDDC staff who are currently located In Newry, al
Menaghan Row and McGrath House, and who already occupy available public car

park spaces within the city centre, is also noted, This was considered previously,

Other measures being proposed as part of the application include the provision of
cycle parking spaces for staff and the publie {including electric bikes and charging
facilities). There will effectively ba a number of methods of travel to access this site,
given its central city centre location inciuding by private vehicle, walking, cycling and
public transporl. While concern was raised, in lhe representations received,
regarding the extent of the walking isochronas and local weather, walking is only 1
rmethod of travel. It is also considered reascnable to anticipate a certain level of

walking to office and civic buildings within a city centre.

A shuttle bus is also being proposed for both staff and members of the public from
Cecil Street to the civic hub.

The Planning Department has reviewed all of the supporting information, as part of
its assessment of the application. it alsc consulted DFI Roads, as outlined above.
DFl Roads has confirmed no objections to the proposal, based on the supporting
information, subject to a number of planning conditions. DF| Roads also clanfied they
are content with the parking survey data provided by the applicant. The Planning
Department have no reason to question the veracity of the parking surveys

submitted, in the absence of any counter surveys submitted by any third party.
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It iz considered that sufficient justification has been provided to support the scheme,
including:

« the application site's city centre location, centrally located and easily
accessible via several modes of transport, existing working practices
and current parking patterns;

« the supporting information, in relation to the leve! of existing and
proposed car parking provision within the City Centre to serve the
proposal, which has demonstrated there is sufficient provision of parking
within the city centre fo serve the development, while also providing
further city centre parking provision; and

= the measures outlined in the Transportation and Travel Plan.

In view of the above and all relevant factors, the proposal is considered to fit with the
requirements of PPS3, Policy AMP 7, in relafion to car parking provision, subject to

appropriate conditions.

It is also noted that DFI Roads had raised the issue of car parking associated with
existing committed developments. It has now confirmed no objections, based on all
of the information submitted in support of the application including the TA and TP,

The Planning Department has considered the nature of the planning conditions
subrmitted by DF| Roads, in its final consuliation response, and having reviewed the
logic for the frequency for the shuttle bus, agree with the wording of the condition
suggested by DF| Roads.

DFI Roads have clarified this condition is to mitigate the shortfall to the reguirement
for 120 spaces lo be provided by the commitled development in the area of the
proposal and is in lime with modal shift guidance together with the reduction of
vehicles from the City Centre hub.

Motwithstanding that the supporting infermation submitted has demonstrated there is
adequate parking capacily within the cily centre o accommaodale the development
proposed, the final TP submitted includes a commitment to provide additional parking.
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It is considered this matter can be dealt with by way of a separate planning condition.
DFl Reads has confirmed no objection in principle to this approach, based on the

following planning condition:

All active traveltravel measures outlined in the Travel Plan (dated 31-07-24),
including Information and Promaotion, Walking, Cycling, Public Transport, Managing
Car Use and Staff Parking, shall be fulfilled in full prior to the occupation of any part
of the building hereby approved. These measures shall continue and be fully
complied with thereafter, unless otherwise agreed in writing in advance by the

Council.

A number of ohjectors, including adjacent church members, have raised the issue of
the loss of public car parking spaces, should the proposal go ahead, due to the
demolition of the multi storey car park.

By way of background, there is currently a total of some 304 parking spaces on site at
present including the multi storey car park, {196 spaces) and an area of surface level
area of parking to the north, (108 spaces). There is also on-street carparking in the
immediate vicinity of the site (30 spaces). This amounts to an overall total provision of

334 spaces on the sile and its immediate vicinity.

The proposal will result in the loss of the multi storey car park, which amounts to some
196 spaces, (although the applicant has stated that the upper deck of the multi storey
area of parking, comprising some 61 parking spaces, has been closed for some time,

is therefore out of use).

It is proposed to retain 138 of the existing car parking spaces within and adjacent to
the planning application site, as indicated on the |atest site layout plan, comprising 108
existing spaces on the existing surface level parking spaces to the north of the
application site and the 30 on- street parking spaces. The proposals will therefore
result in the loss of a total of 196 parking spaces, or 105 operational parking spaces
in the city centre, (based on the applicant’s contention that the upper deck of the multi-
storey has not been operational for a significant period).
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The Planning Depariment has fully considered this issue, as part of its assessment of
the planning application, has interrogated all supporting information submitted, and
has reviewed the status of each car park referred to in the TP. It is noted a number of
these car parks have a formal layout, while a number are informal, a number are free,
while a number are pay, and finally, a number are inside the town centre boundary,
while several are outside. It is acknowledged that there will be a loss of existing

spaces, as outlined above, and it fully appreciates the concerns expressed,

However, it is considered, taking into account all relevant material considerations and
the alternative existing and proposed car parking provision referred to above and other
measures proposed, that the loss of the car parking spaces is justified and no persons
will be discriminated against.

Extensive consuliation has been undertaken with DF| Roads since the application was
first submitted. Previous comments from DF| Roads have been noted, office mestings
held (Minutes recorded and published), and following receipt of further information and
having reviewed their position, DF| Roads in its final comment offer no objections in
principle subject to conditions.

Retaining walllTAS Approval

It is noted a retaining wall is reguired along the boundary of the site adjacenlt lo Abbey
Way. This wall will require technical approval.

DFl Roads are now content that the level of detail provided at this stage for the
proposed retaining structure along Abbey Way s sufficient as a8 more detailed
assessment will be required as part of the Technical Approval (TAS) process,

DFl Rpads also advised the retaining wall as part of the proposal will be the
responsibility of the applicant/management company in terms of maintenance and
ownership and that DFI will have no responsibility for this structure and the Applicant
will be required to enter into a legal agreement with DFI Roads to indemnify the
Department against any claims or failures in the public road arising from the
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implementation of the new civic hub and the ongoing performance of the retaining wall

structurs,

The technical approval associated with the retaining wall and also the need for a legal
agreement will be conditioned accordingly (pre-commencement). There is no need or
requirement to consult with DFP CPD Structural Engineering Construction Saervice at

this time.

It is also noted an engineering solution will be required to ensure only service vehicles
can exit from the proposal onto Lower Water Street. DFI Roads have clarified the short
stretch of road from the junction of Abbey Way to Lower Water Street, shall remain
private [and will not be adopted). The relevant DF| Sechon Office will require to be
contacted to oblain a permit to open the road.

The Planning Department consider this matter can be dealt with by way of an

appropriately worded condition (pre-commencemant).

While it is acknowledged this is a Full application, it is considered there is sufficient
infarmation and detail provided to make an informed decision, whereby the matters
above can be dealt with by way of negative pre-commencemeant conditions.

Summary

The Planning Department fully appreciates there is continued opposition to this
application from third parties, however having assessed and interrogated all
information provided, consider there is sufficient information available to make an

informed decision, whereby the proposal complies with all relevant planning policies.

Accordingly, Approval is recommended subject to a number of conditions.

Recommendation: Approval
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Draft Conditions:

1. The development hereby permitted shall be begun before the expiration of 5
years from the date of this permission.
Reason: As required by Section 61 of the Planning Act (Northern Ireland)
2011,

2. The development hereby permitted shall take place in strict accordance with the

following approved plans: Drawing No.s TBC.

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

The identification and evaluation of archaeological remains within the site;
7 Mitigation of the impacts of development through licensed excavation
recording or by preservation of remains in-situ;

Post-excavation analysis sufficient to prepare an archaeclogical report, 1o
publication standard if necessary; and
| Preparation of the digital, documentary and material archive for deposition.

Reason: to ensure thal archaeological remains within the application sile
are properly identified, and protected or appropriately recorded.

4, All site works and development shall be in accordance with the programme of
archaeological work approved under the condition above.
Reason: to ensure that archasolagical remaing within the application site are
properly idenfified and protected or appropriately recorded.

5. A programme of post-excavalion analysis, preparation of an archaesological
report, dissemination of results and preparation of the excavation archive shall
be undertaken in accordance with the programme of archaeological work

approved under condition above.
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These measures shall be implemented and a final archaeclogical report shall
be submitted to Newry, Mourne and Down District Council within 12 months of
the completion of archasological site works, or as otherwise agreed in writing
with Mewry, Moume and Down District Council.

Reason: To ensure that the results of archaeclogical works are appropriately
analysed and disseminated and the excavaltion archive is prepared to a
suitable standard for deposition.

Mo external brickwork or stonework shall be constructed or applied unless in
accordance wilh a writlen speciflicalion and a physical sample panel, details of
which shall have first been submitted to and approved in writing by the
Council,

The sample panel shall be provided on site and made available for inspection
by the Council for the duration of the construction works.

The sample panel shall show the make, type, size, colour, bond, pointing,
coursing, jointing, profile and texture of the external materials.

No windows, or exlernal doors shall be inslalled unless in accordance wilh
detaiis that shall have first been submitted to and approved in writing by the
Council, The detailz shall include their design, profile, materials, finish and

colour, cills, head and reveals.

Motwithstanding the submitted details, no development (other than site
clearance, site preparation, demolition and the formation of foundations and
trenches) shall commence on site unless the detailed design of the recesses
to the windows and external doors have been submitted to and approved in
writing by the Council. The details shall include scaled section drawings. The
development shall not be carried out unless in accordance with the details so

approved.

Mo external roeofing, including flashings, fascia boards and paving slabs, shall
be constructed or applied unless in accordance with a written specification
and a physical sample, details of which shall have first been subrmitted to and
approved in writing by the Coundcil,
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The sample shall be provided on site and made available for inspection by the
Council for the duration of the construction works,

Reason: To ensure that the materials used are of appropriate quality in the
interests of maintaining the character and appearance of the setting of
surrounding listed buildings. The long, low form of the building set at the base
of a hill means it is preminent and therefore high-guality materials and

detailing are important.

10, Prior to commencement of external landscaping, samples shall be submitted
and approved in writing by the Council in respect of all external matenals and

finishes proposed, 1o include;

a) Retaining wall along Abbey Way
b} Paving slabs

o) Paving =etts

d) Kerbs

e) Steps

f) Handrails and guardings

Reason: to ensure that the landscaping is of appropriate quality in the
interests of maintaining the character and appearance of the setting of
surrounding listed buildings

11.No extarnal lighting shall be installed uniess in accordance with details which
shall have been submitted to and approved in writing by the Council. The
details shall include the specification of the lighting including luminance [evels
{Lux} and the design and appearance of fixtures including columns, casings
and brackets as applicable.
Reason: to ensure that the lighting does not disproportionately attract
attention away from the Grade A listed 5t Patrick’s Cathedral building and
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form a competing focus fo it

12. Mo drainage shall be laid until the developer has entered into an agreement
with NI Water under Articke 161 of the Water and Sewerage Services
{(Morthern Ireland) Order 2006.

13. No development shall proceed beyond sub-floor construction until the foul
sewerage network engineering solution as shown on solution design
drawing to mitigate the downstream foul capacity issue as agreed with NI

Water is provided by the developer 1o the satisfaction of NI Waler,

Reason: To ensure a practical solution to sewage disposal is possible at the
site that will protect features of indirectly connected European Sites in
Carlingford Lough from adverse effects,

14, The development shall not be occupied until the developer has complied with
all of the requirements set out in the agreemeant entered into with NI Water
under Article 161 of the Water and Sewerage Services (Northern Ireland)
Order 2006.

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

156. The vehicular accesses at Mill Street and Abbey Way, including visibility
splays, forward sight distance shall be provided in accordance with Drg No
1904 8-HAM-XX-XX-DR-A-1001-P&- Proposed Site Plan date published 18-
10-24 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 satisfactory means of access in the interests of
road safety and the convenience of road users.
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16. An engineering design solution shall be submitted to the Council prior to the
commencement of any other development hereby permitted for agreement in
writing by the Council and DFI Roads to ensure only service vehicles can exit
from the proposal onto Lower Water Street. Once agreed this measure shall
be implemented prior to the commencement of any other development hereby
permitted.

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

17. The access gradient(s) to the developmenl hereby permitted shall not excesd
8% (1 in 12.5) over the first 5 m outside the road boundary. Where the
vehicular access crosses footway, the access gradient shall be between 4%
{1 in 25) maximum and 2,5% (1 in 40} minimum and shall be formed so that
there is no abrupt change of slope along the footway.

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

18.No retailing or other operation in or from any building hereby permitted shall
commence unlil hard surfaced areas have been constructed and permanently
marked in accordance with the approved drawing Drg No 1904 8-HAM-XX-XX-
DR-A-1001-P&- Proposed Site Plan date published 18-10-24 to provide
adeqguate facilities for parking, servicing and circulating within the site. No part
of these hard surfaced areas shall be used for any purpose at any time other
than for the parking and movement of vehicles.
Reason: To ensure that adequate provision has been made for parking,
servicing, and traffic circulation within the site,

19. A shuttle bus service, for both staff and members of the public, shall operate
to and from the new Civic Hub to car parking at Cecil Street Leisure Centre at
20 min intervals between 0800 to 1000 and 1600 to 1800 and every 30
minute intervals between 1000 and 1600 Monday to Friday. This service shall
be subject to review following 12 months, from the date the building hereby
approved is occupied and with any proposed changes 1o be assessed and
agreed by NME&DC Planning Department in consultation with DFI Roads.
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Reason; To ensure that adequate provision has been made for parking and

traffic circulation.

20. The develcpment hereby permitied shall not be commenced until any highway
structure/retaining walllculvert requiring Technical Approval, as specified in
the Roads (NI} Order 1993, haz been approved and constructed in
accordance with CG300 of Design Manual for Roads and Bridges.

Reason; To ensure that the structure is designed and constructed in
accordance with CG300 of Design Manual for Roads and Bridges.

21. The Retaining wall as part of the proposal will be the sole responsibility of the
applicant’management company in terms of maintenance and ownership and
DF| will have no responsibility for this wall. The Applicant shall enter into a
legal agreement with DF| Roads to indemnify the Department against any
claims or failures in the public road arising from the implementation of the new
civic hub and retaining wall.

As is required, this indemnity will correspond with the TAS approval for the
design life of the wall of 120 years as per DMRB standard.

Reason: To ensure that the structure is designed and constructed in
accordance with CG300 of Design Manual for Roads and Bridges and that the

Department is indemnified for failure of structure

22, All active travelftravel measures outlined in the Travel Plan {dated 31-07-24),
including Information and Promotion, Walking, Cycling, Public Transpaort,
Managing Car Use and Staff Parking, shall be fulfilled in full prior to the
occupation of any part of the building hereby approved, These measures shall
continue and be fully complied with thereafter, unless otherwise agreed in
writing in advance by the Council.

Reason; To ensure the orderly development of the site.

23. All plant equipment on the roof shall be acoustically screened to ensure no
noise disturbance o neighbouring residential accommodalion.
Reason: |n the interests of residential amenity,
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24. Prior to any demolition and construction works commencing on site an
operational plan shall be submitted to and approved in writing by Planning
Office (for consultation with Environmental Health) which adeguately deals
with noise, vibration and dust, including hours of operation, dust supprassion,
rmonitoning of noise and vibration as per Acoustic Report.

Reason: To ensure the orderly development of the site.

25.in the event that any previously unknown contamination ig discoverad
development on the site shall cease immediately pending submission of a
written report which appropriately investigates the nature and extent of lhat
contamination and reports the findings and conclusions of the same and
provides details of what measures will be taken as a resulf of the
contamination for the prior written approval of Planning Office (in consultation
with Environmental Health at Newry, Mourne and Down District Council).
Reason: To ensure the orderly development of the site.

DF| Roads INFORMATIVE

1. Notwithstanding the terms and conditions of the Depariment of
Environment's approval sel out above, you are required under Articles 71-
83 inclusive of the Roads (NI) Crder 1893 to be in possassion of the
Department for Regional Development's consent befare any work is
commenced which involve making or altering any opening o any boundary
adjacent to the public road, verge, or footway or any part of said road,
verge, or footway bounding the site, The consant is available on personal
application to the Department for Infrastructure Section Engineer whose
address is 3 Springfield Eoad Mewry. A monetary deposit will be required
to cover works on the public road

The developer is required to enter into a legal agreement with OF| Roads
to indemnify the Department against any claims or failures in the public
road arising from the implementation of the new civic hub and retaining
wall prior to the commencement of any other development hereby

parmitted.
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It iz a DF| Roads requirement that all structures which fall within the scope
of the current version of CG300 of Design Manual for Roads and Bridges
shall require Technical Approval. Details shall be submitted to the
Technical Appraval Authority through the relevant Division,

Precautions shall be taken to prevent the deposit of mud and other debris
on the adjacent road by vehicles travelling to and from the construction
site. Any mud, refuse, ele, deposited on the road as a result of the
development, must be removed immediately by the operator/contractor,

It is the responsibility of the Developer to ensure that water does not flow
from the sile onlo the public road (including verge or foolway) and thatl
existing roadside drainage is preserved and does not allow water from the

road to antar the site,

Case Officer Signature: M Keane
Date: 29-11-24

Appointed Officer Signature: A McAlarney

Date: 29.11.2024
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Newry, Mourne
and Down

District Council

PRE-DETERMINATION HEARING.
Date: 9" April 2025

Development Management Officers Report

Application Ref Number:  LA0D7/2023/2274/F

Date Received: March 2023,

Proposal: Proposed Civic Hub building accommodating council room,
meating rooms, council offices and associated ancillary
accommadation. Public realm works to part of existing surface
car park, part of Lower Water Street and along Mill Street.
Demaolition of the existing multi-storey car park and alterations
to the existing road network,

Site location Lancls at Abbey Way Multi-Storey Car Park, Mill Street & Lower
Water Street, Mewry

Assaciated application

Application Ref Number: LAOT/2023/2275/DCA

Date Received; March 2023,

Proposal: Demaolition of multi starey car park, Proposed Civic Hub
building accommaodating council room, meeting rooms, council
offices and associated ancillary accommaodation. Associated
public realm works to part of existing surface car park.
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Background.

Application reference number LADT/2023/2274/F, was recommended for approval
to the Council's Planning Committee on 18" December 2024, The Planning

Committee voted to accept the recommendation.

Application LADT 2023/2275/DCA, seeks demalition cansent for the remaval of the
existing multi storey car park on site, being located within Newry Consarvation Area.

Legislation reguires this associated DCA is processed by the Department for

Infrastructure (Dff] and which remains with the Department at this time.

O 8th October 2024, Dl issued a direction to the Council under the powers
conferred to it by article 17 and 18 of The Planning [(General Development
Frocedure) Order (MI) 2015, This direction reguired the Council to notify the
Department in the event the Councils Planning Committee reached a
recammendation in relation to the application. The Council duly notified Ofl of the
outcome of the Planning Committee meating of 18" December 2024, on 7™ lanuary

2025.

On 5™ March 2025 correspondence was received from Dfl which concluded that they
did not intend to invoke their Call-ln powers under Section 29 of the Planning Act

[MI} 2011, The Council can now continue to process the application.

Conclusion

As this application has been the subject of a direction from DFI, the Council is
required to hold a pre-determination hearing pursuant to Regulation 7i1) of the
Flanning [Development Management) Regulations [NI) 2015 where the application

has not been called in by Ofl under Section 29 (1) of the 2011 Act,

The purpose of this report is to provide information for the Planning Cammittes to
inform the pre-determination hearing and to anahble the applicant and interested

parties to be heard ahead of determining the application, The hearing will follow a
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similar format to the Planning Committee in that the officer will give an oral
prasentation of the application and key issues. The applicant and interested parties
will then have an opportunity to speak, The abjective of the hearing will be to focus

on the material planning considerations and explore these to facilitate the Planning

Committee in making its determination on the application.

Following the pre-determination hearing, the planning application will be
reconsidered and determined by the Planning Committee which will follow the

hearing.

The original case Officers report and subsequent Addendum are appended for

information.

M Keane

Senlor Planning Officer.
26th March 2025.
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Newry, Mourne

and Down
District Council

PRE-DETERMINATION HEARING REPORT

Application Ref Number; LAD7/2023/2274/F
Date Recelved: hMarch 2023,

Proposal; Proposed Civic Hub building accommodating council room, meeting rooms,
council offices and associated ancillary accommaodation. Public realm works to part of
existing surface car park, part of Lower Water Street and along Mill Street. Demolition of the
existing multi-storey car park and alterations to the existing road network.

Site location Lands at Abbey Way Multi-Storey Car Park, Mill Street & Lower Water Street,
Mewry

Assaciated application

Application Ref Number: LAO7/2023/2275/DCA

Date Received: March 2023.

Proposal: Demaolition of multi storey car park. Proposed Civic Hub building accommadating
council room, meeting rooms, council offices and associated ancillary accommodation.
Assaciated public realm works to part of existing surface car park
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A Pre Determination Hearing (PDH) for the above was held an Wednesday 9" April 2025,
Thosze in attendance included representatives for the applicant (Mr Mark Priestly, hr Bieran
Carlin and Mr Stephen Livingstane] and third parties (Mr Andy Stephens, supported by Mr
Simon Warke, Cannon Francis Brown and Mr Anthony Patterson). Representatives availed of
speaking rights.

A number of issues were raised during the presentation by both parties, most of the issues
raised were not new issues the majority of which had been raised and addressed during the
processing of the planning application,

A summary of the main issues raised include the following:-

e Dut of date information/repaorts being submitted,

¢ Timeline of Historic Environment Division respanse

s Extent of parking surveys undertaken by parties,

&  The economic benefits of the proposal,

# The level of accommodation prowided,

# The number of disabled spaces provided,

*  Statement by 3™ party that further representation would be submitted in relation to
impact of the proposal on the Listed Cathedral.

s (ther matters.

Each of the above shall now be considerad in full,
Qut of date i atfon/reports being submitted.

This is not a new matter but was raised and fully taken into account during the processing of
the application,

Further supporting information was submitted by the agent in October 2024 including an
updated Preliminary Ecological &Appraisal, Flood Risk Assessment and Drainage Assessment.
Consultation was undertaken with NIEA and DF| Rivers, who offered no objections. Both this
information and subsequent consultee responses were fully assessed by the Planning
Department in assessment of the proposal. The Planning Dept is content that it based its
assessment of the proposed develapment an up to date infarmation available to it at that
Lirme.

inadeguate publicity

This is not @ new matter but was raised and fully taken into account during the processing of
the application,

A revised application form with amended propasal description and site address, together with
an amended Certificate and further detailed plans were received in October 2024,

The application was re-advertised in October 2024 (published W/C 7 October 2024), while
further rounds of neighbour notification were alse undertaken in Qct 2024 (8% and 13"
October 2024).
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The further raund of advertising and neighbour natification undertaken in early Octaber 2024
was following receipt of an amended description, site address and certificate and also Turther
supporting documentation from the agent.

The latest round of neighbour notification was undertaken following receipt of
amended/additional plans (site layout plan and section plan) and further parking data. The
description and nature of the proposal did not change thus it was not considered necessary
to further re-advertise the proposal.

The most recent correspondence received from the agent on 14™ November 2024, was solely
a letter in response to comments from DFl Roads. Mo amendments were made. Accordingly,
it was not considered necessary to re NN,

The Planning Department are satisfied that neighbour notification and advertisement has
been carried out in line with requirements, following receipt of relevant materials/plans and
na interested party has been prejudiced.

Timeline of Historic Environment Divisions comments/responses

Comments made in reference to the consultee response received from Historic Environment
Division (HED} in December 2024 and the date published on the public portal.

By way of background, the final farmal consultation response from HED was received on 26
June 2024, with no objections in principle to the proposals.

Following completion of the consultation process and assessment of the application, approwval
was recommended by the case officer on 29™ Nov 2024 and was included on the schedule of
the Planning Committee meeting on 18" December 2024.

Fallowing recommendation, a further & representations were received from Matrix Planning
between the 4*" December and thel8th December 2024, this included a Listed Building Setting
Assessment by Consarc Consensation.

Due toits late nature, the Planning Department forwarded the Listed Building Assessment to
HED for comment via email. HED's response, while dated 9°" December was forwarded tao the
Planning Department on 17" December 2024, following which it was published on the public
portal on 19" December 2024,

The Planning Department had full regard to the contents of the HED response of 17"
December 2024 before the Planning Committee meeting of 18" December 2024, At the
Planning Committee meeting of 18¥ December 2024, the presenting officer made thaose
present aware that HED had replied and provided a summary of their position. All third parties
wera present at that meeting.

The respanse from HED has been available to third parties to comment on since the 19"
December 2024, No comments have been received to date,

The Planning Department consider no third party has been prejudiced in any way.
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Extent of parking surveys undertaken by parties

This is not & new matter but was raised and fully taken into account during the processing of
the application.

The matter of parking surveys undertaken by respective parties was raised.

Surveys by applicants were undertaken June 2021, Feb 2022, June 2022, and most recently
Moy 2023,

Raw data has been provided from the Nov 2023 survey, which took place over 4 days
(Thursday 16- Sunday 19" Nov) and which extended ta include some 18 separate car parks.

Surveys by third parties were undertaken in May, Oct, and Nov 2024,

The data provided sets out that a survey was undertaken for 4 days (18 May, 24°" Qct, 15" &
16" Nov), which covered 1 car park.

The most recent survey undertaken by the applicants [Nov 2023) was past COVID, DFI Boads
accepted the methodology used by the applicant and data provided. It is noted 2 of the days
(Thursday & Friday) were during the working week, while 2 (Saturday & Sunday) were over
the weekend.

It is reasonable to expect the respective surveys undertaken at different times by respective
parties would have different findings.

The Planning Dept has fully interrogated this matter and is content with the information
provided. The issue of parking has been fully considered throughout the processing of this
application. The Planning Department has considered all relevant factors and consicer a case
has been made demonstrating there is sufficient parking capacity within the town centre to
accommodate the proposal, while the central and highly accessible location of the site from
various modes of travel topether with the active travel and measures proposed are also
considered to fit with the reqguirements of PPS3, in relation to parking provision, subject to
appropriate conditions.

The loss of existing car parking spaces has also been fully considered and has been justified,

The economic benefits of the proposal

This matter was raised in relation to the economic benefit of the proposed development to
Mewry City Centra,

The Planning Department note that the site is located within the town centre as identified in
the Area Plan, Regional Planning Policy provided by the Strategic Planning Policy Statement
(SPPS) advises that town centres provide a wide variety of retailing and related facilities,
including employment, leisure and cultural uses, The 5PPS seaks to encourage development
al an appropriate scale in order to enhance the attractiveness of town centres, helping to
reduce travel demand. The aim of the 3PPS is to support and sustain vibrant town centres
across Morthern Irefand through the promotion of established town centres as the
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apprapriate first chaice location of retailing and other complementary functans, consistent
with the RDS.

The Flanning Department consider the use of this site as a civic centre s appropriate and will
complement existing uses whilst the creation of additional footfall will benefit local businesses
with the aim of supporting and sustaining a vibrant City Centre,

The proposed development is considered appropriate to its primary role as a City within the
settlement hierarchy. IL is considered to comply with the Area Plan and relevant planning
palicies, including the Strategic Planning Policy Statement (SPPS).

There is no reguirement in Regional Policy for a business case o be made to justify the
proposed development and in this regard the Planning Department is content sufficient
information has been submitted to make an informed decision on the proposed development.

The level of accommodation provided

The level of floorspace and its usage was gueried by third parties.

The development praposes same 5680s5qm of Aoor-space and s to accommodate some 215
staff who will be relocated from existing Council offices within Newry. The Council operate a
hybrid (agile) working policy and will anly provide desks for 162 staff.

The building comprises 3 floars of accommodation.

Ground floor- main entrance foyer, exhibition space, meeting/ceremony rooms, toilets, open
plan office, bike/bin storage, and plant roams,

First floor- open plan office, meeting rooms, break out areas, toilets.

Second floor- chamber, meeting rooms, chairperson’s room, conference room, open plan
office, toilets and plant rooms.

The agent advised during the PDH that some 275sgm of floorspace would be rented
accommodation, however since the PDH, have clarified this was an error, and that there is no
rental accommodation within the Civic Hub, An Innovation Hub is proposed on the ground
floor (some 184sgm floor space). This is not additional floor area, it is public space and has
been considared by the Transport Assessment, It is not lettable office space, but public space
for local businesses and students to innovate and engage with emerging technaolagies, on an
ad hoc basis.

The Planning Department consider this issue has been now clarified and requires no further
interrogation.

The number of disabled spaces provided

The development proposed provides for 7 disabled spaces immediately adjacent to the
proposed civic centre building,

This is compliant with Planning Policy.

Additional informatich to be received
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The Officers Addendum Repart was completed and signed off an 29" Mav 2024,

As outlined abowve since this date, further representations were received from Matrix
Planning, while representation was also racelved fraom Ulster Architectural Heritage, Tom
PcEvoy and Paul Lennon, the content of which have all been fully considered.

During the POH third parties advised of their intention to submit a further representation in
response comments from HED received 17" December 2024 and uploaded 19™ Dacember
2024, Given the comments have been in the public domain since 19°" December 2024, the
agent has been requested to submit this information on or before 12pm Wed 16% April 2025
for full consideration by the Planning Department.

Other matters

As praviously set out the application site is located within the boundary of the town centre
and is also located within the boundary of the Newry Conservation Area. Section 104 of the
Planning Act 2011 states special regard must be had to the desirability of —

(a)preserving the character or appearance of that area in cases where an opportunity for
enhancing its character or appearance does not arise;

(b)enhancing the character ar appearance of that area in cases where an opportunity to do
50 does arise.

The character of the Newry Conservation Area is informed by a mix of building types of varying
architectural guality. The characteristic form of this part of the Conservation Area is Georgian
as seen from the listed buildings on Castle Street and 5t Coleman's Park. This has influenced
the strong rhythm of the proposed building facades. The proposed development respacts the
characteristics of adjoining bulldings through the sculpted nature of the design of the building,
which frames views through the site whilst ensuring it does not dominate in its immediate
ervirons. The building is stepped in nature, reducing its overall dominance, leaving the
Cathedral as the dominant feature in the Conservation Area. Although the proposed building
is of horizontal mass, the elevational treatment with expressed structure helps to breakdown
thie owverall mass, while reflecting the expressive structure of the Cathedral,

The height and massing of the building has been well-cansidered to ensure significant views
and vistas of Newry Cathedral bell tower, the spire of 5t. Mary's Church and other important
historic buildings are retained and framed to further enhance their significance within the city.

The proposed development will enhance visual connections between important landmarks
and buildings through framing views of Newry Cathedral,

The proposal invalvas the demolition of the Multi Storey Car Park, an unattractive building
within the Conservation Area, which currently detracts from the Conservation Area.

For these reasons the Planning Department consider the development proposed will both
preserve and enhance the special character and setting of this Conservation Area for Mewry.
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Canclusion

The Planning Department has had full regard to the matters raised during the Pre
Determination Hearing, The Planning Department is content that the majority of matters
raised during the mesting were not new matters and had previously been addressed during
the processing of the planning application. Any new issues which have arisen during the PDH
have been addressed as above. Inlight of the above the Planning Department are content that
thie application can now progress towards determination with a recommendation to approve
subject to conditions.

Case Officer Signature: M Keane 16-04-25

Appointed Officer Signature: A McAlarney 16-04-25
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Committee Application

Development Management Officer Report

Case Officer: Eadacin Farrell

Application 1D: LADT/2022/0951/F Target Date:

Proposal: Location:

Demalition of existing dwelling and erection of | 22 Belfast Koad

& no. semi-detached dwellings and 2 Mewry

apariments with associated site works BT34 1EB

Applicant Name and Address: Agent Name and Address:

Deirdre Cuinn 2'Callaghans Planning

22 Belfasl Road 20 Castle Sireat

MNawry Mewry

BT34 1EE BT34 2BY

Date of last 13 neighbours were notified of the apphcation

Meighbour Notification: an 13 August 2022, 2 neighbours were re
notified on 13" Dacember 2023, 1 of those
naighhours were notified of additional plans on
28" Fabruary 2024, (Nelghbours wera re
notified of additional plans upon receipt of
representations outlined below).

Date of Press Advertisement: The application was adverlised in the local
press in July 2022

ES Requested: Mo

Consultations:

= Dfl Rivers accepts the Flood Risk Assessment's Ingic and has no reason to disagrea with
its conclugions (FLD 1). FLD 2 and 4 are not applicable o the site. Dfl Rivers accepis the
Drainage Assessment's kogic and has no reason (o disagree with its conclusions. The
Drainage Assessment has demonstrated that the design and construction of a suitable
drainage natwork is feasible, however the Drainage Assessmaent states that the drainage
design requires further detailed design, therefore Rivers Directorate requesis that the
Planning Autharity includes the following Condition as part of its planning pemission if
granted, (FLD 3). Rivars Directorate s in possession of information confirming that
Camiough Reservoir has 'Responsible Reservoir Manager Sfatus’. Consequently, Rivers
Directorate has no reason to object to the proposal from a reservoir flood risk
parspective, (FLD 5)

= Dfl Roads offer no objections subject to conditions

« 5ES, following an appropriate assessment in accordance with the Regulations and
having considered the nature, scale, timing, duration and locsetion of the project, advises
lhe project would not have an adverse effect on the integrity of any European site either
alone or in combination with other plans or projects.

= NI 'Water recommends refusal. A high level assessment has indicated potential network
capacity izsues which establishes significant risks of detrimental effect to the environment
and defrimental impact on existing properties. Faor this reason NI Water is recommending
connections o the public sewsrage syslem are curlaied, The Applicant was advised o
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consult directy with Ml Water to ascertain whether an alternative drainage ! freatment
solution can be agreed whereby an Impact Assessment is required. The agent has
engaged with NIYW wheraby a waste water impact assessment application has been
submitted, and remains ongoing between parties

While the position to date from NIW has been noted and is fully acknowledged and
respected, tha agent has clearly engaged with MIW and is committed towards seeking a
resolution, which is welcomed, and on this basis, the Planning Department having
considered all factors, is content to proceed and deal with this issue by way of negative
pra commeancament and occupation conditions.

» HED Historic Monuments has assessed the application and on the basis of the
information provided is content that the proposal is satisfactory 1o SPPS and PPS 6
archaeological policy requiremeants. The propased scheme is easl of the Newry Canal, a
regionally important 18th century menument that is scheduled for profection under the
Historic Monuments and Archasological Objects Order (NI) 1885, Given the site layoul
and proposediretained screening HED (Historic Monuments) are content the scheme will
not adversely impact upon the setiing of the canal.

s NIEA Natural Environment Division has considered the impacts of the propasal on
designated sites and other natural heritage interests and, on the basis of the information
provided, has no concerns subject to conditions.

» Loughs Agency has considered the information provided and would like to outling the
potential impacts from this development. Such impacts could include: Increases in silt
and sedimant lnads resulting from canstruction warks, paint source pallution incidants
during construction and overloading of axisting WWTW infrastructure. Subject to
conditions, these impacts can be reduced and managed.

Representations:
Cccupiers of Mo, 34 Ashgrove Road outline concerns regarding the removal of the mature trees
and vegetation on the site and requested that as much of the greenery is preserved as possible

Cocupiers of Mo, 24 Belfast Road oulline concerns regarding privacy wherehy the existing
natural screening along the sile boundaries should be retained. Further correspondence with the
nceupiers of No, 24 Belfast raised concerns regarding separation distances, placemeant of
windows, sectionsflevels, landzcaping and boundary treatments.

Letters of Support

Letters of Objection

Petitions

Signatures _
Nurnber of Patitions of
Chjection and
signaturas

o olomo)

Summary of Issues: Principle of development, character of area and design and
proposed development, landscaping and hard surfacing, parking and access, flood risk,
natural and built heritage, ancillary services, amenity of neighbours.
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Site Visit Report

Date of Site Visit: November 2023

Characteristics of the Site and Area

The lands outlined in red form rectangular shaped site located with the setlement development
limits of Mewry. The site is accessed ofl Belfast Road (Protected Route) and comprises an
existing single storey dwelling and open grassland. In terms of topography, the lands slope
downwards from road leval in a westerly direction, towards the watercourse along the western
boundary. The westem portion of the site lies within Newry Canal Local Landscape Policy
Araea. Extensive vegetation is planted throughout the site and along boundaries.

Vacant lands abut the site to the south, whilst medium density house developmenis lie to the
narth af the site,

Description of Proposal
The proposal involves the demclition of the existing dwelling and erection of 8 no.
semi-detached dwellings and 2 apartments with associated site works.

Planning Assessment of Policy and Other Material Considerations

K EBanbridge / Mewry and Mourne Area Plan 2015

. SPPS — Strategic Planning Policy Statement for Northemn Ireland

. PPS 2 — Natural Heritage

£ FFS5 3 = Access, Movemnent and Parking

. FPS 7 —Quality Residential Environments

. Addendum to PPS T — Safeguarding the Character of Established Residential Areas
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PP38 -~ Open Space, Sport and Cutdoor Recreation

PFS 12 - Housing in Settlements

PPS 15 - Planning and Flood Risk

Supplementary guidance including

Creating Places

Development Contral Advice Nota (DCAN) & - Housing in Existing Urban Areas
Cevelopment Control Advice Mote [DCTAM) 15 =Vehicular Access Standards
Parking Standards

Fa s T = I L T

PLANMING HISTORY
PMB97/0496 — 22 Belfast Road MNewry — Extension to dweling — Approved

Lands to south of site:

PMET51018 — Proposed site for residential development — Refused

FH983/0717 = Proposed site for dwelling - Approved

F/1883/0127 Site for dwelling  Approved

LADT20211118/F - Proposed housing development containing 1no. 4 badroom detached
house, 2no, 4 badmom semi-detached houses and 8no, 3 badroom semi-detached houzses,
Total of 11 houses = Invalid application

EVALUATION

The Planning Act (NI} 2017

Section 45 of the Planning Act (NI} 2011 requires the Council to have regard to the Local
Developrment Plan (LDP), =0 far ag material to the application and to any other material
consideraiions. The relevant LDP is Banbridge, Mewry and Mourne Area Plan 2015 as the
Council has not yet adopted a LDP.

Banbridge ;¥ Newry & Mourme Area Flan 2015
The site is located within the development limit of Newry. The western partion of the site is
within Mewry Canal LLPA.

Those features or combination of features that contribule to the environmental quality, integrity
or character of this particular LLPA are isted balow:
= Areg of nature conservation interest including the Newry river and canal comidors and
associaled vagalation / trees;
» Archaeclogical sites and monuments, their views and seftings including the scheduled
Damaolly Fort, Maunl Mill and Bridge;
¢« Listed buildings including Mewry Town Hall and Couri House, their views and setlings.

Units 5 and & are to be sited within the LLPA. However, the dwellings are sited at the eastam
poriion of the zoning, and the land closest to the river is to remain undeveloped, with the rear
boundary of units 5 and & nol extending any closer to Newry River than adjacent development
within Laurel Grove. Existing mature hedgerows and trees are to be retained and
supplemenied.

Policy CWN3 of the Area Plan provides the criteria of development within an LLPA. Within
designated LLPAs, planning permizsion will net be granted to development proposals that
would be liable o adversely affect their intrinsic environmental value and character, as set out
above,
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Where riverbanks are included within LLPAs, public access may be required to the river
corridor as part of the development proposal,

Where proposalzs are within andfor adjoining a designated LLPA, a landscape buffer may be
requirad to protect the environmental quality of the LLPA.

FPublic access to the riverbank will be retained given the exizsting tow path than runs along the
western side of the river. The site layout plan shows the retention of existing trees and
hadgerow, A 1.8m high timber fence is to be erected to the raar of units 5 and 6. A condition
can be attached requiring additional planting to the outside of the timber fence to protect the
environmental quality of the LLPA and to enhance the nature conservation interest,

The =ita is sufficiently separated from the other key features of tha LLPA zoning.

Tha NI Regional Developmaent Strategy 2035

FGa of the Regional Development Strategy aims to manage housing growih to achieve
sustainable pattems of residential developrment. it aims to provide high quality accessible
housing within existing urban areas without causing unacceptable damage to the local
character and envirenmental guality or residential amenity of these areas, The principle of
redeveloping this site within the urban footprint is in line with the regional policy of the RDS.

Tha Strafegic Planning Palicy Statameant

The SPFS is material to all decisions on individual planning applications. However, a
transitional period will operate until such times as a Plan Strategy for the whole Council area
has bean adopled, Paragraph 1,12 of the SPPS states that any conflict between the SPPS and
any palicy retained under the transitional arrangements must be resolved in favour of the
provision of the SPPS i.e. where there is a change in policy direction, clarfication or conflict
with the existing polices then the SPPS should be afforded greater weight. However, where the
SPPS is silent or less perspeciive on a planning policy matter than the retained policies should
not be judged to lessen the weight afforded to retained policy, The Strategic Planning Policy
Statement sets out that the policy appreach must be to facilitate an adeqguate and available
supply of quality housing to meet the needs of everyone; promote more sustainable housing
development within existing urban areas; and the provision of mixed housing development with
homes in a range of sizes and tenures, Tha SPPS alzo addrasses housing in setttemants. It
repeats the planning control principles set out within PFP512. These planning confrol principles
are addressed in Policy QD 1 of PRS T,

PPS 7= Guality Residentia! Environments

PPST sets out planning policy for achieving guality in new residential development. Policy QD1
of PPST siates that residential development should draw on the positive aspects of the
surrounding area’s character and appearance. Proposals layout, scale, proporlions, massing
and appearance should respect the character and topography of their site. It also states that
propasals for housing developments will not be parmittad where they would result in
unacceptable damage to the local character, environmental quality and residential amenity of
the area, Developments shoulkd not be in conflict with or cause adverse impacts upon adjacent
land uses, Devalopment Control Advice Note B *Housing in Existing Urban Areas” (DCAN 8)
zimilarly notes that a development's impact on the character and amenity of a neighbourhoods
are important matters o consider. Nolwithstanding the strategic objeciive of promoling more
housing in urban areas, paragraph 1.4 of PPS7 states that this must not result in town
cramming. It adds that in established residential areas the averriding objective will be to avoid
any significant erosion of the local character and the environmental quality, amenity and
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privacy enjoyed by existing residents. Policy QD1 thereof states that planning permission will
only be granted for new residential development where it is demonsirated that the proposal will
create a quality and sustainable enviranmenl.

a) the development respects the surounding context and is approprigte to the character
and topography of the site in terms of layout, scale, proportions, massing and
appearance of buildings, structures and landzcaped and hard surfaced areas;

Raosidantial development is acceptable in principle on the site given its location within the SDLs
of Newry and an ERA which includes detached, semi-detached and terraced dwellings (both
single, 2-storey and 2 % storeys) and apartment blocks, Dwellings in this area display a range
of designs and features including dormer windows, hipped, pitched and flat roofs, sandstone
gquaing, pillared gorches, brick and rendered walls and differing roof and brick colours,

The propasal is for 8 No, semi-datachad dwellings and 2 no, apariments on 0,34 hactares,
Detached dwellings along Belfast Road {including the application site} and Ashgrove Road
{backing onto Belfast Road) are set on large plots whereby the density is low at approximately
5 dwellings per hectare. The Department acknowledges that the proposed density is higher
than this, however consideration must be given to the ERA in its antirety, and not simply
consideration of the dwellings immediately adjacent the siie. The density of adjacent housing
developments aleng Belfast Road vary and include Laurel Grove (approximately 27 dwellings
par hactare), Cloverdala (approximately 14 dweallings per hectara) and Rockmount Close
{approximately 32 dwellings per hectare.

Az zuch, the density of not higher than that found within the ERA and iz considerad
acceplable.

Critical views of the site are from Belfast Road, travelling in a southerly and northerdy direction
whereby the site is screened by existing development and vegetation,

The layout of the development respects the existing pattern of development within the ERA
including the set back from the read which generally in ling with the existing building line,
particularly the propertias within Laural Grove, the spacing between proposed and existing
proparties and the overall size and scale of the propased buildings. The layout has bean
designed o ensure that all dwellings are located and orientated (o present an attractive outlock
facing onto all roads, particularhy units 1 and 10, The proposed dwellings vany in form and type
with appropriate use of materials and detailing to create a distinctive spaca. Tha split-laveal
nature of units 5 and & respond to the skeping nature of the western porion of the site. Plots 7
and 8 comprise 2 no. apartments. The area plan does not preclude apartment developments in
this area. The site is located within the settliement limits, whereby the height, scale, form,
appearance and presentation of the developmeant proposed is not considered o be out of
keeping with the character of the area,

The access road and footpath link the development bo exisfing road and public footpath
networks. All dwellings are served by in-curtilage parking and pockets of grassed areas fo the
front of the properties, This, akengside the retention of trees and hedgerow along the
boundaries of the site and proposed planting will break up the extent and appearance of hard-
standing.
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I am satisfied that the pattern of development would be in keeping with the overall character
and environmental quality of the established residential area and conclude that it would comply
with Criterion (a).

b) features of the archaeclogical and built heritage, and landscape features are identified
and, where appropriate, protected and integratad in a suitabla manner into the averall
design and layout of the development;

The proposed scheme is east of the Newry Canal, a regionally important 18th century
monument that iz scheduled for protection under the Historic Monumenitz and Archaeological
Cbjects Order (NI) 1985, Given the site layout and proposed/retained screening HED (Historic
Monuments) are content the scheme will not advarsely impact upan the setting of the canal.
The proposal complies with the relevant policies with PP3S &,

The sita is adjacent to the Newry River, which constitutes Morthern Ireland Priority Habitat.
Furthermore, the Mewry River discharges into Cadingford Lough Area of Special Scientific
Interest (ASSI1) and Special Protection Area (SPA). The site contains boundary hedgerow and
matura trees,

A PEA and Bal survey has been submitied for conzideration.

NED has assassed the PEA and Bat Survey. and notes that there are 2 buildings on site; both
were classified as having “Negligible™ suitability for roosting bats. Bats are a European
protected species under tha Habitats Regulations, and as such are subject to a strict level of
Matural Heritage & Conservation Areas protection, MED is therefore content that demalition of
the siructures is unlikely to significanily impact bats. MED notes from the PEA and Bat Survey
that all trees were subject to a Bat Roost Potential (BRP) survay. One tree, & mature oak, was
clazsad as having Moderate BRP, and 4 treez were classed as having Low BRP. NED iz
content that the mature oak is to be retained. Cne of the trees with Low BRP, another mature
oak, was subject to an emergence survay. NED notes that no bats ware seen emerging from
this tree and is content that the felling of this tree is unlikely to impact roosting bats, but notes
that there was a moderate level of bat activity around the site, with 3 species recorded
foraging. NED considers that the proposal may require lighling. Bats are nocturnal species and
ara highly sensitive to arificial lighting in their environments. This can have a significant
adverse effect on their natural behaviour such as foraging or commuting, causing disturbance
and/or displacemeant and affecting their ability to survive.

MNED requires a lighting plan to be submitted showing wildlife friendly lighting and no direct
illumination of boundary trees and waterbodies. All proposed lighting must conform to Bat
Conservation Trust guidelinegs. The submission of a lighting plan can be controlled by way of
condition, prior to the commencement of development.

MED notes the scologist has identified an apportunity for habitat enhancement for bats thraugh
the introduction of a bat box, NED welcomes this habitat enhancement measures and
recommends it is implemented.

NED notes from the PEA and Bat survey that, due to safety issues, it was not possible to
survey 30m outside the red line boundary for evidence of olier. Ctlers are a European
protected species under tha Habilats Regulations, Rivers and thair bankside vagetation are a
Morthern Ireland priority habitat and provide a valuable wildlife carridor that is likely to be used
by foraging and commuting ofiers, bats and alse nesting birds. NED therefore recommends
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that removal of bankside vegetation is done with caution, and under the supervision of an
ecologist or an Ecological Clerk of Works (ECoW). f any evidence of otter is encountered at
any slage, cease all works immediately and contact NIEA Wikdlife Team for advice.

Akin to the otter survey, it was not possible for the ecologist o survey 30m outside the red line
boundary for evidence of badger due to safety issues, Badgers and their places of refuge are
protected at all times undar tha Wildlife (Northern Ireland) Order 1985 (as ameandead), NED
notes from the PEA and Bat Survey that evidence of mammal was recorded on zite, and
particularly mammal trails, However, it was difficult to ascertain if they were made by badgers.
MED therefore recommends that removal of vegetation is done with caution, and under the
supervision of an ecologist or an Ecotogical Clerk of Works (ECoW)]. To protect badgers and
other wildlife during the construction phase of the development, open excavation pits should be
covarad at night or fitted with a means of escape should a wild animal accidentally fall in, Soif
mounds on site should be minimisad to prevent excavations by badgers. As a dynamic species
there is the possibility that a badger sell could appear within the site boundary, should this
ocour bafore or during the development phase all works should cease immediately and the
applicant should contact their ecologist or the MIEA Wildife Team for advice.

NED notes from the PEA and Bat Survey that 15 common bird species, including Dunnock
(Prunella modularis), Seng Thrush (Turdus philemelos) and House Sparrow (Passar
domesticus), were recorded on site and some are likely o be breeding, Dunnock, Song
Thrush, and House Sparrow are Morthern Ireland priority species and are amberfred listed
species of consarvation concern in Ireland, NED waould also highlight that all wild birds and
their nests are protected under the Wildiife (Northern Ireland} Order 1985 (as amended). It is
therefore advised that any tree/hedgerow/other vegetation clearance should be kept to &
rinimum and should not be carried out during the bird breeding season (e.q., betwean 1st
March and 31si August). If this iz not possible, a survey should be carried out by a qualified
ornithologist prior to any construction/ vegetation removal.

MED notes from the PEA and Bat Survey that Giant Hogweed (Heracleum mantegazzianum) is
present on site, Giant Hogweed is an invasive species listed under Schedula 2 of the Wildlife
{Marthern Ireland) Crder 1985 (as amended) and measures must be taken to prevent its
spread.

MED notes from the PEA and Bat Survey that evidence of fox was recorded on site. Tha
applicant should be aware of the protection afforded to all animals under the Welfare of
Animals Act (Northern Ireland) 2011

MED considers any significant impacis to the biodiversity of the Mewry River and designated
sites can be mitigated by the implementation of a suitable buffer. NED recommends a buffer of
at least 10m must be established and maintained between the watercourse and the location of

all refuelling, storage of oilffuel, concrete mixing and washing areas, and storage of

machinery/matenal/spoil etc. Storage must be on an impermeable surface to catch spills. All
works must ba carmed aut in accordance with all relevant Guidance for Pallution Prevention

Measures.

Therefore, based an the information provided to date, NED is contant with the prapasal,
subject o compliance with conditions.

Given the proximity of the site 1o Newry Canal which discharges inta Carlingfard Lough SPA,
consultation with 3ES has been carried out. Following an appropriate assessment in
accordance with the Regulations and having considered the nature, scale, timing, duration and
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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. In
reaching this conclusion, SES has assessad the manner in which the projact is o be carriad
out including any mitigation.

Mewry, Mourne and Down District Council in its rola as the competent Authority undear the
Conzervation (Matural Habitats, etc.} Regulations (Northern Ireland) 1995 {as amended), and
in accordance with its duty under Regulation 43, has adopted the HRA report, and conclusions
therain, prepared by Sharad Environmeantal Service, dated D2/02/2024. This found that the
project would not have an adverse effect on the integrity of any European site.

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

This proposal involves the construction of 10 residential units. Regarding public open space,
Policy OS5 2 of PPS 8 stales that the Departmeant will only permit proposals for new residential
development of 25 or more units, or on sites of one hactare or more, where public open space
iz 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
mearits, The proposal does not excaad the thresholds Bsted in O3 2 to be required to provide
open space. Useable private amenity space has baen shown on the site layout plan and is
considered acceptable and in accordance with the guidance containad within Creating Places.
Planted areas along all boundaries and to the front and side of the buildings and site will assist
in itz integration with the surrounding area.

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

Given the nature and scale of the proposal, the developer is not required to make provigion for
lzcal neighbourhood facilities. Monetheless, the development is within an Established
Residential Area and is close o facilities within Newry including schools, places of worship, GP
surgenss and shops and restaurants,

a) amovement patlem is provided that supports walking and cycling, maals the needs of
pacple whasa mobility is impaired, respects existing public rights of way, provides
adequate and comvenient access to public transport and incorporates traffic calming
Measures,;

The proposed layout retains the pathway along the roadside boundary of the site and the

proposed footpath extends to meet the existing pathway network. Mo existing public rights of
way are affacted.

i adequate and appropriale provision is made for parking;

Az per Parking Standards, 23.5 spaces are required. There is adequate and appropriate
parking provision in k2rms of in-curtilage and visitor parking spaces.

gl the design of the development draws upon the best local raditions of form, materials
and detailing;
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The residential area is characterised by detached, semi-detached and terraced dwellings {both
single, 2-storay and 2 14 storays) and apartmeant blocks, Dwellings in this area display a range
of designs and features including dormer windows, hipped, pitched and flat roofs, sandstone
quains, pillared porches, brick and renderad walls and differing roof and brick colours, As there
is no distinet form, materials or datailing evident in the araa | consider that tha design of tha
development would not be at odds with the mixed character and design of the area.

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

The site abuts Nos. 24 Belfast Road and 21 and 23 Laurel Grove, Thera is approximataly 8-
10m bebtween unils ¥-10 and the common boundary 12 the north with No. 24, These properties
will be at a lower level than No, 24 (approx. 172m). Two upper floor windows are proposed on
units 778 on the elevation facing No. 24, Five upper floor windows are propozed on units 9710
on the elevation facing No. 24. The existing mature trees and boundary freatments along this
boundary are to be retained. Given the sufficiant separation distances, levels and retention of
matura boundary trees, | am satisfied the proposal will not impact the amenity of No, 24 Belfast
Foad to an unacceptable level in terms of overdooking, loss of light, overshadowing. The
representalions received are acknowledged.

Unit & is approx. 4m from the common boundary with Mo, 23 Laurel Grove, No windows are
proposed on the gable wall of Unit 6 Nos. 21 and 23 Laursl Grove are approx. 8m from the
common boundary to the south. The existing mature vegetation along this boundary is to be
retained. Given the window placement on the proposed dwelling, separation distance between
MNos. 21 and 23 and the common boundary and existing mature boundary vegetation, | am
satizfiad the proposal will not impact the amenity of Nos, 21 and 23 Laurel Grove and the
proposed dwellings to an unacceptable level in terms of overlooking, loss of light,
overshadowing.

In terms of noise or other disturbances, it is ikely that the building work will impact the existing
properties. However, this is nal to an unacceplable level given the temporary nature of the
building work and the fact that it is likely confinad to daytimea hours,

Adequale space balween the proposad units is shawn which minimises the protentional for
overlooking betwean future eccupiers. Useabls flat areas have been provided to the rear of the
dwellings for use as private amenity space.

il the development is designed to deter crime and promote personal safety;

The amenity space is enclosed by different boundary treatments. Parking is overooked by the
proposed development, providing a suitable degres of surveillance. In summary, the propaszal
iz considered to comply with QD 1 of PPS 7.

Addendum to PPST — Safeguarding the Character of Established Residential Areas

Policy LG 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
gardan areas) lo accommaodate new housing, whera all the criteria set oul in Poalicy QD 1 of
PPS 7, and all the additional criteria within Pelicy LC1 are met.
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In recognition of the desirability of prometing increased density housing in appropriate
locations, Policy LC 1 will not apply to:
« dasignated city centres, and designated town centres within large towns (including
previously developed land / brownfield land = see Annex C for definition};
s along key and link transpert corridors (including designated arerial routes) within cities
and large towns; and
= sites adjacent to main public transportation nodes within cities and large towns.

The application site is located along Belfast Road which is a Protected Route and is within
Meowry City, therefore Policy LC 1 donss not apply to this proposal.

PPS 3 - Access, Movement and Parking
The proposed developmeant is to be accessed off Belfast Road which is a Protected Route,

Policy AMP 3 of PPS 3 states that planning permission will only be granted Tor a development
proposal

involving direct access, or the intensfication of the use of an existing access:

{a) where access cannot reasonably be taken from an adjacent minor

road; ar

fh) in the case of proposals involving residential development, it is demonstrated to the
Department's satisfaction that the nature and level of access onto the Protected Route will
significantly assist in tha ereation of a quality enviranment without compromising standards of
road safely or resulting in an unacceptable profiferation of access poinis.

There Is an existing access into the site, off Belfast Road. A new access is 1o be crealed, and
the existing closed up. Ofl Roads issued a final response with no abjections subject o
conditions. Adequate parking is also proposed.

PPE 15 = Planning and Flood Risk

Dfl Rivers accepis the Flood Risk Aszessment's logic and has no reason to disagree with its
conclusions (FLD 1), FLD 2 and 4 are nol applicable (o the site. Df| Rivers accepls the
Drainage Assessment’s kogic and has no reason o disagree with its conclusions. The
Drainage Assessment has demonsirated that the design and construction of a suitable
drainage nelwork is feasible, however lhe Drainage Assessmenl slates Lhal the drainage
dasign requires further detailed design, therafora Rivers Directorate raquests that the Planning
Authority includes the following Condition as part of its planning pemmission if granted. (FLD 3).
Rivers Directorate is in possession of information confirming that Camlough Reservoir has
‘Respansible Reservoir Manager Status’. Conseguently, Rivers Directorate has no reason to
object to the proposal from a reservoir flood risk perspective. (FLD 3)

Neighbour Notification Checked Yes

Summary of Recommendation
Approval, subject to conditions.

Conditions:
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. The development hereby permitted shall be begun before the expiration of 5 vears from

. The development hereby permitted shall take place in strict accordance with the

. Mo dwellings shall be occupied until that part of the service road which provides access

. The Private Streetz (Morthern Ireland) Order 1980 as amended by the Private Sireeis

the date of this permission
Reason: As required by Section 61 of the Planning Act {Northern Ireland) 2011,

following approved plans: PO1A, PO2G, PO3G, POSC and POSC,
Reaszon: To define the planning permizssion and for the aveidance of doubt.

. The Private Streets (Northern Ireland) Order 1980 as amended by the Frivate Streets
{Amendment) (Morthern Ireland) Order 1992,

The Department hereby determines that the width, position and arrangement of the
streets, and the land to be regarded as being comprised in the streets, shall be as indi-
cated on Drawing Mo, P02G.

Feason: To ensure there is & safe and convenient road system within the develop-
ment and o comply with the provisions of the Private Streets (Morthern Ireland) Order
1980.

. The vehicular access, including visibility splays and any forward sight distance, shall be
provided in accordance with Drawing No. PO2G prior to the commencement of any other
development hereby permitted. The area within the visibility splays and any forward
gight line shall be cleared to provide a level surface no higher than 250mm above the
evel of the adjoining carrageway and such splays shall be retained and kept clear there-
after.

Reasan: To ensure there is a satisfactory means of access In the interests of road
gafety and the convenkence of road users,

io it has been conslructed to base course; {he final wearing course shall be applied on
ihe completion of the developmeni.

Feason: To ensure the orderly development of the site and the road works necessary
o provide satisfactory access (o each dwealling

. No dwelling shall be cccuped until provision has been made and permanantly retained
within the curlilage of the site lor the parking of privale cars al the rate of 2 spaces per
dwalling,

Reason: To ensure adequate provision of in curtilage parking.

famendment) (Morthern reland) Order 1892

Mo other development hereby permitted shall be commenced until the works necessary
far the iImpravemeant af a public road have bean completed in accordance with the details
outlined biue on Drawing Number PO2G, The Department hereby attaches to the deter-
mination a reguiremant undear Article 3(4A) of the above Order that such works shall be
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carmed out In accordance with an agreement under Article 3 (4C),

Reason: To ensure thal the mad works considered necessary o pravide a praper, sale
and convenient means of access o the development are carried out

8, The develapment hereby approved shall not commence on site until full details of foul
and surface water drainage arrangements to service the devalopment, including a pro-
gramme for implementation of these works, have been submitted to and approved in
writing by the Council,

Reason: To ensure the appropriate foul and surface water drainage of the site and to
ensure the project will not have an adverse effect on the integrity of any European site.

9, Mo part of the development hereby permitied shall be occupied until the drainage ar-
rangements, agreed by NI Water and as required by Planning Condition Mo. 8 has been
fully constructed and implemented by the developer. The development shall not be car-
ried out unfess in accordance with the approved details, which shall be retzined as such
thereafter.

Feason: To ensure the appropriaie foul and surface waler drainage of the site and to
ensure the project will not have an adverse effect on the integrity of any European site,

10. Prior to the construction of the drainage nelwork, the applicant shall submit a final
drainage assessment, compliant with FLD 3 and Annex D of PPS 15, to be agreed in
writing with the Planning Authority which demonstrates the safe management of any
out of sewer flooding emanaling from the surface water drainage network, agread
under Article 161, in a 1 in 100 yvear event including an allowance for climate change
and urban creep,

Reason: In order to safaguard against surface water fload risk to the development and
manage and mitigate any increase in surface water flood risk from the development to
elsewhers,

11. & buffer of at least 10m shall be established and maintained between the watercourse
along the westem boundary of the site and the location of &l refuelling, storage of
allffuel, concrate mixing and washing areas, and storage of machinerny'matarial'spoll
etc. Storage shall be on an impemeable surface to catch spills. Mo development
activity, including vegetation clearance, infilling, disturbance by machinery, dumping or
storage of materials, shall take place within 10 meftres of the Newry River,

Reason: To minimize the impact of the development on the biodiversity value of the
Mewry River and to protect otfers and to ensure the project will not have an adverse
affect on the integrily of any European site.

12. There shall be no external lighting on the site until a Lighting Plan has been submitied
o and approved in writing by the Planning Authornity. The approved Plan shall be
implemented in accardance with the approved details, unless otherwvise agreed in
writing by the Planning Authority, The Plan shall include the following:

a) Specifications of lighting to be used across the sita, including madel of iuminairas,
iocation and height;




Back to Agenda

b) Al measures to mitigate for the impacts of artificial lighting on bats and other wildlife,
e.9. timing of lighting, use of low level lighting, screens, hoods, cowls etc.

¢] A horizontal illuminance contour plan (Iselux drawing) showing pradicted light spillage
across the site,

d) Predicted illuminance on badger protection areas, wildlife cornidors, retained
rreas/hadgarows to ba less than 1 hx,
Reaszon: To minimize the impact of the proposal on bats and other wildlife.

13. All storm water fram the development site shall not be discharged to nearby
watercourses unless first passed through pollution interceplion and flow attenuation
Measuras,

Reason: To protect fisheries interests,

14, All hard and soft landscape works shall be camied out in accordance with the approved
details drawing no, PO3G and the appropriate Brtish Standard or other recognised
Codes of Practice. The works shall be carried out prior to the occupation of the dwelling
it serves, unless otherwise agreed in writing by the Flanning Authority. A hedgerow
shall be plantad to the outside of the timber fence along the rear boundary of units &
and 6. If within a period of 5 years from the date of the planting of any trea, shrub or
hedge, that is removed, uprocted or destroyed or dies, or becomes, in the opinion of
the Council, sericusly damaged or defective, another tree, shrub or hedge of the same
species and zize 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 pravision, establishment and maintenance of a high standard of
landscape.

15, The aexisting trees and hedgarow shown on the landscape plan drawing no. PO3G shall
be retained unless necessary to prevent danger o the public in which case a full
explanation along with a schemea for compensatory planting shall be submittad 1o and
agread in writing with the Council, prior to remaoval.

Reason: To safeguard the amenities of neighbouring occupiers and in the interests of
visual amenity and to ensure lhal the proposed development does not prejudice the
appearancea of tha jocality.

Infoarmatives:
1. The Private Streetz (Morhem Ireland) Order 1980 and the Private Sireeiz
(Amendmeant) (Northern Ireland) Order 1992

Under the above Orders the applicant is advised that before any work shall be
undertaken for the purpose of erecting a buikding the person having an estate in the
and on which the building is to be erected is legally bound to enter into a bond and an
agreement under seal for himself and his successors in title with the Deparment to
make the roads {including road drainage} in accordance with The Private Streets
{Construction} Regulations (Morhem Ireland) 1994 and Tha Privale Streels
{Construction} (Amendment) Regulations (Narthern Ireland) 2001, Sewers require a
separate bond from MNorthern Ireland Water o cover foul and storm sewers.,

2. Separate approval must be received from Department for Infrastructure in respect of
detailed standards required for the construction of streets in accordance with The




Back to Agenda

. Under the terms of The Private Streets (Construction) (Amendment) Regulations

. BATS AND OTTERS

Private Streets (Consfruction) Regulations {Morthern Ireland} 1984 and The Private
Streets (Construction) (Amendment) Regulations (Northem Ireland) 2001,

{Morthern Ireland) 2001, design for any Street Lighting schemeas will require approval
from Department for Infrastructure Street Lighting Consultancy, Marlborough House,
Craigavan. The Applicant is advised to contact Department for Infrastructure, Strest
Lighting Section at an eary stage. The ApplicantTeveloper is also responsible for the
cost of supervision of all strest works determined under the Private Streets (Northem
Ireland) 1980

. Precautions shall be taken to prevent the deposit of mud and other debris on the
adjacent road by vehicles travelling to and from the construction site. Any mud, refusa,
efz, deposited on the road as a result of the development, must be removed
immediately by the aperatoricontractor,

. The Road drainage works for this development are to be agreed with Dfl Roads Private
Streats section grior o commencemeant,

. Street furniture to be placed to the back of footway.

. Tha applicant should demanstrate best anvironmental practica whan working close to
watercourses as per envirenmental guidance in GPP 5 Works and maintenance in or
near water,

. The applicant should also be aware that it is an offence under section 41 of the Foyle
Fisheries Act {(1952) to cause pollution which s detiimental to fisheries interests

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

a) Delibarately to capture, injure or kill 2 wild animal of 8 Eurapean protected
species, which includes the ofter (Luira lutra) and all species of bat;

) Deliberately to disturb such an animal while it is ocoupying a structure or place
which it uses for shelter or pratection;

o} Deliberately to disturb such an animal in such a way as o be likely to;

I, affect the local distribution or abundanca of the species to which it
belongs;

i, Imipair its ability to survive, breed or reproduce, or rear or cara for its
Young; or

iii.  Impair its ability to hibemate or migrate,

d) Deliberately to obstruct access to a breeding site or resting place of such an
arimal; or

e) Todamage or destroy a breeding site or resting place of such an animal.
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If there iz evidence of bat and'or otter activity on the site, all works should ceaze
immediately and further advice sought from the Wildlife Team, Northern Ireland
Enviranment Agency, Klondyke Building, Cromac Avenue, Gasworks Business
Park, Belfast BTT 2JA. Tel, 028 90566 9558 or 028 805G 3557

10. BADGER

The applicant's attention is drawn to Article 10 of the Wildlite (Morthemn [reland) Order
1985 (as amended) under which it is an offence to intentionally or recklessly:

s Kill, injura or fake any wild animal included in Schedule 5 of this Order, which
includes the badger (Meles melas);

« damage or deslroy, or abstrucl access Lo, any struclure or place which badgers
use for shelter or protection;

= damage or destroy anything which conceals or protects any such structure;

« disturb a badger while it is ococupying a structure or place which it uses for
shelter or protection.

Any parson who knowingly causes or permits to be done an act which is made
unlawiul by any of these provisions shall also be guilty of an offence. If there is
avidence of badger on the site, all works should cease immediately and further
advice sought from the Wildlife Team, Morthern Ireland Environment Agency,
Klondyke Building, Cromac Avenuea, Gasworks Business Park, Belfast BTT ZJA.
Tel. 028 9056 9558 or 028 3056 9557

11. ALL BEIRDS

The applicant's attertion is drawn to Article 4 of the Wildlife (Morthern Ireland) COrder
1985 (as amendead) under which it is an offence to inlentionally or recklassly;

= kill, injure or take any wild bird; or

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

= at anmy other time take, damage or destroy the nest of any wild bird included in
Schadula A1, or

= obstruct or prevent any wild bird from using its nest; or
= take or destroy an egq of any wild bird; or

s disturb any wild bird while it is building a nest or is in, on or near a nest
containing eggs or young,; or

+ disturk dependent young of such a bird.

Any person who knowingly causes or permits to be done an act which is made
unlawful by any of these provisions shall also be guilty of an offence. It is therefore
advised that any tree or hedgerow loss or vegelation clearance should be kept lo a
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rinimum and removal should net be carried out during the bird breeding season
{e.9. between 15t March and 31st August)

12. GIANT HOGWEED

The applicant's attention is drawn to Article 15 of The Wikdlite (Morthem Ireland) Order
1985 (as amended) under which it is an offence for any person to plant or otherwise
cause to grow in the wild any plant included in Part Il of Schedule 2 of the Crder, which
includes giant hogweed (Heracleum mantegazzianum). This highly invasive plani
species has been recorded on site and control measures should be taken to ensure
that any works do not cause it to spread either on or off the site Giant hogweed also
poses a public health risk as its sap can cause a phytophotodermatitic reaction, leading
1oy blistering and buming of the skin, in humans and wildlife. Any soil containing giant
hogweed plant or seed material, which is removed off site, is classified as controlled
waste under the Controlled Waste Regulations (Nertherm Iraland) 2002 (as amended),
The Controlled Waste (Duty of Care) Regulations (Morthem Ireland) 2002 {as
amendad) also places a duly of care on ‘anyona who produces, imporls, stores,
franzports, treats, recycles or disposes of waste o take the necessary steps to keep it
gafe and to prevent it from causing harm, especially 1o the anvirmnmant or to human
health'. In the case of giant hogweed it is the duly of the waste producer to inform the
censad waste carrler and licensed landfil slite that the controlled waste matarial
contains giant hogweed as part of the waste transfer process. Flease see the following
lirk for further infoermation: httpafinvasivespaciasiraland comispacias-
accounts/establishedferestrial/giant-hogweed Further advice can be sought from the
Wildlife Team, Morthearn Ireland Enviranment Agency, Klondyke Building, Cromac
Avenue, Gasworks Business Park, Belfasi BT7 2JA. Tel: 028 905 69605 AMIMAL
WELFARE The applicant's attention is drawn to the Welfare of Animals Act (Norhem
Irefand) 2011 which indicates that it is an offence to cause unnecessary suffering to any
animal. There are wild animals such as foxes prasent on site. To avoid any breach of
the Act through entombment or injury to animals on site the applicant should ensure
lhal best praclice lechnigues are applied dunng construction works, Advice on working
with wildlife iz available from the CIRIA online knowledge baze at waww._ciria.ong

13, POLLUTION PREVENTION

The applicant should refer and adhere to the preceptz contained in DAERA Standing
Advice Notes: Pollution Prevention Guidance, Sustainable Drainage Systems and
Discharges to the Water Environmeant, Standing advice notes are available at:
hitps:feanw daerani.gov uk/publicationsistanding-advice-development-may-have-effect-
walar-anvironmantincluding=groundwatar-and-fisharies

‘Case Officer Signature: Eadacin Farrall

Date: 26 March 2025
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Appointed Officer Signature: M Keane

Date: 26-03-25
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Delegated Application

Development Management Officer Report
Case Officer: Eadaoin Farrall

Application |D: LADT/2022/1833/F Target Date:
Proposal: Location:
Restoration of church buiiding and interior | Former St. Johns Parish Church
reconfiguration to provide flexible Main Street
community space including cafe and office | Hilitown
space, Alterations to external permeter BT34 aUH
wall to facilitate pedestrian access.
Applicant Name and Address: Agent Name and Address:
Clonduff Development Enterprise James Grieve
Carcullion House 4 Cromac Cuay
25 Rostrevor Road Belfast
Hilltown BTY 21D
BT24 5TU
Date of last 5" March 2025
Nelghbour Neotification:
Date of Press Advertisement: 28 December 2022

ES Requested: No

Consultations:

Dfl Roads offer no objections to the proposal on the basis that Planning are content with the
proposad car parklng.

Environmental Health requested further information on the proposed underground sewage
treatment tank including capacity of tank, mechanical elements, maintenance and vents. The foul
disposal method has been amendad o mains therefore this information has nol baean submmitled,
HED Historic Monuments is content that the proposal satisfies PPS § policy requirements,
subject to condifions for the agreement and implementation of a developer-funded programme of
archaeolegical works. This is to identify and record any archaecfogical remains in advance of
new construction, or o provide for their preservation in situ, as per Policy BH 4 of PPS 6.

HED Historic Buildings advises that they are content with the propesal subject to conditions.
MIEA WU refers the Planning Department o slanding advice.

Ml Water recommends refusal as the Wastewater Treatment Warks which serves this catchment
is curently operating over design capacity and as such, NI Water are obligated to curtail any
new connections to the network, In response, the Agent submitied a letter dated February 2018
which outlines approval of a new connection to the public sewer, M| Water, in re-confirmead that
the letter is no longer valid (expired after 3 months) and therefore cannot be used o support this
proposal.

Representations:

Ore latter of support has baan received from Or Brown MLA. Thea letter outlines benefits of the
proposal including the enhancement of community supper and recreational services and the
provision of a valuable community space, also allowing the opporiunity for more Arts and
Cullural events,
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Letters of Support
Letters of Objection
Fetitions

Signatures _
Mumber of Petitions of
Objection and
signatures

Summary of Issues: Appropriate use, impact on residential amenity, natural and built
hertage, access and parking, archaeclogy, townscape character.
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Site Visit Report

Site Location Plan:

Date of Site Visit: February 2024

Characteristics of the Site and Area

The application site is within the settlement development limits of Hillkown as designated in the
Banbridge, Mewry and Mourme Area Flan 2015, The application site 5 alsa within an Area of
Dutstanding Baauty, an Araa of Townscape Character and an Area of Archasological
Fotential,

The red line boundary comprises 5t Johns Church of Ireland Church and graveyard, which is a
Grade B1 Lisied Building, situated on a prominent crossroads within the town. A granite stone
wall and modem metal railings enclose the site, A public car park abuls the sifte o the north

and a dwelling house abuts the site to the south. The Church has been vacant from the 1980s.

Description of Proposal

The proposal involves the change of use of the Church bulding including restoration works and
interer reconfiguration to provide a flexible community space including a cale and office space.
Alterations to the external perimeter wall to facilitate pedestrian access are also proposed,

Planning Assessment of Policy and Other Material Considerations
Regicnal Development Strategy

Banbridge, Newry and Mourne Area Plan 2015

Strategic Planning Policy Slaternent

FFS 2: Matural Herifage

PFZ 3 Access, Parking and Movement

PPS 6: Planning, Archasclogy and the Built Heritage

PF3S & Addendum: Areas of Townscape Character
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PLAMMNING HISTORY

=  PM19%2/1411 - Application for Listed Building Caonsent for alterations to boundary wall —
Approved

«  LAOT2TIO412LDP - Proposed maobile phone installation 1o 4no new radio antennae
lo installed behind louvers. New steal work to be provided inlernally to support this, to
be fixed to existing walls. Mew antennae are to be insiafed as close as possible to back
face of louver as possible, Existing louver slats (o be removed and replaced with new
GRP slatls, coloured to match existing. New slated 1o be glued and screwed into
existing frames, All slais to all upper louvers are 1o be replaced {to ensure continuity of
weathering). Proposed 2no Ercsson 6102 radio cabinets and [SC cabinet on new sieel
deck. New lightening protection system 1o ba installed at roof lavel — Refused.

«  LADT/2022M1834/LBC - Restoration of church building and interiar reconfiguration to
provide flexible community space including cafe and office space. Alterations to
external perimeter wall io faciltate pedestrian access = Under consideration.

WA, Tl
Zection 45 of the Planning Act (M) 2011 requires the Council to have regard (o the Local
Davelopment Plan (LDP), 20 far as material to the application and to any other material
conslderations. The relevant LOP 2 Banbrdge, Mewry and Mourme Area Plan 2015 as the
Council has nol yel adopled a LDP. The site is located within the settlement development limits
of Hilllown as designated under the Banbridge, Mewry and Moume Area Plan 2015

Volume 1 of the BNMAP 2015 makes general statements about health, community and cultural
uses. In parlicular, ils states that education, health, community and cullural uses play an
important rele in maintaining and creating sustainable and cohesive communities, The Plan
Strategy and Framework also acknowledges that unforeseen demands for new community
facilities may arise over the [ifetime of the Plan.

The site lies within the sefiferment limit. Policy ECLU 1 states, inter glia, that planning permission
will be granted for education, health, community and cultural uses within settlement
development limits provided all the following criteria are met:
= there is no significant defrimental effect on amenity or bicdiversity;
= the proposal does not prejudice the comprehensive development of surrounding lands,
paricularly on zoned sites;
= the proposals are in keeping with the size and characier of the settlement and itz
surroundings,
« whare necessary, additional infrastructure i provided by the developer,
there ara satisfactory access, parking and sewage disposal arrangemeants.

Faragraph §.271 of the SPF3 lists a series of regional strategic objectives for fown centres,
including to secure a town centra first approach for the location of fulure ratailing and other
main town centre uses. Fooinole 58 to parage B.271 confirms that town cenire uses include
community facilities, retail, leisure, entertainment and businesses. Paragraph 6.280 states that
a sequential test should be applied to planning applications for main fown cenfre uses that are
nol in an exisling centre and are nol in accordance with an up 1o date LDP. The proposal re-
uses an existing vacant building. The last established use is sui genens according o The
Planning {Use Claszes) Order (Northem Ireland) 2015 and the proposal invelves a change of
use to Class 01, However, tha church can be considerad a communily building. Whilst no town
| centre has been designated in Hilliown, the building is located along the main arterial route
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through the village and is where & communily building shouwld be located, attracting fooifall o
the main street.

Dther relevant retainad policies include; Policy AMP 7 of PPS 3, Policy ATC 2 of APPS 7,
Policies BH 4 and BH & of PPS & and PPS 2.

The proposal makes use of an existing historic building with internal reconfiguration of the
footprint. The proposed change of use from a place of worship to a community cenire will
ensura the survival and upkeep of this listed building. Consultalion with HED has bean
undertaken. Minor external alterations are proposed including external vents, alterations to the
boundary wall to create a pedestrian access and repair works to the roof, windows, walls and
rainwater goods. The external changes will be minimal. HED HE confirmed that they are
satisfied the praposal meets the criferia of Para, 6.13 of the SPPS and Policy BHE of PPS &.
There is an associated Listed Building Consent at this location [LADTIZ0ZZMB34/LBC). As
such, given the minor extermal changes, subject to compliance with conditions stipulated by
HED, the Deparimeant is satisflied that the proposal is in kesping with the size and character of
the settlement and sensitive 1o the character of the area in terms of design, scale and use of
material. The proposal is also compliant with Policies ATC 2 of PPS 6 Addendum and NH & of
PFS Z given the minor extarnal alterations and approprate use proposed,

The building iz within an Area of Archaeclogical Potential, HED Historic Monumenis is content
that tha proposal satisfies PPS & policy requiraments, subject o conditions for the agreament
and implemeantation of & developer-funded pregramme of archaeelogical works, This is to
identify and record any archaeclogical remaing in advance of new construction, or to provide
for their preservation in situ, as per Policy BH 4 of PPS 6.

Consultation with Environmental Health confirmed no concerns regarding significant
detrimenial impact on amenily. There are no demaliicn works and ‘andscape fealures that will
te impacted by this propasal,

The Council is the Competent Authonty under the Conservation {Matural Habitats, etc.)
Ragulations (Northem Ireland) 1985 (as amended) for underaking an Appropriala Assassment
where a proposal is likely to hawve a significant environmental effect on environmentally
protected sites - Special Protection &rea (SPA), RAMSAR and Special &rea of Conservation
[SAC), Tha Habitats Regulations are framed in such a way that it is not on'y the impacts of
individual development proposals that need to be considersd, but also "in combination”
impacts with other development. A precautionary approach applies when applying the HRA
Ragulations. The site is not kydrologically linked to any sites and the proposad use is noted
whereby no airborme pollutants that may impact designaied sites are thought to result from the
development. Whilst consuliation with NI Water has confirmed network constraints the
Wastewater Treatment Works which serves this calchment is currently operating over design
capacity and as such, Nl Water are obligated to curtail any new cennections o the network, In
response, the Agent has submitted a Pre-Development Enquiry to NI Water. The engagement
between the applicant and NI Water remains ongoing. While the position to date from NIW has
been noted and is fully acknowledged and respecied, the applicant has clear y engaged with
MWIVY and is committed towards seeking a resciution, which is welcomed, and on this basis, the
Planning Department having considered all factors, is content to proceed and deal with this
issue by way of negative pre commencamant and operation condilions, On this basis, Given
the size, scale and nature of the proposal, it is considered unlikely that the proposal would
have significant envirenmental effects. It has also not been necessary o consult SES or
DAERA in this case.
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The proposal does not prejudice the comprehensive development of surrounding lands. The
change of use covars tha enlire church building, Adjacent uses are nol impaciad by this
proposal,

Mo in-curtilage parking is proposed. The proposal will be served by on-street parking.
Congultation with Dl Roads offered no objeclions as per PPS 3, subject io the Planning
Department being satisfied with parking provision. A final Farking Statement was submitted in
February 2025, As per the Parking Standards, 9 spaces are required to serve the proposal. A
Parking Survey was carried out on 4 separate dates, in the moming, afternoon and evening. All
4 survey dales show thal more than 9 Spaces are available using exisling parking provision
within the village. The Department is satisfied that there is adequale parking io serve the
proposal as per Policy AMP 7 of PPS 3.

Neighbour Notification Checked Yes

Summary of Recommendation
Approval, compliance with policies listed above.

Conditions:
1, The development hereby permitted must be begun within five vears from the date of this
PErmISSion.

Reason; As reguired by Section 61 of the Planning Act (Northern Ireland) 2011,

2. The development heraby parmitted shall take place in strict accordance with the following
approved plans: LODOA, LOD1E, 1024, 1034, 1048, 105, 106, 107A, 109 and 110,
Feason: To define the planning permission and for the avoidance of doubt,

3, Prior to procurement, details of:
« the environmental prolective glazing
+« lhe proposals for the timber roof struclure repairs
= the proposals for the structural mezzanine insertion including mezzanine level
details of enchosure o main space and flanks
+ the internal insulating lime plaster and reinstated cornicing
shall be submitted by the applicant and approved in writing by Newry, Mourme and
Cown Distrct Council in cansuliation with Hislonc Ervironmen! Division,
Ceparment for Communities.
Reason: To ensure that the essential character of the building and its setting are retained,
and its features of special interest remain intact and unimpaired and that the works
proposed make use of traditional andfor sympathetic buidding matenals and technigues
which match and are in keeping with those found on the listed building.

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

» The identification and evaluation of archaeological remains within the site;
» Nditigation of the impacis of development through licensed excavation recording or
by presarvation of remains n-gilu;
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«  Post-excavation analysis sufficiant to prepare an archaeological repor, to
publication standard if necessary; and
= Preparation of the digital, documeniary and material archive for deposition.
Reazon: To ensura that archaeolegical remains within the application site are properly
identified and protected or appropriately recorded.

5. Mo site works of any nature or development shall take place other than in accordance with
the pragramme of archaeological work approved under condition 4.
Reason; To ensure that archaeclogical remains within the application site are properly
idenfified, and protected or appropriately recorded.

6 A programme of post-excavation analysis, preparation of an archasolagical report,
dissemination of results and preparation of the excavation archive shall be undertaken in
accordance with the programmae of archasological work approved under condition 4.
These measures shall be implemented and a final archaeoiogical report shall be submitted
to Newry, Mourme and Down District Council within 12 months of the completion of
archaeslogical site waorks, or as otharwise agreed in writing with Mewry, Mourne and Down
District Council,

Reason: To ensure that the results of archaeological works are appropriately analysed and
dizseminated and the excavation archive is prepared o a suitable standard for deposition,

7. The development herehy approved shall not commence on site undil 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.

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

8, Mo par of the development hereby permitted shall be aperation undi’ the drainage
arrangements, agreed by NI Water and as required by Planning Condition Ma 7, have
been fully constructad and implementaed by the develapear. The development shall nat be
carried out unless in accordance with the approved details, which shall be retained as
such thereafter.

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

Case Officer Signature: Eadacin Farrell

Date: 7% April 2025
Appointed Officer Signature: M Keane

| Date: 07-04-25




Back to Agenda

Application

Development Management Officer Report

Case Officer: Eadaoin Farrell
Application |D: LAOT/2022/1834/LBC Target Date:

Proposal: Location:

Restoration of church building and interior | Former St. Johns Parish Church
reconfiguration to provide flexible Main Street

community space including cafe and office | Hilitown

space, Alterations to external permeter BT34 alH

wall to facilitate pedestrian access.

Applicant Name and Address: Agent Name and Address:
Clonduff Development Enterprise James Grieve

Carcullion House 4 Cromac Cuay

25 Rostrevor Koad Belfast

Hilltown BTY 2JD

BT24 5TU

Date of last Mot required

Neighbour Netification:

Date of Press Advertisement: 28" December 2022

ES Requested: MNo

Consultations:

Historic Envirenment Division (HED} Historic Buildings, has considered the impacts of the
proposal on the lsted bulldings and bazed on the information provided, advises that we are
content with the proposal subject to conditions. These comments are made in relation to the
requirements of the Strategic Planning Policy Statement for Northern Ireland (SFFS) para. 6.3
and of Planning Policy Stalerment 8: Planning, Archasology and tha Built Herilage (PPSE6) Policy
BHE (Extension or Alteration of a Listed Building).

Representations;

Cne letter of support has been received from Dr Brown MLA. The letter outlines benefits of the
proposal including the enhancement of community support and recreational services and the
provision of a valuable community space, also allowing the opporunity for more Arts and
Cuitural events.

Letters of Support
Letters of Objection
Pelitions

Signatures

Mumbaer of Petitions of
Dhjection and

| signatures

Summary of Issues: Change of use and works 1o a Listed Building.

s o o] f ] R
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Site Visit Report

o Wi 8o
e 7

ite Location Plan:

\
\

Date of Site Visit: February 2024

Characteristics of the Site and Area

The application =ite g within the settlement development limits of Hilltown as designated in the
Banbridge, Mewry and Moume Area Plan 2015, The application sile is alsa within an Area of
Dutstanding Beauty, an Area of Townscape Character and an Area of Archaeological
Potential.

The red line boundary comprises St Johns Church of ireland Church and graveyard, which is a
Grade B1 Listed Building, situated on a prominent crossroads within the town. A granite stone
wall and modem meatal rallings enclose the site. A public car park abuts the site to the north

and a dwelling howse abuts the site to the south. The Church has been vacant from the 1580s,

Description of Proposal

The proposal involves the change of use of the Church building including restoration works amd
intenor recorfiguration (o provide a flaxible community space including a cafe and offlice space.
Alterations to the external perimeter wall to facilitate pedestrian access are also proposed.

Planning Assessment of Policy and Other Material Considerations
* Strategic Planning Policy Statement (SFPS)
= Banbridge, Mewry and Mourne Area Plan (2015)
«  PP3 & Planning, Archaeology and the Built Heritage
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PLAMMNING HISTORY

=  PM9%2/1411 - Application for Listed Building Consent for alterations to boundary wall —
Approved

«  LAOTI20TIO412LDP - Proposed mobile phone installation 1o 4no new radic antennae
to installed behind louvers. New sleel wark fo be provided inlernally to support this, (o
be fixed to existing walls. Mew antennae are to be insialed as close as possible to back
face of louver as possible. Existing louver slats (o be removed and replaced with new
GRP slats, coloured to match existing. New siated 1o be glued and screwed into
existing frames, All slais to all upper louvers are 1o be replaced {to ensure continuity of
weathering). Proposed 2no Ericsson 6102 radio cabinets and [SC cabinet on new steel
deck. New lightaning protection system ta be installed at roof level — Refused.

«  LADT2022/1833F - Restaration of church building and inferior reconfiguration lo
provide flexible community space including cafe and office space. Alterations to
gxternal permeter wall io facilitate pedestrian access = Under consideration.

EVALUATION

EBanbridge Mewry and Mourne Area Plan 2015

Section 45 of the Planning Act (NI) 2011 requires the Councdl to have regard to the Local
Development Plan (LDP), so far as material to the application and to any other material
consldarations. The relevant LDP iz Banbridge, Mewry and Mourne Area Flan 2015 as the
Council has not yet adopted a LOP. The sita is located within the developmeant limits for
Hilltowwn as designated under the Banbridge, Newry and Mourne Area Plan 2015 There are no
specific policies in the Plan relating to the proposal which will be aszessed against regional
planning policy.

Strategic Planning Pollcy Stafement for NI

Para 6.12 slalas thal development praposals which impact upon listed buildings and their
setlings are assessed paying due regard o their special architectural and historic interest and
the contribution they make to the character of the area.

The application building, St Johns Church of Ireland Church and graveyard, is a Grade 81
Listed Building (HB16/X075001), situated on a prominent crossroads within the town. A granite
stone wall and modern metal railings enclosa the site. A public car park abuts the site o the
narth and a dwelling house abuts the site fo the south, The Church has been vacant from the
1980z, Listed Buildings are protected by Section 30 of the Planning Act (NI} 2011,

Para 6,13 sfales that "proposals should be based on a clear understanding of the importance

of the building/place/hentage asset and should support the best viable use that is compatible
with the fabric, setting and character of the building."

PFS &: Planning, Archasology and the Buikt Heritage
Thiz proposal Iz subject to Folicy BH 8= Extension or Altaration of a Listed Building.

Folicy BH & siates that:
The Departmernt will normally only grant consent o propozals for the extension or alteration of
a listed bullding wheare all the following criterla are met;

(&) the essential character of the building and its selting are retained and its features of special
| interest ramain intact and unimpaired;




Back to Agenda

(b} the warks proposed make use of tradifional and/or sympathetic building materials and
technigues which match or are in keeping with these found on the building; and

(2] the archilaclural delails {e.g. doors, gullars, windows) malch or are in keeping with the
building.

Policy BH 11 iz also applicable:

The Depardment will not normally permit development which would adversely affect the setting
of a listed building, Development proposals will normally only be considered appropriate where
all the following criteria ara mat;

(2} the detailed design respecls the lisled building in terms of scale, height, massing and
glignment; (b) the works proposed make use of fraditional or sympathetic bui ding materials
and technigues which respect those found on the building; and

() the nature of the use proposed respects the character of the setting of the buitding.

HED Historic Monuments issued 4 rezponses in tofal. Additicnal information was requested in
the first 3 respanses. In the final response dated March 2024, HED advised Planning that
based on the information provided, they are content with the proposal subject to conditions.

Given HED HBE's response above, and subjact to compliance with conditions, it is considered
that the propesed develppment meels the policy requirements and accords with PPS &

Meighbour Notification Checked MIA

Summary of Recommendation
Consent granted

Conditions:
1. The works hereby permitted shall be bagun nao later than the expiration of 5 years
beginning with the date on which this consent is granted.
Reazon: As required by Section 94 of the Planning Act (Morthern Ireland) 2011,

2. The development hereby permitted shall take place in strict accordance with the
following approved plans: LOO0A, LOO1B, 1024, 1034, 1048, 106, 107A, 109 and 110.
Raason: To defina the planning parmissian and for the avoldancs of doubl.

3. Prior o procurement, details of:
+  the environmental protective glazing
# the proposals for the timber ool struciure repairs
# the proposals for the structural mezzanina insartion including mazzaning |avel
details of enclosure fo main space and flanks
+ the internal insulating lime plaster and reinsiated cornicing
shall be submitted by the applicant and approved in writing by Mewry, Moume and
Doam District Council in consultation with Histonc Erviranmeant Division,
Department for Communities.
Reason: To ensure that the essential character of the building and its seting are retained,
and itz features of special interast remain intact and unimpaired and that the works
praposed make use of fraditional andfor sympathafic huiil:ling matenals and technigues
which match and are in keeping with those found on the listed building.
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Case Officer Signature: Eadaocin Farmrell

Date: 7 April 2025
Appointed Officer Signature: M Keane

Date: 07-04-25
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Committee Application

Development Management Officer Report

Case Officer: Karen Bronte

Application ID: LAOT/2024/0537/0 Target Date:
Proposal: Location:
Housing development Junction of Chancellors Roadiwatsons

Road Mewry and opposite Ashton Heights
and Dunbrae housing developments

Applicant Name and Address: Agent Name and Address:
Felix O'Hare John Cole

88 Chancellors Road 12A Duke Street

Mewry Warrenpaint

BT358NG BT34 3JY

Date of last

Neighbour Notification; 21 May 2024

Date of Press Advertisement: 29 May 2024

| ES Requested:  No

Consultations:
DFI Reads consulied 20/05/2024.

NIEA consulted 200052024,

provided - recommendad informatives,

Re-Consultations:

NIE consulled 20/0%/2024. Replied 30/05/2024 - content - advice provided.

DFI Rivers consulted 20/05/2024. Replied 26/06/2024 - content - recommended condition,
NIW consulted 20005/2024. Replied 28/05/2024 - approved with standard planning conditions.,
Shared Environmental Services consulted 20/05/2024. Replied 12.06.2024 - content.

Environmental Health consulted 20/05/2024, Replied 13/06/2024 — substantive response

Foyle Carlingford & Irish Lights Commission (Loughs Agency) consulted 21/05/2024.
Replied 05/06/2024 - content - recommended conditions and informatives.

DFI Roads re-consulted 02/07/24, 30/09/2024 and 05/03/2025. Replied 2B/09/2025 - no
objactions subject to submission of detailed plans at reserved matters stage.

NIEA re-consulted 12/09/2024 and 04/10/2024. Replied 25/10/2024 - NED content subject to
recommendations and informatives,

Representations: As required by The Planning {General Development Procedure) Order
(Morthern Ireland) 2015, the application was advertised in the local press on 29 May 2024 and
neighbounng properties were notified of the application on 21 May 2024,
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The statutory advertising penod and neighbour notification period expired on 12 June 2024 and 5
June 2024 respectively, and no objections or representations were received.
Letters of Suppaort 0.0
Letters of Objection 0.0
Petitions 0.0
| Signatures 0.0
Mumber of Petitions of
Objection and
 signatures
Summary of Issues: NIA
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Site Visit Report

Site Location Plan:

Date of Site Visit: 14 June 2024

Characteristics of the Site and Area

The site consists of ¢.3.2ha of farmland on the outskirts of Newry City. The site formerly
comprised several small field parcels bounded by hedgerow vegetation however it has been
cleared of internal hedges to form one large area of grassland. The site is bound to the north by
agricultural grazing lands, to the east by Watsons Road and to the south and south-west by
Chanceliors Road, The site is within the development limit of Newry with the general area
predominantly residential with an educational facility (primary school) and a number of
commercial businesses found within the vicinity.

Description of Proposal

Housing development

Planning Assessment of Policy and Other Material Considerations
PLANNING POLICY AND GUIDANCE

« The Regional Developmeant Strategy 2035 (RDS)
« The Strategic Planning Policy Statement for Northemn Ireland 2015 (SPPS)

+ The Banbridge, Mewry and Mourne Area Plan 2015 (BNMAR) - the site is within the
development limits of Newry and zoned for housing (NY32: Watsons Road/Chancellors
Road - Committed Housing)

« PPS 2 - Natural Heritage
« PPS 3 (and clarification) — Access, Movement & Parking
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« PPS 7 - Quality Residential Environments

+ PPS5 7 (Addendum) - Safeguarding the Character of Established Residential Areas
= PPSEB-0Open Space, Sport and Outdoor Recreation

+  PPS5 12 - Housing in Settllements

« PPS 13 - Transportation and Land Use

» PPS 15 (Revised) - Planning and Flood Risk

s A Planning Strategy for Rural NI (PSRENI) — Policy DES 2

+ Crealing Places: Achieving Quality Residential Environments
« DCAN 8 = Housing in Existing Urban Areas

+ DCAN 10 (Revised) — Environmental Impact Assessment

« DCAN 15 — Vehicular Access Standards

PLANNING HISTORY

As indicated in the records below, outline planning permission was previously granted on the
site for a housing development on 9 January 2013 (planning ref: P/2005/0486/0) and a further
outline planning permission was granted on the site for a housing development (42 sites) on 27
March 2017 (planning ref: LADY2015/0485/0), These permissions have now lapsed.

Enforcement

Application Mumber; LADT20230487CA  Decision; Decision Date:
Proposal: Site clearance

Planning

Applicabion Number: P/A1994/6028 Decision: Enquiry: Other Letter 1ssued Decision Date:
Proposal; Housing Pound Street Damolly Row Chancellors Road Darans Hill College Gardens
Application Number: P/1993/6025 Decision: Enquiry: Other Letter 1ssued Decision Date:
Proposal: Housing Development Watsons Road MNewry

Application Number: P/1879/0784 Decision: Permission Granted Decision Date: 07 August
1879

Proposal: PROPOSED 11KV O/H LINE (DRAWING NO CRA 3463)

Application Number: P/2003/0272/0 Decision: Enquiry: Other Letter ssued Decision Date: 25
March 2003

Proposal: Sites for Day Care Centre

Applicanon Number: P/2005/0486/0 Decision: Permission Granted Decision Date: 09
January 2013

Propasal; Site for housing development (application site)

Application Number: LAOF/2015/0485%0  Decision: Permission Granted Decision Date: 27
March 2017

Proposal: Proposed Housing Development 42 sites (application site)

Application Number: LAQF/2023/3655/0  Decision: Application Invalid Decision Date: 12
December 2023

Proposal: Proposed housing development
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Application Number: LAOF/2024/0036/PAN Decision: Proposal of Application Motice is
Acceptable  Decision Date: 05 March 2024

Proposal: Proposed housing development and associated ancillary works to provide access to
proposed site (application site)

LEGISLATIVE PRE-APPLICATION REQUIREMENTS

As this planning application is classified as a major development, owing to the site area, it has
been preceded by a Proposal of Application Matice (PAN), as required by Section 27 of The
Planning Act (Northern Ireland) 2011 The PAN was submilted on 18 December 2023 and
considered acceptable (o legislative requirements on & March 2024 (planning ref:
LAQTIZ024/0036/PAN).

The current application was subsequently submitted following the required 12-week application
notice/consultation period, with the application received on 4 April 2024, The application has
been accompanied with a Pre-Application Community Consultation (PACC) report which
confirms that community consultation has taken place in line with the statutory minimum
requirements, with the following PACC steps undertaken:

- A public consultation event was held on 15 January 2024 from 10.00 to 14.00 in the
boardroom of the Felix O'Hare & Co Lid offices, The site plan and concept drawings were
displayed for public viewing at this event.

- Individuals and groups were notified directly of the public event via email or letter
including local councillors, local residents at Ashton Heights and the local primary school
(St Moninna's Primary School).

- Four people attended the public event and were in support of the proposed housing
development. Mo comments were received via email or post.

A notice relating to the public consultation event was published in a local newspaper at
least 7 days prior to the event (Newry Reporter — 3 January 2024), The advertisement
provided information on the details of the event and how comments relaing to the
proposal could be made,

The details provided meet the legislative requirements (Sections 27 and 28) of The Planning Act
(Morthern Ireland) 2011

ElA DETERMINATION - THE PLANNING (ENVIRONMENTAL IMPACT ASSESSMENT)
REGULATIONS (NORTHERN IRELAND) 2017

The proposal falls within the scope of Schedule 2 (Category 10({h) - urban development projects,
including the construction of shopping centres and carparks where the area of development
exceeds 0.5 heclare) of the above Regulations and as such, the Council is obliged to complete
an ElA screening. Following completion of an EIA screening, the Council determined on 25 June
2024 that the proposal would not result in any significant environmental impacts and as such,
an Environmental Statement i1s not required, Environmental matters can be appropriately dealt
with through the planning application assessment, including the use of mitigation measures and
the imposition of planning conditions, if necessary.
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SUPPORTING DOCUMENTS AND DRAWINGS

The following submitted information (as amended) has been considered within this
assessment:

Reports/Technical Assessments:

Pre-Application Community Consultation Report (prepared by: Cole Partnership Architecturs &
Froject Management)

Drainage Assessment (prepared by IT Consulting, dated 26 July 2023)

Biodiversity Checklist and Preliminary Ecological Appraisal (prepared by: ATEC NI, dated 11
September 2024)

Biodiversity Checklist (no date)

Design and Access Statement (prepared by: Cole Partnership Architecture & Project
Management)

Letter from agent dated 17 June 2024, re: amended location plan

Email from agent dated 25 June 2024, re: amended location plan, requirement tor Transport
Assessment and Biodiversity Checklist

Revised Biodiversity Checklist, dated 30 July 2024

Transport Assessment Form and Traffic Impact Assessment (prepared by: MRA Parthership,
dated September 2024)

Addendum to Preliminary Ecological Assessment (prepared by: ATEC NI, dated 2 October
2024)

Email from agent dated 5 March 2025, re: amended plans

Drawings:

Location Flan (Dwg No: 3363 PL LP)

Location Plan (Dwg No: 3363 PL LP Rev A)

Proposed Road Improvements at Watsons Road and entrance 10 Liska Road/Walsons Road
development (Dwg MNo: 3363 PL)

Proposed Road Improvements at Junction of Watsons Road and Chancellors and
Improvements to Liska RoadWatsons Road (Dwg Mo: 3263 PL Rev A)

Concept Drawing (Dwg No: 3363 PL Concept Plan)

Concept Drawing (Dwg No: 3363 Concept 3)

EVALUATION
Summary of the Proposal

The proposal relates to an outline application for a residential development comprising Detween
86 (minimum) o 80 dwellings (maximum). The proposal is 1o provide a mix of dwellings including
storey and a half, two storey detached and semi-detached with all dwellings to have not less
than 9m rear gardens. It is proposed that the dwellings will front on to Chancellors Road and
Watsons Road with two in curtilage car parking spaces provided to the three-bedroom dwellings
and three in curtilage car parking spaces provided to the four-bedroom dwellings. On-street
parking s to be provided for visitors.




Back to Agenda

Itis proposed that a minimum of 70sgm of private amenity space will be provided to the dwellings
and approximately 2500sgm of public amenity space is to be provided within the site and
overlooked by the front of the dwellings. It is proposed to implement a 20m separation distance
hetween any habitable first floor windows.

Two access are proposed into the site with one being from Chancellors Road and one from
Watsons Road, Road improvements are proposed including the widening of Watsons Road 1o
6.5m from the junction of Watsons Road and Chancellors Road to the junction of Liska Road
and Watsons Road. The Watsons Road/Liska Road junction is to be realigned. A 2m wide
footpath is proposed to give a continuity of footpath from the existing footpath at Liska Road to
the existing footpath on Chancellors Road. A 2m wide footpath is also proposed along the
trontage of the site at Watsons Road and Chancellors Road.

As this is an outline application, further detailled information is to be reserved for subsequent
approval including siting, number of units, design, external appearance and landscaping.

RD35 2035

The RDS provides an overarching strategic planning framework which aims (o lake account of
the economic ambitions and needs of the Region, and put in place spatial planning, transport
and housing priorites that will support and enable the aspirations of the Region to be met.

Of relevance to the proposal development, one of the aims of the RDS is to 'promote
development which improves the health and well-being of communifies', for example, improved
health and well-being can be derived from easy access to appropriate services and facilities.
The Regional Guidance (RG) within the RDS is presented under the three sustainable
development themes of Economy, Society and Environment, The Regional Guidance relevant
to the proposed development includes 'RGB: Strengthen community cohesion’ for example
through encouraging mixed housing development. Furthermore, 'RGE Manage housing growth
to achieve sustainable patterns of residential development’ promotes high guality accessible
housing within existing urban areas without causing unacceptable damage to the local character
and environmental quality or residential amenity of these areas.

SPPS

The SPPS sets out regional planning policies for developing land in Northern Ireland under the
reformed two-tier planning system and its provisions are material to all decisions on individual
planning applications.

Furthering sustainable development is at the heart of the SPPS and the planning system and
means balancing social, economic and environmental objectives, all of which are considerations
in the planning for and management of development.

The SPPS recognises housing as a key driver of physical, economic and social change in both
urban and rural areas, In furthering sustainable development this means managing housing
growth in a sustainable way, placing particular emphasis on the importance of the inter-
relationship between the location of local housing, jobs, facilities and services, and infrastruciure.
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It 15 similarly important to successfully integrate transport and land use generally in order to
improve connectivity and promote mare sustainable patterns of transport and travel,

Of relevance to the proposed development, the core planning principles of the SPPS include
‘improving health and well-being’. for example by safeguarding residential environs through
design and other amenity considerations, 'creating and enhancing shared space’, for example
through the delivery of good guality housing that supports the creation of more halanced
communities and 'supporfing good design’.

Banbridge, Newry and Mourne Area Plan 2015 (BNMAP)

Section 45 of The Planning Act (Northern Ireland) 2011 requires the Council to have regard to
the local development plan, so far as material to the application. and to any other matenal
considerations.

The application site is located within the development limit of Newry and is zoned for housing
(NY32: Watsons Road/Chancellors Road — Committed Housing), as identified by BNMAP, As
such, the principle of housing is considered acceptahble on the site.

Overall the proposal complies with the site zoning in BNMAP and fits with the wider strategic
objectives of the RDS and the core principles of the SPPS relating to housing as identified abhove.

Relevanl retained planning policies are identified below and will be further considered at
reserved matters stage when detailed information about the proposal is available.

Natural Heritage - SPPS, PPS 2, The Conservation (Natural Habitats, etc.) Regulations
(Northern Ireland) 1995 (as amended)

Policy NH 1 - European and Ramsar Sites - International
The closest internationally designated site, Derryleckagh Special Area of Conservation (SAC),
is located cdkm east of the site.

A Hahitals Regulations Assessment (HRA) Stage 1 assessment/screening has been completed
for the proposal whereby it has been determined in consultation with SES that the application
can be eliminated from further assessment because it could not have any conceivable effect on
a European site as there are no environmental pathway links.

Policy NH 2 - Species Protected by Law

Policy NH 2 anly permits development proposals that are unlikely to harm a European protected
species or any other statutonly protected species and which can be adequately mitigated or
compensated against,

Following consultation with DAERA NED, a revised Biodiversity Checklist and Preliminary
Ecological Assessment was submitled in September 2024 and an Addendumn to the Preliminary
Ecological Assessment was submitted in in October 2024. The results of these assessmenis
showed the external site boundaries as offering some limited potential for foraging and
cammuting bats; the veteran ash trees with ivy along certain boundaries could be used by
individual roosting bats {i.e. ‘low’ bal roosting potential); and, the boundary hedgerow vegetation
and maturedveteran trees within the site would offer nesting potential for a variety of species of
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birds. Mo evidence of badger activity was identified within a 20m radius of the application site
and no suitable habitat for smooth newts was identified within the application site.

Having considered this information, in their consultation response dated 25 October 2024,
DAERA NED advised the proposed development is unlikely to have any impacts on protected
species, subject to conditions regarding lighting, as detailed at the end of this report.

Policy NH 3 - Sites of Nature Conservation Importance (National)

The closest nationally designated site, Carlingford Lough Area of Special Scientific Interest
(ASS), is located c2.5km south east of the site. Having reviewed the submitted information,
DAERA NED considers it is unlikely that the proposal will have any significant impacts on any
designated sites.

Loughs Agency, who have responsibility for protecting Caringford Lough, have been consulted
and adwise in their consultation response dated 5 June 2024 that potential impacts from the
proposed development include increases in silt and sediment loads resulting from construction
woarks, point source pollution incidents during construction and overloading of existing WwTwW
infrastructure, They advise that all storm water from the site should not be discharged to nearby
watercourses unless first passed through pollution interception and flow attenuation measures.
The Drainage Assessment submitted with the application details the proposed storm water
management system; Dil Rivers have reviewed this and are content. Furthermaore NI Water have
confirmed there is available capacity at Newry WwTW to serve the proposal.

Policy NH 4 — Sites of Nature Conservation Importance (Local)
The site is not located within or in proximity 10 a Site of Local Nature Conservation Importance

(SLNCI) and therefore does not impact on such sites.

Policy NH 5 - Habitats, Species or Features of Natural Heritage Importance

Policy MH5 prohibits development which would result in an unacceptable adverse impact on:
priority habitats, priority species, active peatland, ancient and long-established woodland,
features of earth science consenvation impartance, features of the landscape which are of major
importance for wild flora and fauna, rare or threatened native species, wetlands (includes river
corridors); or other natural heritage features worthy of protection.

The submitted ecological information details that the development of the site will likely reqguire
the removal of hedgerow, which is a Northern Ireland Biodiversity Strategy Priorily Habitat, along
the roadside boundary in order to create a new accessisight lines. Therefore compensatory
replacement planting and mitigation to protect the mature and vetaran tress that ococur within the
exlernal site boundaries during the development phase has been proposed. Having considered
this information, DAERA NED advised the proposed development is unlikely to have any impacts
on priority hahitats, subject o conditions regarding landscaping, as detailed al the end of this
report.

Access and Parking = SPPS, PPS 3, PPS 13, DCAN 15

Policy AMP 1 - Creating an Accessible Environment
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To create a more accessible environment for everyone, Policy AMP 1 states that where
appropriate, the external layout of development will be required to incorporate all or some of the
tollowing: facilities to aid accessibility; convenient movement along pathways and an unhindered
approach to buildings; pedestrian priority to facilitate pedestrian movement within and between
land uses; and, ease of access (o reserved car parking, public transport facilities and taxi ranks.

Following consultation with Dfl Roads a Transport Assessment Form (TAF) and Traffic Impact
Assessment (TIA) was submitted in September 2024 and an amended concept drawing and
road improvement drawing was submitted in March 2025, This infarmation highlighted the sites
good transport links to the city centre; its proposals for improved footway provision in the area
for existing and future residents; the 4km cycle catchment to cover almost all of Newry town
centre including access to the greenways on Mewry Canal, and, the nearest bus stops to the
site,

Furthermore, General Principle 2 of PPS 13 encourages major housing developments to
incorporate local neighbourhood facilities to reduce the overall need to travel by car and increase
the vitality and overall sustainability of the development. Whilst there is no provision within the
proposed development for such facilities there is a primary school, community, retail and
ecclesiastical facilities within walking distance of the site.

Policy AMP 2 - Access to Public Roads

Folicy AMP 2 states 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 inconvenience the flow of
traffic; and b) the proposal does nol conflict with Policy AMP 3 Access (o Protected Routes,
Consideration will also be given to published guidance and other factors,

Accesses are proposed from both Watsons Road and Chancellors Road along with the proposed
improvements o Watsons Road,

The submitted information details that the proposal is considered to have a minimal transport
impact and the site accesses will be in accordance with DCAN1S. The junction modelling carried
out shows there is capacity at the Watsons Road/Chancellors Road junction and it does not
require improvements. The internal layout will be designed to embrace Creating Places, which
will includes turning heads at the end of cul-de-sacs, so the senvice vehicles can enter and leave
in the forward gear, Internal routes will be traffic calmed, achieving lower safer speeds. These
details are all the subject of a future reserved matters application,

Policy AMP 6 - Transport Assessment

In order to evaluate the transport implications of a development proposal Policy AMP 6 states
that the Department will, where appropriate, require developers to submit a Transport
Assessment.

The submitted information details that the threshold where a detailed Transport Assessment
may be necessary is 100 residential units or 100 trips in the peak hour. This application is below
these published thresholds; therefore, no detailed Transport Assessment is required,
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Policy AMP 7 - Car Parking and Servicing Arrangements

Paolicy AMP 7 states development proposals will be required to provide adequate provision for
car parking and appropriate servicing arrangements and that the precise amount of car parking
will be determined according to the specific characteristics of the development and its location
having regard 1o the Department’s published standards or any reduction provided for in an area
of parking restraint designated in a development plan, Proposals should not prejudice road
safety or significantly inconvenience the flow of traffic. The junction modelling carred out shows
there Is capacity at the Watsons Road/Chancellors Road junction and it does not reguire
Improvements.

A future reserved matters application will detail the parking appropriate to the housing mix
proposed on the site. This parking will be in accordance wath Creating Places and DOE Parking
Standards.

Having considered this information Dfl Roads adwvised in their consultation response dated 28
March 2025 they had no objections in principle to the proposal subject to the submission of
detalled plans at reserved matters stage.

Sewerage and Water Supply

The proposal seeks to connect (o the NI Water public water supply, public foul sewerage and
surface water sewer. In their consultation response dated 28 May 2024, NI Water recommended
approval with standard planning conditions, as detailed at the end of this report.

In relation to the public foul sewerage system, NI Water confirmed that there is available capacity
at MNewry WaTW.

In relation to connecting to the public foul sewer, the public surface system and the public water
supply, NI Water confirmed that there is the necessary infrastructure within 20m of the proposed
development boundary which can adequately serve the proposals and the relevant applications
Lo M1 Waler will be required to obtain approval o connecl. In relation to the public surface water
sewer, connections will be restricted to a Greenfield Runoff rate of 10 litres/second/hectare.

This information in Ml Water's response is valid for a maximum period of 18 months from the
date of their response. After this penod, a re-consultation will be required to review availability
and to confirm NI Water's recommendation of this development proposal.

Drainage and Flooding — SPPS, Revised PPS 15

Policy FLD 1 - Development in Fluvial (River) and Coastal Flood Plains
The Dfl Rivers Flood Maps (NI) indicates that the development does not lie within the 1 in 100
year fluvial or 1 in 200 year coastal flood plain.

Policy FLD 2 - Protection of Flood Defence and Drainage Infrastructure

Under this policy it is essential that a working strip of minimum width 5m s retained, but up to
10m where considered necessary. In their consultation response dated 26 June 2024 Dfl Rivers
atvise that a working strip is shown on the site layout drawing.
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In addition, perspective purchasers whose property backs onto any watercourses should be
made aware of their riparian obligations to maintain the watercourses under Schedule 5 of the
Drainage Order Northern Irefand 1973.

Policy FLD 3 - Development and Surface Water (Pluvial) Flood Risk Outside Flood Plains
The proposed development has the potential to result in an increase in surface ‘water run-off
rates and volumes in comparison Lo the existing pre-development scenario.

Dfl Rivers reviewed the submitted Drainage Assessment and advised that the design and
construction of a suitable drainage network 1 feasible. In order to ensure compliance with
Revised PPS5 15, Dfl Rivers request that the potential flood risk from exceedance of the drainage
netwaork, in the 10 100 year event, with an additional allowance for climate change (10%) and
urban creep (10%) is managed by way of a condition, as detailed at the end of this report.

Open Space - SPPS, PPS 8

Policy OS 2 - Public Open Space in New Residential Development

This palicy states planning permission will be granted 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. A normal expectation will be at least 10% of the total site area however
the site and its context will be taken into account.

The Design and Access Statement submitted with the application states 2500 sgm of open space
will be provided within the site which is less than the 10% expectation. However the information
submitted suggests there are public playing fields, a basketball court and play area adjacent to
the site which would allow for a decrease in the open space within the sile.

Design and Residential Amenity Considerations - SPPS, PSRNI Policy DES 2, PPS 7 (and
Addendum) and PPS 12

PPS 7 Policy QD 1- Quality in New Residential Environment

Policy QD 1 states all residential proposals will be expected to confirm to criteria including
respecting the surrounding context; protecting built heritage features; providing public and
private open space; provision of local neighbourhood facilities; provision for walking and cycling
and links to public transport; adequate parking provision; design that is respectful of local
tradition; a design and layout that will not create conflict with adjacent land uses and there is no
unacceptable adverse effect on existing or proposed properties in terms of overlooking, loss of
light, overshadowing, noise or other disturbance; and the development is designed to deter crime
and promote personal safety.

This criteria will be assessed at reserved marners stage as further design infarmation is availahle

however the Design and Access Statement submitted with this application outlines general
compliance with this policy where possible:

- The proposed dwellings will have a rear garden depth of not less than 9m. Any garages
within the curtilage of these dwellings will be positioned &m from the road edge. Dwellings
on cormer sites will be dual elevation dwellings.
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- There are no bult hertage features dentified to incorporate into the proposed
development.

- Adeqguate private space will be provided in line with Creating Places which states 40 sqm
at a minimum to be provided, The proposal aims to provide 70 sgm of private amenity
space per dwelling. 2500 sgm of open space will be provided within the site, There are
public playing fields, a basketball court and play area adjacent to the site,

- The site is located within walking distance of established necessary local facilities. There

is a primary school adjacent to the site and a supermarket and other shops located on
the Dublin Road.
The movement pattern of the proposal is to support walking, cycling and meets the needs
of people whose mohility is impaired, The surface of the approach to dwellings will be
firm enough to suppart the weight of wheelchair users and smooth enough to permit easy
manoeuvre, The width of the approach, excluding space for a parked vehicle, will take
account of the needs of a wheelchair user, or a stick or crutch user, The approach should
be clear of any parking space.

- Two in curtilage car parking spaces will be provided for each three-bedroom dwelling and
three in curtilage parking spaces for four-bedroom dwellings. On-street parking will be
provided for visitors,

- The design of the development will draw upon best local traditions of form, materials and
detailing.

- The proposed development and layout of development will not have any effect on
surrounding dwellings. A separation distance of 20m between any habitable first floor
windows will be implemented as per Creating Places.

- The proposed concept layout deters crime and antisocial behaviour. The central open
space will be overlooked by houses,

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

This policy states that in established residential areas planning permission will be granted for
new housing where additional criteria are met including the proposed density is not significanthy
higher than that found in the established residential area; the pattern of development is in
keeping with the overall character and environmental quality of the established residential area;
and, all dwelling units and apartments are built to a size not less than those set out in Annex A,

Whilst the number of dwellings will be provided at reserved marters stage, the information
submitled suggests between 66 (minimum) 10 80 (maximum) dwellings could be provided on the
site as per the density bands in BNMAP. This is comparable to the densities in the surrounding
area with Ashton Heighls having 56 dwellings on 3.03ha and Dunbrae having 32 dwellings on
2.63ha.

Ashton Heights and Dunbrae are typified by detachedfsemi-detached form of one and a halfftwo
storeys with private gardens and in curtilage parking. External finishes is brick or render finish
with concrete roof tiling. The proposed development should respect the surrounding context.

Design detail including dwelling size and overall layout will be considered at reserved matters
stage.
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Further design and amenity considerations to be considered under the SPPS, PPS 7 (and
Addendum), PSRNI Policy DES 2 and PPS 12 include:

High quality landscaping — the existing natural and established boundaries of the site
should be utilised and incorporated into the scheme to soften visval impact and assist
with integration. To ensure this, a condition relating to landscaping is recommended, as
tletailed at the end of this report.

- House types and design - Policy HS 4 — House Types and Size in PPS 12 stares planning
permission will only be granted for new residential development of 25 or more units, or
on sites of one hectare or more, where a mix of house types and sizes is provided. This
will be considered further at reserved mallers stage when information on house types
and design is available.

- Owerlooking - given the site is separated from adjacent residential developments via the
Chancellors Road and Watsons Road and via the proposed footways it is not anticipated
that overlooking fram the proposed development will be a concern. Furthermore the
proposed dwellings will be set back from existing properties to avoid overlooking or loss
of privacy. The separation distances recommended comply with the guidance in Creating
Places.

- Moise - the development may cause disturbance during the construction stages such as
dust and noise, though given the timing of such impacts during normal working hours,
the effects should not be significant. By introducing increased numbers to the site
(residents) during occupation the development also has the potential to increase noise
levels in the longer term. Environmental Health have been consulted and in their
response dated 13 June 2024 have no objection in principle to the application. This will
e considered further al reserved mallers slage.

- Visual impact - the proposal will resull in a higher density of buildings in the locality and
this will impact on the visual character of the streetscape along Chancellors Road and
Watsons Road, with the area currently appearing as semi-rural in character. It is
anticipated however that this can be addressed sympathetically through a good gquality
design and will be further considered at reserved matters stage.

- Social housing — the site has not been identified within BNMAP requiring social housing
provision.

RECOMMENDATION: Approval subject to conditions

MNeighbour Notification Checked Yes

Summary of Recommendation

The site is zoned within the current area plan as committed housing within the development
limits of Mewry, The site also henefits from a planning history of outine planning permission for
housing under planning refs; P/2005/0486/0 and LAD7/2015/0485/0.
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Taking into account the land zoning, planning history and requirements of planning policy it is
recommended that the application is approved subject to conditions.

Conditions

1. Application for approval of the reserved mallers shall be made o the Council within 3
years of the date on which this permission is granted and the development, hereby
permitted, shall be begun by whichever is the later of the following dates:-

i.the expiration of 5 years from the date of this permission; or
ii.the expiration of 2 years from the date of approval of the [ast of the reserved matters
to be approved.
Reason: As required by Section 62 of the Planning Act (Morthern Ireland) 2011,

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

Reason: This is outlline permission only and these mallers have been reserved for the
subseguent approval of the Council.

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

Siting; the two dimensional locaton of buildings within the site,

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

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

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

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

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




Back to Agenda

4. Full particulars, detaled plans and sections of the reserved matters required in
Conditions 02 and 02 shall be submitted in writing to the Council.
Reason: To enable the Council to consider in detail the proposed development of the site.

5. A landscape management and maintenance plan, including long term design objectives,
performance indicators, management responsibilities and maintenance schedules for all
landscaped area including areas of communal open space and planting shall be
submitted to and approved by the Planning Authority prior to the occupation of the
development.

Reason: To ensure the sustainability of the approved landscape design through its successiul
establishment and long term maintenance,

6. A scale plan and accurate site survey at 1:500 (minimum) shall be submitted as part of
the reserved matters application showing the access 10 be constructed and other
requirements in accordance with the attached form RS1. Access, sight visibility splays
and forward sight distance (where applicable) are a pre-commencement condition.

Reason: To ensure there 15 a satisfactory means of access in the interests of road safety and
the convenience of road users.

7. Al reserved matters, a Landscaping Plan shall be submitted 1o the Planning Authority.
Mo development activity, including ground preparation or vegetation clearance, shall
commence until the Plan has been approved in writing by the Planning Authority, The
Plan shall be implemented in accordance with the approved details, unless othermse
agreed in writing by the Planning Authority. The Plan shall include details of:

a. Retention and protection measures for existing trees and hedgerow on the site
boundaries in accordance with BS 5837:2012 Trees jin refaiion to design, demolition and
construction — Recommendations.
b. Planting Schedule to include details of sufficient compensatory planting for the removal
of hedgerow from the site, and detaills of all new planting, with appropriate numbers of
native treesishrubs species.
c. Details of the aftercare of all planting on the site.
Reason: To protect priority habitats and minimise the impact of the proposal on the hiodiversity
of the site.

8. Al reserved matlers, a Lighting Plan shall be submitted to the Planning Authority, The
Plan shall include specifications of lighting to be used across the site and a map showing
predicted light spillage across the site, indicating a light spill of 1 Lux or less on boundary
vegetation.

Reason: To minimise the impact of the proposal on the biodiversity of the site,

9. Mo developmem shall be commenced until a Sewer Adoption Agreement has been
authorised by NI Water to permit a connection to the public sewer in accordance with the
Waler and Sewerage Services (Morthern Ireland) Order 2006 and Sewerane Senvices
Act (Morthern Ireland) 2016.
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Reason: To prevent pollution and to ensure public safety. To ensure compliance with the Water
and Sewerage Services (Northern Ireland) Order 2006 and the Sewerage Services Act (Northern
Ireland) 2016.

10. A formal water / sewer connection application must be made for all developments [prior
to occupation], including those where it is proposed to re-use axisting connections.
Reason: To prevent pollution and to ensure public safety. To ensure compliance with the Water
and Sewerage Services (Morthern Ireland) Order 2006 and the Sewerage Services Act (Northern
Ireland) 2016.

11, Development shall not be occupied until the foul water drainage works an-site and off-
site have been submitted to and approved by the relevant authority and constructed by
the developer in line with approved design.

Reason: In the interest of public health.

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

Reason: To safequard the site and adjacent land against fiooding and standing water,

13. Prior to the construction of the drainage network, the applicant shall submit a Drainage
Assessment, complant with FLD 3 & Annex D of PPS 15, (o be agreed with the Council
which demonsirates the safe management of any out of sewer flooding emanating from
the surface water drainage network, agreed under Article 161, in a 1 in 100 year event
with an additional allowance for climate change (10%) and urban creep (10%).

Reason: In order to safequard against surface water flood risk,

14. Development shall not begin until drainage works have been carried out in accordance
with details submitted to and approved in writing by the Department,
Reason: To safeguard the site and adjacent land against fiooding and standing water.

' Conditions/Reasons for Refusal:

Case Officer Signature: Karen Bronte

|Date: 16Apnl 2025
Appointed Officer Signature: Patricia Manley

Date: 16 April 2025
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Development Management Consideration
Details of Discussion:

Letter(s) of objection/support considered: Yes/iNo

Group decision:

D.M. Group Signatures

Date
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Delegated Application

Development Management Officer Report
Case Officer: Claire Cooney

Application ID: LADY/2024/0185/F Target Date:

Proposal: Location:

PROPOSED CONVERSION AND REUSE | 30M NORTH OF 43 BALLYCOSHONE
OF EXISTING STOMNE BEARN ROAD, HILLTOWN, NEWRY, BT34 5XE

{INCORPORATING NEW ROOF,
RECOMNSTRUCTION OF PART
EXTERNAL WALL AND NEW FIRST
FLOOR STRUCTURE AND INTERNAL
LAYOUT)) TO CREATE A NEW

DWELLING {Amended Proposal

Deascription)

Applicant Name and Address: Agent Name and Address:
ROISIN McMANUS MARTIN BAILIE
43 BALLYCOSHONE ROAD 44 Bavan Foad
HILLTOWN Mayobridge
NEWRY Mewry

BT34 5XE BT342HS

Date of last

Neighbour Notification: 12 February 2025
Date of Press Advertisement: | 26 February 2025

B e

ES Requested:  No

Consultations:
Consultations have been carried out with the following bodies

Dfl Roads

Morthern Ireland Water

OFfC Historic Environment Division
Environmental Health NMDDC

& & &

Representations:

No representations or objections have been received from neighbours or third parties of
the site.

Letters of Support | 0.0
Letters of Objection 0.0
Petitions 0.0

‘Signatures 0.0
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Number of Petitions of
Objection and
signalures
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Site Visit Report

Site Location Plan:

Date of Site Visit: 21** November EDEJI

Characteristics of the Site and Area

The site is located along the minor Ballycoshone Road Hillkown and is comprised of a
0.2 hectare portion of land that contains the remains of a former stone barn structure
(pictured below). The site lies immediately adjacent Ballycoshone House and is
surrounded by agricultural fields. The site is accessed via an agricultural entrance
shown below and defined al that the roadside by mature hedgerows and trees.

The site is located within the rural area, outside any seltlement limit as designated in the

Banbridge Newry and Mourne Area Plan 2015.

Description of Proposal




Back to Agenda

PROPOSED CONVERSION AND REUSE OF EXISTING STONE BARN
(INCORPORATING NEW ROOF, RECONSTRUCTION OF PART EXTERNAL WALL
AND NEW FIRST FLOOR STRUCTURE AND INTERNAL LAYOQUT)) TO CREATE A
NEW DWELLING (Amended Proposal Description)

Plan ning Assessment of Policy and Other Material Considerations
PLANNING HISTORY

Application Mumber: Pf2012/0041/0

Proposal: Site for dwelling and domeslic garage
Decision: Appeal Dismissed

Decision Date: 23 August 2012

Application Number: LADT/2021M1 2870
Proposal: Site for infill Dwelling and Garage
Decision: Permission Granted Decision Date: 30 November 2021

Application Number: LADT/2022/0172/0

Proposal: Proposed site for replacement dwelling and garage
Decision: Permission Granted  Decision Date: 16 January 2024

SUPPORTING DOCUMENTS

The application has been supported with the following

Applicalion Form

Concept Statement

Design and Access Stalement
Site Analysis

Archaeclogical Impact Assessment
BiaDiversity Checklist

Bat Roost Potential

Site location Plan

Site Layoul Plan

Existing Plans

Proposed Plans

& & % @& & & @& *® # = &

CONSULTATIONS

= Dfl Roads Mo Objections
« Morthemn Ireland Water Mo Objections
« [MC Historic Environment Division Mo Objections
= Environmental Health NMDDC Mo Cbjections
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REPRESENTATIONS

In line with statutory requirements neighbours were nofified 12/03/2024 and again
following amendment to the proposal description on 12.02.2025. The application was
advertised in the Mourne Observer on 20.03.2024 and 26.02.2025. No letters of
objection ar representation have been received in relation o the proposal to date.

EVALUATION

The proposal seeks full planning permission for the conversion and reuse of an existing
stone barn (incorporating a new roof, reconstruction of part external wall and new first
structure and internal layout) to create a dwelling.

Section 45 (1) of the Planning Act (NI) 2011 requires the Planning Authority, in dealing
with an application, to have regard to the local development plan, so far as material to
the application, and to any other material considerations. The Banbridge Newry and
Mourne Area Plan 2015 (ADAP) cperates as the local development plan for the area
where the appeal site s located. The silte is located outside any settlement development
limit within BNMAP and is within the countryside. The BNMAP has no material policies
for dealing with the proposal,

The Strategic Planning Policy Statement for Morthermn Irefand (SPPS, published in
September 2015) sets out the transitional arrangements that will operate until & local
authaority has adopted a Plan Strategy for the whale of the council area. Paragraph 1.12
states that any conflict between the SPPS and any policy retained under the transitional
arrangements must be resolved in favour of the provisions of the SPFP3. It cites an
example wheraby the SPPS introduces a change of policy direction andfor provides a
policy clarification that would be in conflict with the retained policy and states that in that
inslance the SPP3 should be accorded grealer weighl in the assessment of individual
planning applications.

The SPPS retains certain existing planning policy statements and amongst these is
Planning Policy Statemnment 21: Sustainable Development in the Countryside {(PP3 21,
published June 2010).

Policy CTY 1 of PP3 21 sets out a range of types of development which in principle are
considerad to be acceptable in the countryside and that will contribute to the aims of
sustainable developmeant including the conversion of a non-residential building to a
dwelling in accordance with Policy CTY 4. Policy CTY 4 states that planning permission
will be granted to proposals for the sympathetic conversion, with adaption if necessary,
of a suitable building for a variely of alternative uses, including use as a single dwelling,
where this would secure its upkeep and retention. Such proposals are required to be of
a high design quality and to meet a number of identified criteria.
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Paragraph 6.73 of the SPPS siates that provision should be made for the sympathetic
conversion and re-use, with adaptation if necessary, of a locally important building {such
as former school houses, churches and older traditional bams and outbuildings), as a
single dwelling where this would secure its upkeep and retention.

When looking at the emphasised wording of Policy CTY 4 and that contained in
paragraph 6.73 of the SPPS, it is apparent that there is a conflict between the retained
policy and the SPPS in terms of the conversion and re-use of existing buildings for
residential use, Under the identified transitional arrangements in paragraph 1.12 of the
SPP5, the SPPS should therefore be accorded greater weight in the assessment of this
proposal,

The proposal seeks permission for the conversion and reuse of an existing stone barn
with new roof, reconstruction of external wall and installation of new first floor to create
a dwelling.

The existing stone barn as pictured above is set slightly back from the roadside, sitting
gable end onte Ballycoshone Road.

g |
P
=

It is currently accessed via an agricultural field gate which provides access lo the field
beyond the site and the applicants dwelling adjacent at Mo 43 Ballycoshone Road.

The structure consists of 3 walls, one entire side wall is vacant and open allowing views
into the farmer building. The structure has no roof and there are no internal divisions
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apparent, the intermnal space of the structure is overgrown with vegetation as shown
below. All window [ door openings are missing

Officers consider the structure is derelict in ruinous state of repair and do not consider it
to be a ‘building’ as per the dictionary definition — a structure with a roof and walls'

As discussed above the SPPS requires buildings for conversion to be “locally important”,
whilst this is not defined in the SPPS, officers consider that if the structure were to be
considered a building, it should be of some merit or importance in the local context which
would make it worthy of retention.

It is acknowledged that the structure is old, the Archaeological assessment produced by
Gahan and Long advises that the now derelict building is evident from at feast 1830,
however, they consider the heritage value of the site to be relatively low, It is noted in
their report that they state the building retains a sense of character of the industrial f
agricultural past, however, officers do not consider that it is of such merit that it should
retained.

Further to this the substantial nature of the changes proposed to the structure (which will
be discussed further below) would eliminate any interest which the structure may
present. The proposal will therefore be recommended for refusal on this basis.

CTY 4 — Conversion and Re-use of existing buildings states that Planning permission
will be granted to proposals for the sympathetic conversion, with adaptation if necaessary,
of a suitable building for a variety of alternative uses, including use as a single dwelling,




Back to Agenda

where this would secure its upkeep and retention. Such proposals will be required o be
of & high design quality and to meet all of the following criteria:

{a) the building is of permanent construction;

{b) the reuse or conversion would maintain or enhance the form, character and architec-
tural features, design and setting of the existing building and not have an adverse effect
on the character or appearance of the locality;

{c) any new extensions are sympathetic to the scale, massing and architectural style and
finishes of the axisting building;

{d) the reuse or conversion would not unduly affect the amenities of nearby residents or
adversely affect the continued agricultural use of adjoining land or buildings;

{e) the nature and scale of any proposed non-residential use is appropriate to a coun-
tryside location;

{f} all necessary services are available or can be provided without significant adverse
impact on the environment or character of the locality; and

{g) access to the public road will not prejudice road safety or significantly inconvenience
the flow of traffic.

In assessment of the above, afficers consider that the remains of the structure on site
are of permanent construction.

Criteria B however requires the reuse or conversion to maintain or enhance the form,
character and architectural features, design and setting of the existing and not have an
adverse effect on the character or appearance of the locality.

As shown in the photos above the current structure on site appears in plan form as
below. It is essentially a shell of building.

It is envisaged that the building once had a roof with four high level openings and a
doorway fo the rear elevation. There is no evidence as to what the missing front eleva-
tion may have appeared when intacl.
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The proposed plans below, show the extent of the works required to bring the structure
into use.

The entire front elevation is to be rebuilt and openings to the rear are to be enclosed
with a blank rendered wall. Officers consider that the proposal with its mix of materials,
the lack of proportion and vanation in the glazing with excessive floor to roof glazing
bears no resemebeance or linkage to that either that currently existing or what the
proposal may have looked like in the past. For this reason the proposal wil be
recommended for refusal.

Criteria C, D and E are not applicable to the proposal.

It is considered that the proposal would, If permitted, be compliant with the requirements
of Criteria F and G in that all necessary services could be provided without significatn
adverse impact on the enviroment or character of the locality and the proposed access
to the public road will not prejudice road safety.
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The proposal fails to meet the requirements of the SPPS and CTY 4, It does not fall
within any of the other types of development that are acceptable in principle in the
countryside under Policy CTY 1. No overiding reasons were presented as to why the
development is essential. The proposal will be recommended for refusal on this basis

alsao.
Policy CTY 13 = Integration and Design of Buildings in the Countryside.
CTY 13 states that planning permission will be granted for a building in the countryside

where it can be visually integrated info the surrounding landacpe and is of an appropriate
design

A new building will be unacceptable where:
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{a) it is a prominent featurs 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

{e) the design of the building is inappropriate for the site and its locality; or

(f} it fails o 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,

In assessment of the above, officers do not consider that the proposal will be a prominent
feature in the landscape. The Ballycoshone Road, is a relatively minor road, which ben-
efits from mature roadside vegetation in both directions to and from the site. The struc-
ture is not visible when travelling along this road until within a few metres of its enfrance,

While socme roadside vegetation will have to removed to facilitate the required visibility
splays for the development, the loss would not result in a lack of integration. Officers
note that the proposed site layout plan shown below indicates that new planting is pro-
posed to rear of the splays which is acceptable in this case, given the very short critical
views of the site. Overall the proposal is considered to be acceptable in terms of inte-
gration.

PPS 2 Natural Heritage

PPS 2 sets out the planning policies for the conservation, protection and enhancement
of our natural heritage. In safeguarding Biodiversity and protected habitats, the Council
recognises its role in enhancing and conserving our natural hentage and should ensure
appropriate weight is attached to designaled site of international. national and local
importance, priorily and prolecled species and lo biodiversily and geological inleresls
with the wider environment.

The applicant angaged an ecologist to camy out a Bio-diversity Checklist and Bat Roost
Potential Assessment. The report confirmed that the site is not located within an
internationally or nationally recognised designated sites. The report advised that a
sysiemalic search was carried oul for prolected species such as badger, oller, pine
marten, red squirrel, smooth newt or

common lizard, with no evidence present on site,

With regard to the Bats the report advises that no evidence of bats or bat activity was
identified during the external inspection of the structure, no staining, droppings or feed
remains. Due to the high suitability of the surrounding habitat and the potential roosting
featuras observed in the ruin's walls, the structure is considered to offer low roosting
potential, the exposed nature of the structure concludes that roosting potential would nat
be considered higher than low.
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It is considered therefore that the proposal would not have a negative impact on any
natural heritage and therefore complies with policies NH 1-5 of PPS 2.

PPS5 3 — Access, Movement and Parking

The application seeks to access onto Ballycoshone Road by creating a new access.
Policy AMP 2: Access to Public Eoads is applicable which states that planning
permission will enly be granted for development involving direct access, or the
intensification of the use of an existing access, onto a public where

{A) Such access will not prejudice road safety or significantly inconvenience the flow of
traffic

(B) The proposal does not conflict with Policy AMP3 Accass to Protected Routes
Category A is applicable.

It is proposed to formalise the existing field gate thereby providing a new entrance to
serve the conversion proposal. Dl Roads have indicated in their consultation response
that they have no objections to the proposal.

On this basis, it is considerad that the proposal is compliant with the requirements of
PPS 3.

PPS 6 Planning Archaeology and the Built Heritage

The site is within the vicinity of known archaeological sites. In assessment of the impact
this proposal would have on the monument, if approved, a consultation was camied out
with Historic Environment Division (HED).

HED {Historic Monuments) has assessed the application and on the basis of the infor-
mation provided is content that the proposal is satisfactory to archaeological policy re-
guirements,

Drawings
The drawings considered as part of this assessment are

2562 — L - Site Location Plan
SPO1B - Site Layoul Plan
EXD1 - Existing Plans
PLO1 - Proposed Plan

& & & @

summary of Recommendation
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Having assessed the proposal against the various planning policies and malerial
considerations which apply to the application il 15 deterrmined that the proposal (s
unacceptable in planning terms.

Recommendafion | REFUSAL

Reasons for Refusal:

The proposal is contrary to the SPPS, Policies CTY 1 and CTY 4 of Planning Policy
Statement 21: Sustainable Development in the Countryside, in that the building
proposed for conversion is not considered as locally impertant and there are no
overriding reasons why this development is essential in this rural location and could not
be located within a settlement.

Case Officer Signature: C Cooney

Date: 27 March 2025

Appointed Officer Signature: M Keane

Date: 27-03-25



Agenda 12.0 / LA07.2024.0185.F - Case Officer Report.pdf Back to Agenda

Development Management Consideration

Detailz of Dizcus=sion:

Letter(s) of objection/support considered: Yes/No
Group decision:

D.M. Group Signatures

Date
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Development Management Officer Report

Case Officer: Claire Cooney

Application ID: LAO7/2023/327T/F

Target Date:

Proposal:
Farm dwelling & attached carport

Location:
285M NORTH OF 40 BALLYHORMNAN
ROAD

Date of Press A-::lverusement
ES Requested: No

4 October 2023

DOWNPATRICK

DOWN

BT30 6RH
Applicant Name and Address: Agent Name and Address:
Thamas Turley Brigin Byrne
11 STRUELL WELLS ROAD 24 BALLYCLANDER ROAD
STRUELL BALLYCLANDER UPPER
DOWNPATRICK DOWNPATRICK
DOWN DOWN
BT30 6RL BT30D 7DZ
Date of last
‘Neighbour Notification: 2 March 2024

Consultations:

MNorthern Ireland Water (NIW)
Dfl Roads

NMDDC Environmental Health
DAERA

Representations:

40 BALLYHORNAN ROAD

Letters of Support 0.0
Letters of Objection 1

| Petitions 0.0
Signatures 0.0
‘Nurnher of Petitions of
Objection and

| signatures

Summary of Issues:

« Concerns raised about ownership and visibility splays
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Site Visit Report

Site Location Plan:

ankdfy sy of il o Gk e )
b bl e

Date of Site Visit: 7" October 2024
Characteristics of the Site and Area

The site is comprised of a 0.65 hectare portion of land north of Nos 38 and 40 Ballyhornan
Road Downpatrick. The sile is located on elevated land accessed via a private lane serving
tarm buildings. A plateau area has been cut out of the surrounding rock, creating an open flat
space within which the proposed dwelling is to be sited,
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The boundaries of the site are comprised of gorse hedges to the south, west and north
with the eastern boundary open along its southern portion with more mature hedges
and a few trees to its northern section.

The area is rural in character and predominantly agricultural in use. A number of
detached single dwellings and farm holdings are dispersed throughout the area. The
landscape is typically drumlin in form.

The site is located within the Strangford and Lecale Area of Outstanding Natural
Beauty as designated in the Ards and Down Area Plan 2015.

Description of Proposal

Farm dwelling & attached carport

Planning Assessment of Policy and Other Material Considerations

PLANMING HISTORY

Planning

Application Number, R/1981/0666
Proposal: REPLACEMENT BUNGALOW
Decision; Permission Granted

Decision Date: 22 January 1982

Application Number: R/198%/0320
Proposal: 2 Offices

Decision: Permission Granted
Decision Date; 27 June 1989

Application Number: R/1897/0628
Proposal: Extension to office accommodation
Decision: Permission Granted
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| Decision Date: 22 September 1997

Application Number; R/2005/1452/F

Proposal: Proposed extension to office accommodation
Decision; Permission Granted

Decision Date: 11 February 2006

Application Number; LAO7/2019/1687/0
Proposal: Farm dwelling and garage
Decision: Withdrawal

Decision Date: 23 November 2020

Application Number: LAOY/2020/1843/F

Proposal; Retention of existing agncultural shed for wintering cattle
Decision; Permission Granted

Decision Date: 20 December 2021

Application Number; LAOY/2021/1097/F

Proposal: Demalition of the Existing single Storey office Unit and Construction of a
Replacement Office Unit and associated Car Parking spaces on the existing concrete
forecourt.

Decision: Permission Granted

Decision Date: 21 March 2022

SUPPORTING DOCUMENTS
The application has been supported with the following

Application form

Plc Form

Design and Access Statement
Supporting Statement

Farm Maps

Site Location Plan

Access Details

Site Layout

Elevations and Floor Plans

& & & & & &2 @ & &

CONSULTATIONS

Consultations were carried oul with the following bodies

OFl Roads

DAERA

Morthern Ireland Water (NIW)
Environmental Health
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REPRESENTATIONS

Owner /| Occupier of 40 Ballyhornan Road, has raised concerns about landownership
and visibility splays.

EVALUATION

Ards and Down Area Plan 2015

Section 45 of the Planning (NI) Act 2011 requires the Council to have regard to the Local
Development Plan {LDP), so far as material to the application and to any other material
considerations. The relevant LDP is Ards and Down Area Plan 2015 as the Council has
nat

vet adopted a LDP. There are no specific policies in the Plan relating to the proposed
use therefore this application will be assessed against regional planning policy,

Strategic Planning Policy Statement (SPPS)

The SPPS states in paragraph 1.10 that a transitional period will operate until such times
as a Plan Strategy for the whole of the Council area has been adopted. During the
transitional period planning authorities will apply existing policy contained within the
retained policies together with the SPPS, along with an relevant supplementary and best
practice guidance.

Any conflict between the SPPS and any policy retained under the transitional
arrangements must be resolved in favour of the provisions of the SPPS.

The proposal seeks full planning permission for the erection of a farm dwelling within the
countryside.

Planning Policy Statement 21 "Suslainable Development in the Counlryside’ (PPS 21) is
therefore applicable. Policy CTY 1 of PPS 21 states that there are a range of types of
developments which in principle are considered to be acceptable in the countryside and
that will contribute to the aims of sustainable development. The applicant has submitted
the application on the basis that he considers the proposal to comply with CTY 10 of
PPS 21,

There is no contlict between the SPPS and Policy CTY 10 of PPS 21, therefore it
provides the policy context for the proposal

Policy CTY 10 of PPS 21 - Dwellings on Farms

Policy CTY 10 states that Planning permission will be granted for a dwelling house on a
| farm where all of the following criteria can be met:
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{a) the farm business is currently active and has been established for at least 6 years;
(b) no dwellings or development opportunities out-with settlement limits have been sold
off from the farm holding within 10 years of the date of the application. This provision will
anly apply from 25 November 2008; and

(¢} the new building is visually linked or sited to cluster with an established group of
buildings on the farm and where practicable, access to the dwelling should be obtained
from an existing lane.

In assessment of these criterion, it is noted that the applicant has provided a DARD
business |1D. DAERA have been consulted and have confirmed that the farm business
has been in existence for more than 6 years and that single farm payments or other
allowances have been claimed in the last 6 years. It is considered, therefore, that criteria
(&) have been met.

The applicant has stated on the P1C forms that no development opportunities or
dwellings have been sold off since November 2008. A search of planning records has
not revealed any history for this farm holding other than listed above in the planning
histary. The proposal therefore complies with Criteria B,

In consideration of Criteria C the proposed dwelling is lo be siled north of the applicants’
farm buildings circled below.
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When travelling along the lane serving the site and buildings the proposed development
site appears detached from those buildings given its position beyond the area of gorse
between the site and the buildings. The site does not therefore readily appear visually
linked or sited to cluster with established buildings, however, it is necessary to travel
past these buildings to get to the site. Further to this the site can be read in conjunction
with the established buildings when viewed from surrounding roads.  While there may
be other locations along this lane whereby a dwelling would more readily group with the
existing buildings, officers consider a refusal based on this crterion could not be
sustained..

The site is considered to be visually linked or sited to cluster with established buildings
an the farm.

CTY 10 also requires proposals to comply satisfactonly with both CTY 13 and 14,
CTY13 - Integration and Design of Buildings in the Countryside

This policy states that planning permission will be granted for a building in the
countryside where it can be visually integrated into the surrounding landscape and it is
of an appropriate design.

A new building will be unacceptable where:

{A) It is a prominent feature in the landscape

(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

(T} It relies on primarily on the use of new landscaping for integration;

(D) The ancillary works do not integrate with their surroundings

(E) The design of the dwelling is inappropriate for the site and its locality

(F) It fails to blend with the landform, existing trees, buildings, slopes or ather natural
features which provide a backdrop or

(G) In the case of a proposed dwelling on a farm it is not visually linked or sited to cluster
with an established group of buildings on the farm.

Given the elevated nature of the site, officers consider the site to be promineant in the
landscape. The site occupies a position at the top of a sloping landscape, whereby, an
area of land has been cut and excavated of rock creating a flat site as pictured above,
The applcant has submitted drawings, including levels which indicate to officers that the
proposed dwelling, if permitted, will break the skyline, Drawing No 53/A1/03 details the
finished ground level of the proposed dweliing to be 11.65, with a maximum ridge height
of 19.76. The lands to the rear of the dwelling are shown to be tiered with a maximum
level of 14.54. The lands beyond this garden and to the west of the site are shown 1o
have a maximum height of no more than 18.66 (as per the elevational drawing). This
would result the roof of the dwelling devoid of backdrop and thereby breaking the skyline.




Back to Agenda

| Officers acknowledge that views will be limited to short distances along Ballyhornan and
Slievegrane Roads, however, their briefness would not out-weigh the detrimental impact
such siting would have on the rural character of the area. On this basis the application
will be recommended for refusal.

In lerms of, design, while the dwelling is traditional in form and has good solid to void
ratio along with appropriate materials, the proposed height is considered unacceptable
for the chosen site. Its two-storey nature on an elevated portion of land 15 not appropriate
for the site or locality a lower elevation dwelling may have avoided this issue and enabled
a dwelling to integrate into this difficult landscape mare successfully.

Officers note that in assessment of the previous application for a farm dwelling on this
site, the case officer stated that "The proposal would satisfy the requirements of criteria
Policy CTY 13 of PPS 21, subject to conditions being attached in relation to ridge height
and levels of under build permitted”. This clearly suggests to current officers that there
is concern about the levels of the site and care will have to be taken to ensure any
dwelling integrates successfully. The proposal before the Planning Authority in this
application has nat taken note of that and the application will also be recommended for
refusal on grounds of design.

CTY14 - Rural Character

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

A new building will be unacceptable where;

{a) it is unduly prominent in the landscape; or

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

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

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

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

In assessment of this policy and further to that discussed in CTY 13, the Planning
Authority consider that the proposal does not comply satisfactorily with CTY 14, given it
would be unduly prominent in the landscape as discussed above,

Further to this, officers consider that the proposal would if permitted result in ribbon
development, Policy CTY 8 clarifies that a ribbon does not necessarily have to severed
by individual accesses not have a continuous or uniform building lines. Buildings sited
back, staggered or at angles with gaps between can represent ribbon if they have a
common frontage or they are visually linked.
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| In this case the site shares a common frontage with the agricultural buildings to the
south. While there are gaps between the buildings and the site, the linear positioning of
the proposed dwelling in relation to the agricultural buildings, with which it seeks to
cluster, would result in the creation of ribbon development along the lane which serves
the site,

Creation of ribbon development is detnimental to rural character and continues to be
resisted. While the proposal may visually link with buildings on the farm and thereby
comply with the criteria of CTY 10, such compliance, does not permit the creation of
ribbon development. Determining weight cannot be given to the compliance of CTY 10
when the proposal will have a detrimental impact on rural character, on these grounds
the proposal must also be recommended for refusal.

PPS 2 — Natural Heritage

PPS 2 sets out the planning policies for the conservation, protection and enhancement
of our natural heritage. In safeguarding Biodiversity and protected habitats, the Council
recognises its role in enhancing and conserving our natural heritage and should ensure
appropriate weight is attached to designated site of international, national and local
importance, priority and protected species and (o biodiversity and geological interests
with the wider environment.

In assessment of the above, NIEA's Bio-Diversity checklist was used as a guide to
identify any potential adverse impacts on designated sites. The site is located & miles
from Strangford Lough ASSI and SPA. It is considered that the development would not
trigger any of the scenarios listed in the Checklist, Therefore the potential impact of this
proposal on Special Areas of Conservation, Special Protection Areas and Ramsar Sites
has been assessed in accordance with the requirement of Regulation 43 (1) of the
Conservation (Natural Habitats, ete) Regulations (Northern Ireland) 1995 (as amended),

In consideration of protected and priority species / habitat, no scenario was identified
that would reasonably require additional survey information. It is considered therefore
that the proposal would not have a negative impact on any natural heritage and therefore
complies with policies NH 1-5 of PPS 2.

Given the sites location within the AONB, Policy NH 6 of PPS 2 is applicable which 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 Outstanding Matural Beauty in general and of the particular locality; and

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

Based on the assessment above, considering the context, siting, design and
landscaping of the proposal, it is considered that it does not comply satisfactorily with
the requirements of Policy NH 6. As discussed above, the two-storey nature of the
dwelling on this elevated site has not provided a scheme which in terms of siting and
scale is sympathetic / appropriate for the character of the AONB. For this reason the
proposal will also be refused.

MNeighbour Notification Checked Yes

| Summary of Recommendation

REFLISAL
Reasons for Refusal:

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

2. The proposal is contrary to the SPPS and Policies CTY8 and CTY 14 of Planning
Policy Statement 21, Sustainable Development in the Countryside in that it would,
if permitted, result in the creation of ribbon development.

3. The proposal is contrary to the SPPS and Criteria (a) of CTY13 Planning Policy
Statement 21, Sustainable Development in the Countryside in that it would if
permitted be a prominent feature in the landscape and Criteria () in that the
design of the dwelling is inappropriate for the site and its locality.

4, The proposal is contrary to the SPPS and Policy NHE of Planning Policy
Statement 2, Natural Heritage in that the siting and scale of the proposal is
unsympathetic to the special character of the Area of Outstanding MNatural Beauty
in general and of the particular locality

Case Officer Signature: C COONEY

| Date: 6 December 2024
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Appointed Officer: A.McAlarney

Date: 19 December 2024
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Development Management Consideration
Details of Discussion:

Letter(s) of objection/support considered: YesiNo

Group decision:

D.M. Group Signatures

Date
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Addendum to Case Officers Report
LADT 202373277 /F
Farm Dowvelling

2850 MORTH OF 40 BALLYHORMAN ROAD DOWNPATRICK

Thiz application was recommended for refusal by case officers on 19.12.2024 an the grounds that it
was contrary to the SPPS and Policies CTY 1, 8, 13 and 14 of PP5 21 and Policy NH & of FFS 2,

The application appeared on the delegated list week commencing 207" January 2025 and was
subsegquently Called In and actioned to Committes,

The proposal however, was removed from the Agzenda of the March Planning Commitiee to enable
officers to further consider the representation made by the neighbouring property at Mo 40
Ballyhornan Road.

This neighbour raised issues regarding the safety of the proposed access and use of his land for visibility
splavs, He furnished the Planning Department with copies of maps showing the ownership of his land.
These plans do indicate that the visibility splays to be used by the applicant in this current application
are within the ownership of the neighbouring property.

As such the Planning Authority requested that the applicant amend their ownership certificate from a
signed certificate A to C ensuring that all relevant cwners of the required =plays were notified of the
propesal,  The agent subsequently served notice on MNos 34, 36 38 and 40 Ballyhornan Road on
13.03.25.

In assessment of the access proposed, officers consulted with Ofl Apads, who advised in their
consultation response of 22 July 2024 that they would offer no objections to the proposal subject to
conditions that the wvehicular access, including visibility splays and forward sight distance are provided

in accordance with the approved drawings PRIOR TO THE COMMENCEMENT DF DEVELDPMENT.

It follows therefore in the event of an approval, the developer [ applicant will be required to put in
place the necessary access, splays eto prior to commencing the develepment of the dwelling, Planning
parmission would not confer title, therefore, the developer/applicant must have control / permission
from the relevant owner of the land required for the access and splays to do so.

Mothwithstanding the above, the proposal remains unacceptable in principle and with regard to the
isswes of ribbon develepment, integration and rural character as set out in the case officers report.

Recommendation : REFUSAL
The refusal reasons are repeated below for the convenience of readers.

1. The proposal is contrary to the SPPS and Policy CTY1 of Flanning Policy Statement 21,
Sustainable Development in the Countryside in that there are no overriding reasens why this
developrment is essential im this rural location and could nat be located within a settlement.

2. The proposal is contrary to the SPPS and Policies CTYE and CTY 14 of Planning Policy Statement
21, Sustainable Development in the Countryside in that it would, if permitted, result in the
creation of ribbon development,
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3. The proposal is contrary to the SPPS and Criteriz (a) of CTY13 Planning Policy Statement 21,
sustainable Development in the Countryside in that it would if permitted be a prominent
feature in the landscape and Criteria (e} in that the design of the dwelling is inapproprizate for
the site and its locality.

4, The proposal is contrary to the SPPS and Policy MHE of Planning Policy Statement 2, Matural
Heritage im that the siting and scale of the proposal is unsympathetic to the special character
of the Area of Outstanding Natural Beauty in general and of the particular locality

Case Officer: C Cooney Date 09.04.2025

Authorised Officer: Brendz Ferguson Date: 10.04.25
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Application

Development Management Officer Report

Case Officer: Wayne Donaldson

Application ID: LAOT/2024/0055/0 Target Date:
Proposal: Location:
Erection of a farm dwelling 20m SE of 15 Drummond Road
Cullyhanna
Mewry
BT35 OLN
Applicant Name and Address: Agent Name and Address:
Gary McCooey Ryan Milligan
15 Drummond Road 324 Bryansford Avenue
Cullyhanna Mewcastle
BT35 OLN
Date of last
Neighbour Notification: 3 April 2024
Date of Press Advertisement: 31 January 2024

ES Requested:  No

Representations:

Mo objections or representations have been received.

Letters of Support 0.0
Letters of Objection 0.0
Petitions 0.0
Signatures 0.0

Number of Petitions of | 0.0
Objection and
| Signatures

Summary of Issues:

material considerations.

The application will be considered against all relevant planning policies and any relevant
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Site Visit Report
Date of Site Visit: 30/08/2024

Characteristics of the Site and Area

The application site is located outside any settlement limits as defined within the
Banbridge /Newry and Mourne Area Plan 2015,

The site is an area of agricultural land on the edge of the public road, the site is part of
a large agricultural field. The site slopes quite steeply from the road edge to the north
easl, the site then becomes relatively flat in the north eastern portion, The roadside
boundary and boundary with No 15 are defined by mature hedges, the remaining
boundaries are undefined. The site is adjacent to No 15 a modest detached dwelling,
adjacent and west of No 15 a few agricultural buildings are sel within a small farm yard,
the buildings and Mo 15 form the farm holding.

The site is located within a rural area, although there are a few other properties in close
proximity to the site the character of the area remains rural at present.

' Description of Proposal
Erection of a farm dwelling.
I
| Planning Assessment of Policy and Other Material Considerations

The following policy documents provide the primary planning context for the
determination of this application:

. Banbridge / Newry and Mourne Area Plan 2015

. Strategic Planning Policy Statement for Northern Ireland (SPPS)

. Planning Policy Statement 21 - Suslainable Development in the Countryside

. Planning Policy Statement 3 — Access, Movement and Parking f DCAN 15

: Flanning Policy Statement 2 Natural Heritage

- Building on Tradition

PLANNING HISTORY
Mo relevant planning history on the application site.

CONSULTATIONS
Ml Water — Mo objections.
DFI Roads — No abjection,

DAERA — Farm number has been in existence for at least 6 years and subsidies have
been claimed for each of the last 6 years.

NIEA (Water Management Unit) — No objections raised, the response refers to standing
advice,
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REPRESENTATIONS
The application was advertised on 31/01/2024, two neighbours were notified on
17/03/2023, no representations or objections have been received.

EVALUATION

Strategic Planning Policy Statement for Northern Ireland

Paragraph 1.12 of the SPPS states thal where the SPPS introduces a change of paolicy
direction and / or provides a policy clarfication that would be in conflict with the retained
policy the SPPS should be accorded greater weight in the assessment of individual
planning applications. However, the SPPS does notl introduce a change of policy
direction nor provide a policy clarification in respect of proposals for residential
development in the countryside. Consequently, the relevant policy context is provided
by the retained Planning Policy Statement 21, Sustainable Development in the
Countryside. Policy CTY1 of PP521 sets out 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.

Planning Policy Statement 21 - Sustainable Development in the Countryside
Policy CTY1 of PPS21 states that there are a range of types of development which are
considered to be acceptable in principle in the countryside and that will contribute to the
aims of sustainable development, PPS21 states that planning permission will be granted
for dwellings on farms in accordance with policy CTY10.

Policy Consideration
Policy CTY 10 outlines the criteria that must be met for planning permission to be granted
for a dwelling house on a farm.

DAERA has confirmed the Business D submitted with the application has been in
existence for more than 6 years with subsidies claimed in each of the last 6 years. The
proposal meets the policy requirements of CTY10a.

The farmland has been checked for any potential development opportunities being
disposed of, the Council are content from the information available that no development
opportunities have been disposed of from the holding and so the proposal meets criteria
CTY10b.

The application site is located adjacent and east of associated farm buildings which form
the farm holding, it is considered that a dwelling on the site will be visually linked and
sited to cluster with an established group of buildings on the farm given the existing
buildings adjacent to the site. The proposal meets CTY10c in that a dwelling on the site
will be visually linked and sited to cluster with an established group of buildings on the
farm. Policy states that access should be from an existing lane, an existing lane does
not provide access to the sile, any access points are off the public road with the closest
being a residential access to Mo 15, it would not be considered feasible to provide access
| 1o the site via No 15 as this would have an unacceptable impact on the amenity of No
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15, in this case there is no suitable existing access to be utilised for the proposed
development.

The principle of a dwelling under CTY 10 is considered acceptable given that all criterion
are met, policy CTY10 does however state that other relevant policy must be met
including CTY13 and CTY14.

CTY 13
Policy CTY 13 states that a new building will be unacceptable where any of the criteria
(&) — {f} are met.

(&) it is a prominent feature in the landscape; or

When travelling west along the public road the site sits on the edge of the road, a section
of the roadside boundary will be removed to allow access with the remaining roadside
hedge offering little minimal screening to the site. The site is roadside however given the
sloping nature of the site it is considered that a modest dwelling located on the lower
section of the site could be designed and positioned to ensure it is not prominent.

(b) the site lacks long established natural boundaries or is unable o provide a suitable
degree of enclosure for the building to integrate into the landscape; or

The site is very open due to a lack of established natural boundaries with the result being
that a suitable degree of enclosure is not provided to allow a dwelling to integrate.
Although when travelling east along the public road the existing buildings on the farm
holding will screen the site the opposite will be evident when travelling west as any
dwelling on the site will be open to views given the lack of existing natural boundaries
and so will not integrate,

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

As autlined above the application site lacks established natural boundaries, to allow any
dwelling to integrate the site would rely primarily on the use of significant new
landscaping.

{d) ancillary works do not integrate with their surroundings, or

Ancillary works would be in the form of a new access, it is considered that a sympathetic
access including driveway could be designed in a way that would nat visually impact on
the character of the area, this would be subject to good design on the part of the applicant
f agent,

{e) the design of the building is inappropriate for the site and its locality; or

This is an outline application and as such design details are not provided, itis considered
that with the including of conditions such as a ridge height restriction to reflect the




Back to Agenda

adjacent single storey properties a suitable designed building appropriate to the site and
locality could be provided.

(f) it fails to blend with the landform, existing trees, buildings, slopes and other natural
features which provide a backdrop; or

Design details are imited at this stage, again it is considered that a suitably designed
dwelling could blend with the landiorm including the sloping nature of the site.

{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.

As previously outlined it is considered that a dwelling on this site would be visually linked
and sited to cluster with an established group of buildings on the farm,.

For the reasons outlined above the proposal is considered to fail criterion b and c, this
is due to the site lacking established boundaries that would allow a dwelling to integrate.
Any dwelling would be a prominent feature and would require new boundaries to allow
integration.

CTY14

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 erode the rural character of
the area.

A new building will be unacceptable where
{A) It is unduly prominent in the landscape; or

As autlined within the consideration of CTY13 a modest well-designed dwelling could be
positioned in the lower area of the site to ensure it is not prominent in the landscape.

(B) It results in a suburban style build-up of development when viewed with existing and
approved buildings; or

The site is adjacent to No 15 and associated farm building, when viewed along with
these buildings the proposal would result in a suburban style build-up of development.
Mo 15 and the adjacent farm buildings have separate vehicle entrances, the proposed
development would see the creation of a further new access, this would further result in
a suburban style of development with the cumulative appearance of vehicle accesses.

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

The traditional pattern of development in the vicinity are detached dwellings close to the
road edge, the proposal would respect the traditional pattern exhibited in the area.
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| (D) It creates or adds to a ribbon of development; or

The position of the application site adjacent to No 15 which has a frontage to the road
and associated farm buildings which have frontage to the road would add to a ribbon of
development along Drummond Road. The site is not considered to be an infill opportunity
under CTY8 as il is not a small gap site sufficient only to accommodate up to a maximum
of two houses within an otherwise substantial and continuously built-up frontage.

The agent for the application was advised that the Planning Department had concerns
that the proposal would add to ribben development along the public road.

The agent responded that the potential of contributing to ribbon development in
association with farm buildings should be evaluated under the principles of CTY10 in
conjunction with CTY8, Their response referred to appeal 2019/A0016 where the
commissioner established that while the proposal technically contravened Policy CTYB
by contnbuting to ribbon development along a common frontage, the overriding
considerations of Policy CTY10 namely clustering and preserving rural character must
also be taken into account, The commissioner also outlined that the proposal would not
lead to a detrimental change or erosion of the rural character, as its design and
positioning are consistent with the established group of buildings.

Although the Planning Depanment acknowledge the comments within the above appeal
decision it is also noted that this is one appeal decision made by a single commissioner
and as such this does not remove the need for applications to adhere to policies CTY
13 and 14 as is clearly outlined as part of CTY10.

A more recent PAC decision 2022/A0114 which is very similar to this case with the site
being on the road edge adjacent to farm dwelling and associated farm buildings. The
commissioner in this case takes a different view when considering a proposed farm
dwelling against CTY14,

The PAC decision states in paragraph 15,

“Travelling in both directions along Cargin Road lowards the appeal site there would be
fransient views of these existing buildings and the appeal development, with a sequential
awareness of the development fronting the road evident. Irrespective of the positioning
of the appeal development within the site itself, it would create nbbon development along
this part of the road as it would visually tink with No. 74 Cargin Road and the group of
agricultural buildings. As a result, it would add to the suburban style build-up of
development al this part of the Cargin Road and accordingly it would cause a detfrimental
change by eroding the rural character al this location within the counlryside. For these
reasons, the Council’s second reason for refusal based on Policies CTY 8 and CTY 14
af PPS 21 and the related provisions of the SPPS is sustained.”

A further example of a decision taken within a PAC decision is within appeal 2018/A0184
which states in paragraph 14,
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| “Policy CTY10 does not contain an absolute guarantee that a dwelling will be approved
an a farm. The poalicy s permissively worded but it makes it clear that approval will be
conditonal upon cerfain criteria being met. Compliance with policy CTYI10 does not
provide an exemption from compliance with other policies. CTY10 refers to the need for
a proposal fo meet the tests of policies CTY13 and CTY14 and the lafter states that
development creating ribbon development will be unacceptable, Whilst there is some
entillement for a dwelling on a farm implied in CTY10, itis nol absolute or overriding.”

The Planning Department have considered the information submitted by the agent,
however it is still considered that the proposed development will add to a ribbon of
development and |5 contrary to palicy.

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

The main ancillary works would relate to a new access, as such the ancillary works would
not damage the rural character,

For the reasons outlined above it is considered that the proposal fails to comply with
policy criterion b and d. The proposal would be unduly prominent, result in a suburban
style build up and add to a ribbon of development which would result in a detrimental
change to the rural character of the countryside.

Neighbour Amenity
A dwelling within the site will not result in an unacceptable impact on any surrounding
properties outside the farm holding given the separation distance.

CTY16

Any approval would require the inclusion of negative condition for the applicant to
provide the Council with the consent to discharge before any work commences, the
proposal is in general compliance with policy CTY16.

PP52

The proposal would not result in a significant area of mature vegetation being removed
with part of the roadside hedge needing removed to provide a new access. Any new
dwelling would include the planting of new boundaries which would benefit biodiversity
in the area, it is considerad that the proposal would not have a detrimental impact on
hiodiversity.

Neighbour Notification Checked Yes

Summary of Recommendation
The application has been considered against relevant planning policies along with
material considerations and for the reasons outlined would be considered unacceptable.
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Reasons for Refusal:

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

2. The proposal is contrary to the Strategic Planning Policy Statement for Narthern
Ireland and Policy CTY8 of Planning Policy Statement 21, Sustainable Development in
the Countryside in that, If permitted, it would add to ribbon development along
Drummond Road and does not represent an exception to palicy

3, The proposal is contrary to the Strategic Planning Policy Statement for Narthern
Ireland and Policy CTY13 of Planning Policy Statement 21, Sustainable Development in
the Countryside, in that the site is unable to provide a suitable degree of enclosure for
huildings to integrate into the landscape and the proposal relies primarily on the use of
new landscaping for integration and therefore would not visually integrate into the
surrounding landscape.

4, The proposal is contrary (o the Strategic Planning Policy Statement for Northern
Ireland and Policy CTY 14 of Planning Policy Statement 21, Sustainable Development in
the Countryside in that the buildings would, if permitted result in a suburban style build-
up of development when viewed with existing and approved buildings and would add to
a ribbon of development and would therefore result in a detrimental change to and further
erode the rural character of the countryside.

Case Officer Signature: Wayne Donaldson

Date: 25" March 2025

Appointed Officer Signature: M Fitzpatrick

Date: 26.03.2025
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Delegated Application

Development Management Officer Report

Case Officer: Claire Cooney

Application ID: LAOT/2023/2800/0 Target Date:
Proposal: Location:
Detached dwelling and garage Lands to the rear of 24 Dawnpatrick Road
Strangford
Down
BT30 7LZ
Applicant Name and Address: Agent Name and Address:
Mr B Cassidy Mr Gerry Tumelty
24 Downpatrick Road 11 Ballyalton Park
Strangford Downpatrick
Down BT30 7BT
BT307LZ
Date of last
Neighbour Notification: 21 July 2023
Date of Press Advertisement: 26 July 2023

ES Requested: Mo
Consultations:

s MNorthern Ireland Water
« [l Roads

Representations:

NONE

Letters of Support 0.0

Letters of Objection 0.0

Petitions 0.0

Signatures 0.0

Mumber of Petitions of
Objection and
| signatures

| Summary of Issues:
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Site Visit Report

Site Location Plan:

Date of Site Visit:
Characteristics of the Site and Area

The site is located at the junction of The Links accessing off the Downpatrick Road and
is comprised of a portion of ground cut out of the residential curtilage associated with no
24 Downpatrick Road. It fronts onto The Links and contains within it a detached fiat
roofed single storey garage { outhouse. the

The site is defined by block walls to the northern, southern and eastern boundary with
the eastern boundary, the roadside boundary having a low wall rendered to match and
physically attached to no 24. There is an access lane running between the eastern
boundary and no 24 The Links. The site is fully visible from the road.

The site is located within the settlement development limits of Strangford as defined in
the Ards and Down Area Plan 2015 and it is also within the Strangford and Lecale Area
of Outstanding Matural Beauty, The site has been identified as being within the scale of
influence of an Archaeological Site and Monument being a bronze age settiement and
mound. The site is within an existing housing development and in close proximity to the
local shop, pub and school.
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Description of Proposal

Detached dwelling and garage

Planning Assessment of Policy and Other Material Considerations
Mone

Mane

PLANNING HISTORY

Planning

LAQOT 2021/0976/0

Site to rear of 24 Downpatrick Road, Strangford

Proposed two storey dwelling with associated off-street parking to replace the existing
shed and retention of vehicular access to site,

Refused

28.09 2022

R/2011/0619/F

22 Downpatrick Road, Strangford

Retrospective raising of existing roof ridge level by 400mm and re-opening of existing
window to side gable

Granted

14122011

R/I2011/0567/F

2A The Links, Strangford

Single storey extension to rear of property —
Granted

29.02.2011.

RIZ010/0923/F

22 Downpatrick Road, Strangford

Refurbishment of existing dwelling including replacement of existing 2 storey rear —
Granted

20.05.2011

RI2002/0285/F

2A The Links, Strangford,
Proposed storey and hall extension 1o dwelling and sun room o rear

Granted
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| 24.05,2002

SUPPORTING DOCUMENTS

The application has been supported with the following

s Application Form
« Design and Access Statement
+ 5ite Location Plan / Indicative site layout

COMNSULTATIONS

Marthern Ireland Water (NIW) — No objections
Dfl Roads - No objections

REPRESENTATIONS

Mo objections or representations have been received from neighbours or third parties of
the site.

EVALUATION

Section 45(1) of the Planning Act (NI) 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 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.
There is no conflict between the provisions of the SPPS and PPS 7 therefore PPS 7 is
given consideration.

Policy QDL Quality in MNew Residential Development is given consideration and it is
noted that planning permission will only be granted where it is demonstrated that the
proposal will create a guality and sustainable residential environment. In order for
development to be considered acceptable it must conform with all the criterion set out
helow.

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

The pattern of development within the area is quite dense with the majority of buildings
heing two storey terraced or semi-detached buildings.,

A clear building line is evident running both sides of the road from 24 to 2F The Links.

While the proposal seeks outline planning permission, the applicant has provided an
indicative layout which shows a detached dwelling, with 4 car parking spaces to the front.

Officers consider such a layout would be appear at odds with that immediately adjacent
and therefore out of character in the surrounding context in terms of layout, appearance
and hard surfacing.

(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.

While there are built heritage interests within Strangford there are none in close enough
proximity to the site to be considered to be likely to be impacted as a result of this
proposal.

The site has been identified as being within the sphere of influence of an archasological
site and monument however the site is a previously developed piece of ground currently
used as a garden serving an existing dwelling. There is nothing to suggest that the
proposal will have any detrimental impacts on any architectural assets.

(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 indicative layout provided by the applicant is shown below,
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The proposal seeks outline planning Eré_rmissiun for a dwelling within the curtilage of an
existing property, therefore an acceptable level of private open space must be provided
for each dwelling.

In assessment of that proposed, officers note that if the new dwelling were to be
permitted the existing dwelling No 24 Downpatrick Road, would be left with a private
amenity area of approx. 102 sqm, which is acceptable.

However, the new dwelling if positioned as indicated above would have a very small
private amenity space to the rear of the dwelling of approximately 10sgm. Such
provision is unacceptable and significantly below the minimum standard as set out in the
guidance document Creating Places.

The proposal therefore offends this criterion and will be recommended for refusal on this
basis.

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

Given this development is for a single dwelling it is not considered that there is a need
to provide any local neighbourhoad facilities. Similarly, it is not considered that this
proposal would have any negative impacts on the existing neighbourhood facilities.

(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 measures.

The movement pattern existing within the development will not be impacted as a result
of this development, A vehicular access running to the side of the site between the site
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| and no 24 The Links will not be impacted as a result of the works. There will be an
acceptable pattern of movement for the proposed dwelling and existing dwelling no 24
Downpatrick Road,

(f} adequate and appropriate provision is made for parking.

The indicative fayout shows that 2 car parking spaces will be provided to the front of the
new dwelling. These spaces will facilitate the existing dwelling at No 24 and the new
property within the garden area.

While Dil Roads are content with the parking arrangement in terms of road safety,
officers do not consider that a large area of hardstanding to the front of the new property
wolld be in keeping with the character of the area,

While the provision is adequate in terms of the numbers provided, the proposed layout
is not appropriate and the proposal will be recommended on this basis also.

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

Given the outline nature of the proposal the design of the proposed dwelling is not before
the Planning Authority.

(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.,

Officers consider the contrived siting of a new dwelling within the garden of No 24 as
shown on the indicative plan would result in unacceptable adverse effects on both the
existing occupants at No 24 and the proposed occupants of the new dwelling.

This is due to the fact that both No 24 Downpatrick Road and No 2a The Links would
avetliook the new development from their respective rear and side gable windows. The
limited private amenity space to the rear of the dwelling wall be overlooked and result in
a consequential lack of privacy.

In addition, there is potential for the new dwelling to overlook and impact on the privacy
of the private amenity space of No 24, given the close proximity and separation distance
hetween the existing and proposed measuring at 12m.

Such an arrangement is unacceptable and not in keeping with the character surrounding
area and the proposal will be recommended for refusal on this basis also.

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

| An appropriately designed development would not offend this criteria.
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Addendum to PP5 7 Safeguarding the Character of Established Residential Areas.

As this is a proposed development within an existing and well established residential
area Addendum to PPS 7 Safeguarding the Character of Established Residential Areas
is applicable,

Policy LC1 Protecting Local Character, Environmental Quality and Residential

Amenity in Established Residential Areas states thal 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
setout in Pelicy QD1 of PPS 7. Taking account of the assessment above itis considered
that the proposal does not meet with all the requirements of QD1 and therefore cannot
be considerad to comply with policy LCL.

Motwithstanding this the remainder of the policy is given consideration below:.

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

It is not considered that a dwelling at this site would significantly impact on the density
found in the established residential area given the existing density of the surrounding
development.

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

The existing pattern of development comprises a mix of terrace dwellings and semi
detached dwellings. The majority of dwellings that face onto The Links have a small
element of amenity space to the front. Dwellings 24 ta 2F all sit back slightly further and
have both front amenity and parking provision within the curtilage of the site.

The proposed dwelling does not follow that pattern of development as there is not
sufficient room to the front of the dwelling to provide anything but the proposed parking
spaces. Further to this the proposed parking arrangement to the front of the proposed
dwelling is not in keeping with the established character. The limited size of the site fails
to adeguately accommodate a dwelling which respects the existing character whilst
meeting residential standards.

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

Given the cuthne nature of the proposal the size of the dwelling is not before the Planning
Authority.

| As the site sits within the Strangford and Lecale Area of Outstanding Natural Beauty the
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| application is given consideration against PPS 2 Matural Heritage, NH6 Areas of
Outstanding Natural Beauty, NH6 states that planning permission will be granted for new
development within an AoNB where it is of an appropriate design, size and scale for the
locality and providing the criteria set out below is 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.

As this is an outline development the information available is limited but given the
proposal is considered to offend the provisions of QD1 it would follow it woud also
detrimentally impact on the locality of the site within the AQNBE.

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 proposal is not considered to harm any particular features either man made or
heritage features within Strangford.

¢) 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

Given the outline nature of the proposal the above details of the dwelling is not before
the Planning Authority.

PPS 3, Access, Movement and Parking

Policy AMP2 Access to Public Roads is applicable. In considered of this policy a
consultation with DFI Roads was carried out .

DF| Roads have advised that they have no objections to the proposal.

Drawing

The Drawing considered in this assessment is as follows

A200 REV A - Site location plan with existing and proposed layout.

Conclusion

Officers note that this the second time the applicant has applied for a dwelling on this

site. The alteration to the layout from that previously refused have not persuaded officers
to amend their recommendation and consider the proposal differently.
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Taking into consideration the existing character of the established residential area, the
difficulties with the size of the site and likely impacts of overlooking onto both the existing
and proposed dwellings it is not considered that the application can be considered
acceptable and refusal is recommended.

_ﬂleighhuur Motification Checked Yes
Summary of Recommendation

REFUSAL
Reasons for Refusal:

1. The proposal is contrary (o the Strategic Planning Policy Statement (SPPS) and Criteria
A of Policy QD1 of the Depariment’s Planning Policy Stalement 7: Cluality Residential
Environments in that it has not been demonstrated that the development respects the
surrounding context and is appropriate to the character of the existing area in terms of
the site layout, landscaped and hard surfaced areas.

2. The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and Criteria
C of Policy QD1 of the Department's Planning Policy Statement 7: Quality Residential
Environments in that it has not been demonstrated that adequate provision of private
amenity space can be made for the proposed dweliing;

3. The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and Criteria
H of Policy QD1 of the Department's Planning Policy Statement 7: Quality Residential
Emvironments in that it has not been demonstrated that the proposed dwelling will not
conflict with adjacent land uses in terms of unacceptable overlooking and loss of privacy.

4. The proposal is contrary the Strategic Planning Policy Statement (SPPS) and Policy LC1
Protecting Local Character, Environmental Quality and Residential Amenity, Addendum
ta PPS 7 Safeguarding the Character of Established Residential Areas, in that the pattern
of development in terms of site layout is not in keeping with the overall character of the
resigential area,

5. The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and Policy
MH & Areas of Outstanding Matural Beauty of PRS 2 MNatural Heritage, in that the siting
of the proposal is not sympathetic to the special character of the Strangford and Lecale
Area of Outstanding Natural Beauty and the proposal does not respect the existing
architectural patterns and traditional boundary layouts associated with The Links,
Strangford.

"Case Officer Signature: C COONEY

Date: 13 March 2025
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Appointed Officer Signature: Brenda Ferguson

Date: 14/03/25
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Development Management Consideration
Details of Discussion:

Letter(s) of objection/support considered: Yes/iNo

Group decision:

D.M. Group Signatures

Date
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Delegated Application

Development Management Officer Report
Case Officer: Catherine Moane

Application ID: LAOT/2023/3476/0 Target Date:

Proposal: Location:

Propased infill far two dwellings, garages | Lands between 12 and 20 [on private lane]
_and associated site works off Raleagh Road, Crossgar, BT30 8JG

Applicant Name and Address: Agent Name and Address:

David Graham William Wallace

48 Raleagh Road 9 Crossgar Road, Dromara

Crossgar Dromaore

BT30 9JG BT25 2JT

Date of last

Neighbour Notification: 27 March 2024

Date of Press Advertisement: 1 MNovember 2023

| ES Requested: No
Consultations: see report

Representations: None

| Letters of Support 0.0
| Letters of Objection 0.0
| Petitions 0.0
| Signatures 0.0
Mumber of Petitions of
Objection and
signatures




Back to Agenda

Site Visit Report

Site Location Plan: The site is located at lands between 12 and 20 [on private lang]
off Raleagh Road, Crossgar.

L R B e
L3 25w d Sl From piaing e

| Date of Site Visit: 1 July 2024
Characteristics of the Site and Area
The site is located along a private lane off Raleagh Road, Crossgar. It is comprised of

a 0.38 hectare site, which is currently covered in a number of trees and vegetation and
has a wooded appearance. The site abuts the Ballynahinch River to the rear. The land
to the immediate north and south of the site is characterised by agricultural land while to
the east and west of the site there are noted to be a number of single detached dwellings
and associated ancillary buildings.

The site is located within the rural area as designated in the Ards and Down Area Plan
| 2015,

Description of Proposal

Proposed infill for two dwellings, garages and associated site works.

| Planning Assessment of Policy and Other Material Considerations

The application site is located outside the settlements in the open countryside as
designated in the Ards and Down Area Plan 2015,

The following planning policies have been taken into account:
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Regional Development Strateqy

Strategic Planning Policy Statement for Northern Ireland (SPPS)

Planning Policy Statement 2 Natural Heritage

Planning Policy Statement 3 Access, Movement and Parking

Plarning Policy Statement 15 Planning and Flood Risk

Planning Policy Statement 21 Sustainable Development in the Countryside;

- Policy CTY 1 Development in the Countryside

- Policy CTY 8 Ribbon Development

- Policy CTY 13 Integration and Design of Buildings in the Countryside
- Policy CTY 14 Rural Character

- Policy CTY 16 Development relying on non mains sewerage.

Ards and Down Area Plan 2015.

PLANMING HISTORY

Planning

Application Number: LAD7/2019/0482/0

Decision: Permission Refused

Decision Date: 13 June 2019

Proposal: Proposed infill for two dwellings and garages

Location; Lands between 12, 18 and neighbouring house on Private Lane, Raleagh
Road, Crossgar

Application Number: LAO7/2019/1184/0

Decision: Appeal Dismissed

Decision Date: 21 May 2020

Propasal: 2 infill dwellings and garages

Location: Lands between 12, 18 and neighbouring house on Private Lane, Raleagh
Road, Crossgar

Consultations:

NI Water — Statutory response — private treatment pack being used

DF| Roads — No objections subject to RS1 form (2m x 45m visibility splays)

DFI Rivers — Part of the site lies within the 1 to 200 yr coast flood plain — see report
Historic Environment Division (HED) = Na objections

Shared Environmental Services — Mo objections

MIEA Natural Environment Division (NED) — No objections (10-01-2025)
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Objections & Representations

In line with statutory reguirements neighbours have been notified on 07.03.2024. The
application was advertised in the Mourne Observer on 21.01.2024 (Expiry 07.02.2024).
Mo letters of objection or support have been received to date.

Consideration and Assessment:

Section 45 (1) of the planning Act 2011 requires that regard must be had to the local
development plan (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 LDP, 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 15 the Ards and Down Area
Plan 2015.

It sets out the transitional arrangements to be followed in the event of a conflict between
the SPPS and retained policy. Under the SPPS, the guiding principle for planning
authorities in determining planning applications is that sustainable development should
he permitted, having regard to the development plan and all other material
considerations, unless the proposed development will cause demonstrable harm 1o
interests of acknowledged importance,  Any conflict between the SPPS and any policy
retained under the transitional arrangements must be resolved in favour of the provisions
of the SPPS. Paragraph 6.73 of the SPPS provides strategic policy for residential and
non-residential development in the countryside.

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

Policy CTY8- Ribbon Development

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

The agent considers that the site i1s such a gap site, falling within a substantial and
continuously built-up frontage. For the purpose of the policy a line of 3 or more buildings
along a frontage without accompanying development to the rear is required.

The site comprises an irregular shaped plot which fronts onto the private lane just off
Raleagh Road which serves a number of dwellings. The dwellings at No 12, No 18 and
Mo 20 all have frontage to the laneway because the plots upon which they sit abut the
laneway. For the purposes of this policy a road frontage includes a footpath or private
lane. The substantial and continuously buill up frontage therefore comprises three
buildings as specified in the palicy.

As per the high court judgement - Gordon Duff v Newry, Mourne and Down District
Council [2022] (NIQB3T7) and the subsequent court of appeal judgement - Gordon Duff's
Application (Re. Glassdrumman Road, Ballynahinch) [2024] NICA 42, Policy CTY8
refers to a small gap site within an otherwise substantial and continuously built-up
frontage, that is to say, which is continuously built up (in line with the policy) but for a
‘'small gap site’ which is under consideration for development.

On considering that Judicial Review (JR) as referred to above, the restrictive nature of
Policy CTY8 was further reinforced. The Judge had noted that:

“An exception to the prohibition against ribbon development can only be established if
all of the conditions underpinning the exception are made out, Absent fulfilment of any
of these conditions, the very closely defined exception cannot be made out. In
construing and applying the exception, the decision-maker must bear in mind the
inherently restrictive nature of the policy, the principal aim of which is to prevent the
spread of nbbon development in rural areas’”.

Paragraph 5.34 of the amplification text of Policy CTY8 states that "many frontages in
the countryside have gaps between houses or other buildings that provide relief and
visual breaks in the developed appearance of the locality and that help maintain rural
character, The infilling of these gaps will therefore not be permitted except where it
comprises the development of a small gap within an otherwise substantial and
continuously built up frontage. In considering in what circumstances two dwellings might
be approved in such cases it will not be sufficient to simply show how two houses could
he accommodated. Applicants must take full account of the existing pattern of
development and produce a design solution to integrate the new buildings.”
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Paragraph 5.34 infers that for the purposes of the policy, the 'gap’ is between buildings.
The gap in this case between the two dwellings is approximately 157 metres wide. In
assessing whether that gap is 'small' and thus compliant with the policy, one must
assess it in the context of the existing pattern of development along the frontage in terms
of size, scale, siting and plot size. While consideration of an infill is not a mathematical
exercise it does serve 1o inform the assessment of the proposal,

The fallowing frontages have been observed:
Mo 18 - 62m (approx.)

Mo 12 — 50m (approx.)

Mo 20— 78m (approx.)

Average plot frontage is 63m

Total site frontage = 116m approx

Gap is 157m approx.

Building on Tradition (BoT) states that where a gap frontage is longer than the average
ribbon plot width the gap may be unsuitable for infill. It goes on to say that when a gap
15 more than twice the length of the average plot width in the adjoining ribbon it is often
unsuitable for infill with two new plots. The guidance states that a gap site can be infilled
with one or two houses if the average frontage of the new plot equates to the average
plat width in the existing ribbon. From the figures observed above, the average plot
frontage width is 63m with the total site frontage for two dwellings 116m (S8m each).
Factoring this in and given that the width of the gap is approximately 157 metres, the
gap is more than twice the length of the average plot width at around 63 metres. This
aspect of the proposal would not be acceptable.

In terms of the plot sizes the plot at No 12 would be approx. 0.2ha, No 18 would be
0.3ha, the site would be 0.3%ha approx (for two dwellings) and No 20 would be 0.5ha.
There Is a variation in the plots sizes.
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Indicative site layout as proposed

Motwithstanding the above, when account is taken of the trees and vegetation that have
to be retained as part of the condition from Natural Environment Division (NED) the
indicated plot of the site {on LHS) would have a much smaller plot size and depth
(harrowing to only 8m in depth. Therefore while there is a small gap site within an
otherwise substantial and continuously built up frontage, the proposed site would not
respect the existing development pattern along the frontage.

Further to this, officers consider that while the proposal is located within a substantial
and continuous built-up frontage (as identified above) the gap between Nos 12 and 20
due to its wooded appearance provides an important visual break and contributes to the
rural character of the area.
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View of site on LHS (no 20 is not visible)

The other planning and environmental requirements under Policy CTY8 fall 1o be
considered under Policy CTY13 which deals with the integration and design of buildings
in the countryside and Policy CTY 14 which addresses rural character.

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

CTY 13 requires to be considered as part of the assessment of the proposal. As the
application is for outline permission, no specific details of house type or design have
been submitted. Policy CTY 13 states that a new building will be unacceptable where it
is considered a prominent feature in the landscape and where the site lacks long
established natural boundaries or is unable to provide a suitable degree of enclosure for
the buildings to integrate into the landscape. It is noted that a significant proportion of
the vegetation that encloses the site will be retained, especially the along the boundary
with the river, On this basis it is deemed that the proposal would comply with CTY 13,

CTY 14 — Rural Character

Policy CTY 14 of PPS 21 'Rural Character’ states that planning permission will be
granted for a building in the countryside where it does not cause a detrimental change
to, or further erode the rural character of an area. It sets out five circumstances where a
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| new building would be unacceptable. Development of the site would be visually linked
with the adjacent buildings at No 12 and 18 and would read as a ribbon of development
from this aspect. In doing so it would conflict with criterion d of PPS 14 (read as a whale
and the related provisions of the SPPS), which would cause a detrimental change to the
rural character of the area.

CTY 16 = Development relying on non mains sewerage. While the agent has ticked the
use of a septic tank on P1 form NED would highlight the use of package treatment plants
has been recommended within the PEA, given the slope of the site. NED therefore
recommend that plans at RM show the type and positioning of the treatment systems in
order to protect the adjacent watercourse. There would be sufficient room within the land
in red for a package treatment works, The grant of planning permission does not negate
the need for a consent to discharge outside of the planning process.

PPS 2 - Natural Heritage

The site is hydrologically connected to Strangford Lough SAC/SPA/Ramsar site which
i5 of international importance and is protected by the Habitats Regulations.

Policy NH1: European and Ramsar Sites — International of PPS 2 is therefore applicable
which states that planning permission will only be granted for a development proposal
that either individually or in combination with existing and / or proposed plans and
projects, is not likely to have a significant effect on:

+ A European Site (SPA, proposed SPA, SAC, candidate SAC and SCl or
* A listed or proposed Ramsar Site

Shared Environmental Services were consulted as part of the application. Newry,
Mourne and Down District Council in its role as the competent Authority under the
Conservation (Natural Habitats, etc.) Regulations (Morthern Ireland) 1995 (as amended),
and in accordance with its duty under Regulation 43, has adopted the HREA report, and
conclusions therein, prepared by Shared Environmental Service, dated 08/08/2024. This
found that the project would not be likely to have a significant effect on any European
site. The proposal would comply with NH 1.

Policy NH 2: Species Protected by Law, states that Planning permission will only be
granted for a development proposal that is not likely to harm a European protected
species, In exceptional circumstances a development proposal that is likely to harm
these species may only be permitted where:-

= there are no allernative solutions; and

+ it is required for imperative reasons of overriding public interest; and
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* there is no detriment to the maintenance of the population of the species at a

favourable conservation status; and
« compensatory measures are agreed and fully secured.

The local area is described as being productive for bats due to the presence of mature
gardens, and the site itself contains a number of trees considered to have Bat Roost
potential.

In consideration of the above, Natural Environment Division have been consulted.
Matural Environment Division (NED) NED acknowledge receipt of amended plans
(drawing no, WWO719/P/01Rev B) which demonstrate the positioning of the trees with
Bat Roost Potential (BRP) in relation to proposed buildings and note that these are
shown to be retained. NED are content that the retention of these trees will lessen the
likelihood of negative impact to bats, however, would highlight the recommendations of
the ecologist regarding the protection of trees and the use of sensitive lighting. NED are
therefore content subject to conditions. As such, the proposed development would be
in accordance with Policy NH2.

Policy NH 5 - Habitats, Species or Features of Natural Heritage Importance states that
Planning permission will only be granted for a development proposal which is not likely
to result in the unacceptable adverse impact on, or damage 1o known:

= priarity habitats:

= priority species,

+ active peatland;

+ ancient and long-established woodland;

+ features of earth science conservation importance;

+ features of the landscape which are of major importance for wild flora and fauna,
* rare ar threatened native species,

» wetlands (includes river corridors); or

« other natural heritage features worthy of protection.

A development praposal which is likely to result in an unacceptable adverse impact on,
or damage 1o, habitals, species or features may only be permitted where the benefits of
the proposed development outweigh the value of the habitat, species or feature. Officers
note thal the response from NED stales that the application site conlains species
protected by the Wildlife (Morthern Ireland) Order 1985 (as amended) and is used by
priority species, includes priority habitats and in part acts as an ecological corndor in a
| wider ecological network. Its function as a network makes it a natural heritage feature
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| worthy of protection. NED note that signs of protected species utilising the site were
recorded during walkover surveys, NED are content that the 10m buffer shown on plans
adjacent to the watercourse will retain a dark corridor for foraging mammals (subject to
mitigation). The proposal would comply with NH 5 subject to conditions.

PPS 3: Access, Movement and Parking

Policy AMP2 - Access o public roads states that planning permission will only be
grantad for a development proposal involving direct access, or the intensification if the
use af an existing access onto a public road where:

(A) Such an access will not prejudice road safety or significantly inconvenience the flow
of traffic; and

(B) The proposal does not confiict with Policy AMP 3 — Access to protected routes

In assessment of this policy DFl Roads have been consulted and have no objections
subject to the RM application being in compliance with the attached RS1 form. Itis noted
that the access is indicated as being a paired access likely due to the road alignment
and this would not deemed to be acceptable, however, a condition could ensure that this
would not be the case at RM stage,

PPS 6: Planning Archaeology and the Built Heritage

HED Historic Buildings has been consulted and advises that the proposal is sufficiently
removed in situation and scale of development from the listed building as to have
negligible impact. Relevant policies include Paragraph 6.12 of Strategic Policy Planning
Statement for Northern Ireland and Policy BH 11 (Development affecting the Setting of
a Listed Building) of the Department's Planning Policy Statement 6 Planning,
Archaeology and the Built Heritage.

PPS 15: Planning and Flood Risk
The site is positioned immediately adjacent to the Ballynahinch River,

In consideration of this landscape feature, Rivers Agency have been consulted and have
advised the Planning Authority the following:

FLD1 - Development in Fluvial and Coastal Flood Plains - Flood Maps (NI) indicate that
the area of the site along the northern boundary lies within the 1 in 100 fluvial flood plain
of the Ballynahinch River, which has been modelled in detail. The approximate Q100
flood level at the site is 41.22mQD.,

The submitted site layout drawing indicates that the location of the proposed dwellings
| is not within the flood plain. Hence, Rivers Directorate would have no objection to the
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| proposal. It should be a condition of planning that the area of flood plain, if designated
as open space by the Planning Authonty under FLD 1{f) of PPS 15, should not be raised
or the flood storage capacity and flood conveyance routes reduced by unsuitable
planting or obstructions.

Considering the close proximity of the flood plain and adopting the precautionary
approach embodied by PPS 15, Rivers Directorate recommends that the finished floor
levels of the proposed dwellings and garages are set with a minimurn freeboard of
600mm above the Q100 flood level.

Rivers Directorate also recommends that the Applicant ensures that the proposals take
into consideration measures to improve the resilience of new developments in flood risk
areas by the use of suilable materials and construction methods, Further details of Flood
Proofing — Resistance & Resilience Construction can be found in revised PPS 15 Annex
B

In terms of the Flood Risk in the Climate Change Scenario- Rivers Directorate advises
the planning authority that, based on the most up to date modelling information on
predicted flood rsk avallable to the Department, the climate change flood maps (see
attached), indicate that areas of the site lie within the 1 in 100-year fluvial Q100 climate
change flood plain. The predicted Q100 climate change level is approximately 41.4moD.

Fluvial Flood Plain Q100 Climate Change

Rivers Directorate considers, in accordance with the precautionary approach, that part
of the development proposal is at risk of potential flooding in the climate change scenario
and, unless the planning authority considers it appropriate to apply the ‘Exceptions’
principle contained within FLD 1, that the proposal would be incompatible with the overall
aim and thrust of regional strategic planning policy in relation to flood risk, i.e, to prevent
future development that may be at risk from floading or that may increase the risk of
flooding elsewhere, The planning authority is advised to consider this as a material
consideration.

In response to this DFI response, in terms of FLD 1 the policy is silent in relation to the
climate change modelling scenario. Howewver, Planning would still need to take a
precautionary approach as advised by Dfl Rivers by checking the extent of the climate
change floodplain within the site. From the latest Fluvial Flood Plain Q100 Climate
Change Map supplied by Dfl Rivers (below), itis evident that the floodplain would not be
encroaching onto the built form (as indicated by the indicative layout given this is an
autline application). Similarly, if as advised by Dil Rivers, finished floor levels of the
proposed dwellings and garages should be set with a minimum freeboard of 630mm
above the Q100 flood level. On this basis planning are content and could not sustain a
refusal based on FLD 1.
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Under FLDZ Protection of Flood Defence and Drainage Infrastructure, a maintenance
strip of minimum 5m needs to be left clear to provide access and egress at the rivers’
edge at all imes, This could be subject to a condition and shown at RM stage if planning
are minded to approve.

The Planning Authority do not deem the proposal to exceed any of the thresholds under
FLD 3 (Development and Surface Water (Pluvial) Flood Risk Outside Flood Plains) and
on this basis a Drainage Assessment would not be required.

FLD 4 - Artificial Modification of watercourses - Mot applicable to this site based on
information provided. In the event of an undesignated watercourse being discovered,
Policy FLD 4 may apply.

FLD & - Development in Proximity to Reservoirs — Not applicable to this site.

Conclusion

While there is history on the site this is & material consideration and it is noted that while
the two previous refusals did not cite CTY 8 as a reason for refusal, the principle of
development still needs to be established. Determining weight must therefore be given
on the circumstances now prevailing. Therefore, for the reasons given above, the
proposal fails to satisfy the requirements of Policies CTY 8 and CTY 14 of PPS 21 and
the related provisions of the SPPS. No overnding reasons have been presented to
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demonstrate how the proposal would be essential in the countryside, thus it is also
contrary to Policy CTY 1 and the related provisions of the SPPS.

Recommendation:
Refusal

The plans to which this refusal relate include:
site location plan and site layout - WW0719 PO1b

Refusal Reasons:

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

2. The proposal is contrary to the Strategic Planning Policy Statement for Northern
lreland and Policy CTY8 and CTY 14 of Planning Policy Statement 21, Sustainable
Development in the Countryside in that it fails to meet the provisions for an infill dwelling
as its development would not respect the existing development pattern along the
frontage, resulting in the loss of an important visual break and would, if permitted, result
in the addition of ribbon development along this private laneway off Raleagh Road.

Heig'ﬁhm;lrlﬂﬁt'ifinatin'n'Chec'if:él:'l Yes

Summary of Recommendation - refusal

' Case Officer Signature: C. Moane Date: 06 February 2025
| Appointed Officer Signature:  Brenda Ferguson  Date: 06/02/25
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Development Management Consideration
Details of Discussion:

Letter(s) of objection/support considered: Yes/iNo

Group decision:

D.M. Group Signatures

Date
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NOTICE OF OPINION
The Planning Act (Morthern Ireland) 2011

Application No: LAOTI202322T5/DCA,
Date of Application: 17 March 2023

Site of Proposed

Development: Abbey Way Car Park, Abbey Way, Newry

Description of Proposal: Proposed Demolition of existing split deck/multi-storay

car park
Applicant:  Newry Moume and Down Address:  Newry Office
DiETFiDt EDUHEH Mﬂnaghan RI:I‘W
Mewry
BT35 80J

Drawing Ref: 01

In pursuance of its power under section 88(7 ) of the above-mentioned Act, the
Department for Infrastructure HEREBY GIVES MOTICE that consent to demaolish in
a Consensation Area in accordance with your application SHOULD IN ITS OPINION
BE GRANTED subject to compliance with the following conditions which are
imposed for the reasons staled:

1. The works hereby permitted shall be begun not later than the expiration of 5
years beginning with the date on which this consent is granted.
Reason: As required by section 105 of the Planning Act (Morthemn [reland)
2011,



Agenda 17.0 / LAO7 2023 2275 DCA - DCA Demolition Consent Application - ...

Back to Agenda

2. This consent is granted subject to the implementation of the scheme as
approved under planning application LAQOT/2023/2274/F.

Reason: To ensure the implemeantation of a satisfactory scheme in the interests
of Newry Conservation Area.

Dated: 02 April 2025 Signed: 5

Authorised Officer
for Regional Planning Policy and Casewark
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NOTICE OF OPINION
The Planning Act {Northern Ireland) 2011
Application Mo LADT/2023/2225/DCA
Dale of Application: 17 March 2023

Site of Proposed Town Hall, 1 Bank Parade, Newry, BT35 6HR
Development:

Description of Proposal: Demolition of the Sean Hollywood Arts Centre and No. 2
Bank Parade, Newry.

Applicant: Newry Mourne and Down Address:  Newry Office
District Council Mon Eghﬂl"‘l Row
MNewry
BT35 8DJ

Drawing Ref: 01

In pursuance of its power under section 88(7) of the above-mentioned Act, the
Department for Infrastructure HEREBY GIVES NOTICE that consent to demaclish in
a Conservation Area in accordance with your application SHOULD [N ITS OPINION
BE GRANTED subject to compliance with the following conditions which are

imposed for the reasons stated:

1. The works hereby permitted shall be begun not later than the expiration of 5
years beginning with the date on which this consent is granted.
Reason: As required by section 105 of the Planning Act (Northern lreland)
2011,
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2. This consent is granted subject to the implementation of the scheme as
approved under planning application LAQT/2023/2193/F.
Reason: To ensure the implementation of a satisfactory scheme in the interests

of Newry Conservation Area,

Dated: 02 April 2025 Signed:

Authorised Officer
for Regional Planning Palicy and Casewoark
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