Comhairle Coantair
an Iuir, Mharn
agus an Duin

Newry. Mourne
and Down

District Council

August 18th, 2023

Notice Of Meeting

You are invited to attend the Planning Committee Meeting to be held on Wednesday, 23rd
August 2023 at 10:00 am in Boardroom Council Offices Monaghan Row Newry.

Committee Membership 2023-2024:
Councillor D Murphy Chairperson
Councillor J Tinnelly Deputy Chairperson
Councillor P Byrne

Councillor P Campbell

Councillor C Enright

Councillor A Finnegan

Councillor G Hanna

Councillor M Larkin

Councillor C King

Councillor D McAteer

Councillor S Murphy

Councillor M Rice



1.0

2.0

3.0

4.0

5.0

Agenda

Apologies and Chairperson's remarks.
Apologies:
Clir Byrne

Conor Mallon

Declarations of Interest.

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

Minutes of Planning Development Committee Meeting -
Wednesday 26 July 2023. (To follow)

Addendum List - Planning applications with no

representations received or requests for speaking rights.
[ Addendum list - 23-08-2023.pdf Page 1

Local Development Plan Items - Exempt Information

6.0

LDP Progress Report - Quarterly Update.

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

1 PC Report re LDP Progress - Quaterly Update June - August.pdf Not included

[@ LDP Progress - Quarterly Update (June- August)(Report Appendix).pdf Not included

Development Management - Planning Applications for determination

7.0

LA07/2023/2280/F - Erection of ball stop netting over existing
3G sports pitch - 32 Circular Road Castlewellan Down.
(Attached)

APPROVAL

1 2023_2280 Circular Rd.pdf Page 2



8.0

9.0

10.0

11.0

LA07/2022/1633/F - Proposed floodlighting consisting of 4 no.
lighting columns/luminaires to MUGA pitch (approved under
LA07/2021/2066/F) - Kilkeel Leisure Centre, Mourne Esplanade
Kilkeel, BT34 4DB. (Attached)

APPROVAL
0 LA07-22-1633.pdf Page 10

LAO07/2022/0819/F - Proposed rear extension - 7 Courtney Hill
Newry. (Attached)

REFUSAL

¢ A request for speaking rights has been received from John Cole, agent, in
support of the application. (Submission attached)

[} LA07-2022-0819-F.pdf Page 17

1 LAO07.2022.0819.F - support.pdf Page 25

LA07/2022/1557/F - Proposed pair of semi detached dwellings
- Opposite no. 1 Commons School Road and to the rear of no.
1 Bingian Terrace Newry BT34 2QH. (Attached)

REFUSAL

* A request for speaking rights has been received from Colin O'Callaghan, agent, in
support of the application. (Submission attached)

[ LA07-2022-1557-F.pdf Page 27

[y LA07.2022.1557.F - support.pdf Page 42

LA07/2022/0612/F - Proposed demolition of existing dwelling
and replacement with new dwelling - 28 Warrenpoint Road,
Rostrevor. (Attached)

APPROVAL

* A request for speaking rights has been received from Abigail Kilgore and Mark
Conn DAERA, in objection to the application.

¢ A request for speaking rights has been received from John Cole, agent, in
support of the application. (Submission attached)



12.0

13.0

14.0

1 LA07-22-0612.pdf Page 44

1 LA07.2022.0612.F - objection.pdf Page 57

01 LA07.2022.0612.F - support.pdf Page 66

LA07/2022/1496/F - Proposed erection of an off-site
replacement rural dwelling with detached domestic garage,
associated landscaping and associated site works.- Lands
adjacent to No. 17 Derrycraw Road Newry, Co. Down, BT34

1RG. (Attached)

REFUSAL

¢ A request for speaking rights has been received from Mr McCamley, applicant
and Barney McKevitt, agent, in support of the application. (Submission attached)

O LA07-2022-1496-F.pdf Page 68

01 LAO07.2022.1496.F - support.pdf Page 79

LA07/2022/1554/F - Proposed erection of 2no. rural semi-
detached infill dwelling houses with domestic garages,
ancillary site works and associated landscaping - Lands
adjacent to and approximately 15m south of no. 18 Newtown
Road Killeavy, Newry BT35 8NN. (Attached)

REFUSAL

* A request for speaking rights has been received from Barney McKevitt, agent, in
support of the application. (Submission attached)

[1 2022 1554 - Newtown Road.pdf Page 85

[ LA07.20221554.F - support.pdf Page 93

LA07/2021/1995/F - Proposed 2no Detached Dwellings with
associated Car Parking and Landscaping - Lands to North
West of 26-34 Boulevard Park and South West of 59 Boulevard

Park Newcastle. (Attached)

APPROVAL



¢ A request for speaking rights has been received from Mary Rooney & Barry
Hillen, agent, in objection to the application. (Submission attached)
[ 2021_1995_Boulevard.pdf Page 99

1 LA07.2021.1995.F - objection.pdf Page 111

15.0 LA07/2021/1273/0 - Dwelling and garage on a farm - 227m
South Of 52 Holly Park Road Crossgar. (Attached)

REFUSAL

* A request for speaking rights has been received from Andrew Gibson Applicant,
in support of the application. (Submission attached)

1 LAO07-2021-1273-O- HollyPark.pdf Page 113

1 LA07.2021.1273.0 - support.pdf Page 120

16.0 LA07/2022/1261/F - Proposed side extension to dwelling and
new vehicular access - 4 Majors Hill, Annalong (Attached)

REFUSAL

e A request for speaking rights has been received from Martin Bailie, agent,
in support of the application. (Submission attached)
[ LA07-2022-1261-F.pdf Page 122

[ LA07-2022-1261-F - support.pdf Page 132

17.0 LA07/2022/1534/F - Change of house type and detached
garage in substitution to the extant approvals granted under
P/2003/2089/0 and P/2007/0558/RM -51 Drumlough Road,
Rathfriland (site previously described as opposite 50
Drumlough Road Rathfriland). (Attached)

REFUSAL

* A request for speaking rights has been received from Brendan Quinn, agent, in
support of the application. (Submission attached)

O LA07-2022-1534-F.pdf Page 133



1 LAO07.2022.1534.F - SUPPORT.pdf Page 143

18.0 LA07/2022/1313 - 2 storey dwelling and garage on an infill site
- Lands to the immediate east of 3 Bog Road, Killeen.

(Attached)

REFUSAL

¢ A request for speaking rights has been received from Gerry Tumelty, agent, in

support of the application. (Submission attached)
Page 145

1 LA07-2022-1313-0 (infil) Bog Road (Amended).pdf

1 LA07.2022.1313 - support.pdf Page 150
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Item 5 — Addendum List

Addendum list - planning applications with no representations received or

requests for speaking rights — Planning Committee Meeting on Wednesday 23
August 2023

The following planning applications listed on the agenda, have received no representations
or requests for speaking rights. Unless a Member wishes to have these applications
presented and discussed, the Planning Committes will be asked to approve the officer's
recommendation and the applications will be taken as “read” without the need for a
presentation. If a Member would like to have a presentation and discussion on any of the
applications listed below they will be deferred to the next Committee Meeting for a Full
presentation:

« LAD7/2023/2280/F - Erection of ball stop netting over existiing 3G sports pitch - 32
Circular Road, Castlewellan, Co Down.
APPROVAL

« LAD7/2022/1633/F - Proposed floodlighting consisting of 4 no. lighting
columns/luminaires to MUGA pitch (approved under LADT 2021/ 2066/F) - Kilkeel Leisura
Centre, Mourne Esplanade, Kilkesl, BT34 4DB,

APPROVAL

-0-0-0-0-0-0-



Committee Application

Back to Agenda

Development Management Officer Report

Case Officer: Annette McAlarney

Application ID: LAOT/2023/2280/F Target Date:

Proposal: Location:

Erection of ball stop netting over existing | 32 CIRCULAR ROAD

3G sports pitch CASTLEWELLAN
CASTLEWELLAN
DOWN
BT31 9ED

Applicant Name and Address: Agent Name and Address:

NMDDC NMDDC

Downshire Civic Centre Downshire Civic Centre

Ardglass Road Ardglass Road

Downpatrick Downpatrick

BT306G0) BTI06GO

Date of last

Neighbour Notification: 25 May 2023

| Date of Press Advertisement: 12 April 2023

| ES Requested:  No

Consultations:
Nil necessary
'Representations:
nil

Letters of Suppaort

. Ln_atters of Objection
Petitions

Signatures

Number of Petitions of
Objection and
signatures

Summary of Issues:

Visual and residential amenity
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Site Visit Report

Site Location Plan:

Date of Site Visit: May 2023

Characteristics of the Site and Area

Within the settlement limits of Castlewellan as identified in the ADAP 2015, Within a mixed
area of residential, sporting, community and educational uses. Opposite a Gaelic pitch and
adjacent to the Castlewellan Community Centre and Bunscoil Bheanna Boirche. Existing 3G
pitch on site.

Description of Proposal

Erection of ball stop netting over existing 3G sports pitch

Planning Assessment of Policy and Other Material Considerations

SPPS
Ards and Down Area Plan 2015

PLANNING HISTORY

Planning

Application Number: R/1993/0348 Decision: Withdrawal Decision Date:

Propasal: Dwelling

Application Number: Rf1991/6062 Decision: Enquiry: Other Letter Issued
Drecision Date:

Proposal: Disposal of Castlewellan High School Castlewellan Co Down

Application Number: R/1996/0296 Decision: Permission Granted — Decision

Date:
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Proposal: Housing development

Application Number; R/1977/0218 Decision: Permission Granted
Date:

Proposal: BOUNDARY WALL

Application Number; R/1980/0571 Decision: Permission Granted
Date:

Proposal: DOUBLE UNIT - TEMPORARY CLASSROOMS

Application Number: R/1991/0875 Decision: Permission Granted
Date:

Proposal: Dwelling

Application Number: R/1993/0921 Decision: Permission Granted
Date:

Proposal: Dwelling

Application Number; R/1990/0824 Decision: Permission Granted
Date:

Proposal: 2 storey dwelling

Application Number; R/1997/0049 Decision; Permission Granted
Date:

Proposal: Provision of multiplay surface fencing, car-parking and
lighting

Application Number: R/1976/0692 Decision: Permission Granted
Date:

Proposal: TWO TEMPORARY CLASSROOMS

Application Number: R/1993/0231 Decision: Permission Granted
Date:

Proposal; Change of use from school to community centre including
alteration and a single storey toilet block extension

Application Number; R/1978/0588 Decision: Permission Granted
Date:

Proposal: EXTENSION TO DWELLING

Application Number: R/1986/1059 Decision: Permission Granted
Date:

Proposal: Change of use to community hall (enlarged site)

Application Number: R/1992/0179 Decision: Permission Granted
Date:

Proposal: Alteration and change of use to community hall

Application Number; R/1992/1105 Decision: Permission Granted
Date:

Proposal: Alteration, Extension and Change of Use to Community
Centre

Application Number: R/1977/0207 Decision: Permission Granted
Date:

Decision

Decision

Decision

Decision

Decision

Decision

Decision

Decision

Decision

Decision

Decision

Decision

Decision

Proposal: CHANGE OF USE OF PART OF PRIMARY SCHOOL SITE TO YOUTH

ANDIOR COMMUNITY

Application Number: R/2000/1069/F Decision: Temporary Approval — Decision

Date: 13 November 2000
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| Proposal: Two temporary mobile classrooms.
Application Number; R/2001/0880/F Decision: Temporary Approval  Decision
Date: 01 October 2001
Proposal: Additional temporary mobile classroom to existing temporary school.
Application Number; R/2002/1007/F Decision: Permission Granted  Decision
Date: 10 October 2002
Proposal: Temporary mobile classrooms for primary school.
Application Number; R/2001/0395/F Decision: Permission Granted  Decision
Date: 11 October 2002
Proposal: Residential Development
Application Number: R2004/0715/F Decision: Permission Granted — Decision
Date: 01 March 2005
Proposal: Proposed change of house types (i.e) 4 blocks of 3 no. townhouses to site
nos.16-18,19-21, 26-28 and 29A 29B and 29C plus pair of semi detached to sites 23-
22 and a detached dwelling on site 24, (amended proposal).
Application Number; R/2005/0612/F Decision: Permission Granted  Decision
Date; 28 June 2005
Proposal: Retrospective detached garage.
Application Number: R/2005/1475/F Decision: Permission Refused  Decision
Date: 08 April 2006
Proposal: Proposed additional townhouse. Block of 3 No. previously approved
townhouses changed to proposed block of 4 No townhouses.
Application Number; R/2008/0479/F Decision: Permission Granted  Decision
Date: 13 October 2008
Proposal: Change of house types to site nos 67, 68 & 69 and additional semi-detached
dwelling to new site 69A.
Application Number: R2008/0622/F Decision: Permission Granted  Decision
Date: 31 October 2008
Proposal; Demolish existing garage at rear and provide single storey rear extension for
utility, bedroom and living room.
Application Number: R/2007/1266/F Decision: Permission Granted — Decision
Date: 25 February 2009
Proposal: Change of house types to site nos
29b,29c,39,40,41,42 43 44,77 78,79,80,81, 82,87 ,68,89,90,91,52 93,94 and 2m wide
M.I.E easement added hetween sites 34 and 35 (amended proposal description).
Application Number: R/2009/0143/F Decision: Permission Granted  Decision
Date; 03 June 2009
Proposal; Single storey extension o side and rear of existing property with 2m high
fence installed.
Application Number: R/2009/0495/LDP Decision: Permission Granted  Decision
Date: 17 July 2009
Proposal: Proposed single storey extension Lo rear.
Application Number: R/2010/0715/Q  Decision: Enquiry: Other Letter Issued

Decision Date: 06 September 2010
| Proposal: Copy of planning permission for community centre
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Application Number: R/2011/0016/F Decision: Permission Granted  Decision
Date; 28 October 2011

Proposal: Retention of 2no. existing temporary classrooms for youth recreational
facilities and removal of 1no classroom.

Application Number; R/2013/0185/F Decision: Permission Granted  Decision
Date: 09 July 2014

Proposal: Part demaolition of existing community centre with refurbishment of remaining
ariginal building and construction of a new build extension incorporating existing
Maiscoil Uachtar Tire and nursery school units, Four Courls Sports Hall and fithess
suite with associated landscaping and site works.

Application Number: LAQ7/2015/0188/F Decision: Permission Granted  Decision
Date: 25 March 2016

Proposal: Retrospective application for change of use from extarnal picnic area to
children's play area with associated fixed apparatus and landscaping works.

Application Number; LAQ7/2017/0182/F Decision; Permission Granted  Decision

Date; 29 March 2017

Proposal: Relocation of existing modular buildings on site for a temporary period in

association with planning approval R/2013/0185/F for redevelopment of the

Community Centre

Application Number; LAOY/2017/1208/NMC  Decision: Consent Granted
Decision Date: 05 September 2017

Proposal: Changing a proposed area of flat roofing to a proposed area of pitched

roofing

CONSULTATIONS

Mo consultations deemed necessary

HEFPRESEMTATIONS
Nil to date

EVALUATION

Under the SPPS, para 3.8 states the guiding principle for planning authorities in determining
planning applications is thal sustainable development should be permitted, having regard Lo
the development plan and all other material considerations, unless the proposed development
will cause demonstrable harm o interests of acknowledoed importance. In practice this means
that development that accords with an up-to-date development plan should be approved and
proposed development that conflicts with an up-to-date development plan should be refused,
uniess other material considerations indicate otherwise.

The site is zoned as Existing Amenity Open Space and recreation in the Ards and Down Area
Plan,




Agenda 7.0 / 2023_2280_Circular Rd.pdf

The application is for the erection of ball stop netting over an existing 3G pitch at Castlewellan
Community Centre, The netting will cover the entire pitch at a height of 5.6m above GFL, it will
be fixed by high tensile multi strand wire ropes on top of existing 5.6m posts and NV mesh

panels.
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Key consideration in the assessment of this proposal is visual impact and impact on existing
residential properties, The purpose of the proposed netting is for safety purposes. Potentially
affected neighbours have been notified, no repréesentations have been received.

It is the opinion of the planning department that given the nature of the proposal that there will
be no impact on neighbouring properties at St Malachys Crescent, Church View, Church Place
and Circular Road. Given this is an existing facility the addition of netting shall not detract
visually from the surrounding area.

Approval is recommended.

As this is a Council submitted applicaton it will be presented to the Planning Committee for
endarsement.

| Neighbour Notification Checked Yes

Summary of Recommendation
Approval

Condition:

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

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

| Appointed Officer: A.McAlarney Date: 19 July 2023
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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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Committee Application

Development Management Officer Report
Case Officer: Clare McCoy
Application ID: LAOT/2022/1633/F Target Date: 1 Feb. 2023
Proposal: Location:
Proposed floodlighting consisting of 4 no. | Kilkeal Leisure Centre
lighting columns/luminaires to MUGA pitch | Mourne Esplanade
(approved under LADT/2021/2066/F) Kilkeel
BT34 4DB
Applicant Name and Address: Agent Name and Address:
Newry, Mourne and Down District Council | Haughey House
O'Hagan House Greenbank Industrial Estate
Monaghan Row Mewry
Mewry BT34 20U
BT358DJ
Date of last
Neighbour Notification: 1 December 2022
| Date of Press Advertisement: 21 October 2022

ES Requested: Mo

Consultations:

Environmental Health:

Initial response requested the following:

* The proposed hours of operation for the flood lighting should be provided.

* A lighting plot should be provided showing how light from the flood lighting will impact
an any nearby dwellings. The impact of the lighting should be assessed in accord-
ance with the Institution of Lighting Professionals Guidance Notes on the Reduction
of Obtrusive Light.

Following receipt of further information and further consultation was issued to Env
Health, who offer no objections, subject to conditions. (See below- hours of operation
and LUX levels).

Representations: 7 Neighbours were notified on 17 November 2022,

| Letters of Support 0.00
Letters of Objection 0.00
Petitions 0.00
Signatures 0.00
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Back to Agenda

Number of Petitions of Mane
Objection and
| signatures

Summary of Issues: No third party representations received.
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Site Visit Report

Site Location Plan:
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"Date of Site Visit; 04/01/2023

' Characteristics of the Site and Area

The site is within the development limits of Kilkeel as designated in the Banbridge,
Mewry and Mourne Area Plan 2015, The site is also within an Area of Qutstanding
Matural Beauty, although it is unzoned whiteland it sits within the grounds of Kilkee
Leisure Centre which is zoned as a Major Area of Existing Open Space. The
application site comprises a vacant plot of land within the complex of Kilkeel Leisure
Centre to the right hand side of the leisure centre building. Residential dwellings abut
the application site to the north, east and west. The site is enclosed by post and wire
| fencing to the west and palisade fencing to the south.

fmage ! Application Site
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| Description of Proposal
Proposed floodlighting consisting of 4 no. lighting columns/luminaires to MUGA pitch
(approved under LAD7/2021/2066/F)

| Planning Assessment of Policy and Other Material Considerations
This planning application has been assessed against the following:
+ Banbridge, Newry and Mourne Area Plan 2015
The Strategic Planning Policy Statement (SPPS) for Northern Ireland
PPS 21 Sustainable Development in the Countryside
PPS 8 Open Space, Sport and Outdoor Recreation
PPS 2 Natural Heritage

Planning History

« Application Number: LAD7/2021/2066/F Decision: Permission GrantedDecision
Date: 22 April 2022
Proposal: Proposed gym extension ta front of existing leisure centre, proposed play
area and proposed MUGA pitch on the leisure centre grounds

« Application Number: P/1996/1088  Decision: Permission Granted
Proposal: Alterations and extension to existing sports centre to include new
swimming pool, fitness suite, entrance lobby and associated car parking and
landscaping

« Application Number; P/1995/1200  Decision: Withdrawal
Proposal: Extension to sports centre

Consideration and Assessment:

Proposal

This application seeks consent for four floodlighting columns to the approved MUGA
pitch under planning ref LADT/2021/2066/F. The floodlighting columns measure 6m in
height.

Banbridge, Newry and Mourne Area Plan 2015

Section 45 of the Planning Act (NI) 2011requires the Council to have regard to the
Lacal Development Plan (LDP), so far as matenal to the application and to any other
material considerations, The relevant LDP is Banbridge, Newry and Mourne Area Plan
2015 as the Council has not yet adopted a LDP. The site is located within the
development limit of Kilkeel as designated in the Banbridge, Newry and Moume Area
Plan 2015. The site is also within an Area of Outstanding MNatural Beauty and although
itis unzoned whiteland it sits within the grounds of Kilkeel Leisure Centre which is
zoned as a Major Area of Existing Open Space.

The Strategic Planning Policy Statement (SPPS) for Northern Ireland
Paragraph 6.213 states that Planning Autharities should carefully consider
| development proposals for all sports and outdoor recreational activities. The relevant
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| planning considerations include the following: location, design, hours of operation,
noise, impact upon visual and residential amenity, access and links to public transport,
floodlighting, landscaping, public safety, nature conservation, biodiversity and
archaeology and built heritage. These issues along with the specific criteria outlined in
PPS B Policy OS 7 Floodlighting of Sports Facilities and Outdoor Recreational
Facilities will be considered below.

Location and Design

The proposal seeks to 4 install floodlights around the site which has been approved as
a MUGA pitch under application — LAOY/2021/2086/F. Two floodlights are proposed on
the western and two on the eastern side of the pitch. The proposed floodlights
measure 6m in total. There are existing floodlights in and around the vicinity of the
existing leisure centre. | am content the location and design of the proposal is
appropriate to the existing context.

Hours of Operation

Environmental Health have requested in their consultation response that a condition is
placed on any forthcoming decision that the floodlights shall only be in use between
hours of 16:00 to 22:00. | consider this is appropriate given the close proximity of the
residential properties adjoining the site.

Residential Amenity

There are four residential properties adjoining the site on the western and northern
boundaries. The supporting information provided outlines there is no spill over and no
accumulating impact on the levels of existing illuminance due to spill over, The
operation hours of the lighting will be restricted by a planning condition to be in use
hetween 4pm and 10pm. | consider this is appropriate to mitigate against any impact
on residential amenity. There is no increase in the users of the facility therefore |
consider potential impacts on noise or additional traffic will be limited, There are no
objections from residential properties in close proximity to the existing facility.

Visual Impact

Floodlights are the type of development that is commonplace in the environs of sports
grounds, | consider this development is appropriate to the existing context. The
proposed floodlights are unlikely to negatively affect the visual amenity of the wider
area as they will be read in conjunction with the existing sports ground.

Access
Access Lo the site is not impacted as a result of the proposal,

Public Safety
The proposed development will have no impact on public safety in terms of traffic or
transport on land or in the air.

| Nature Conservation, Biodiversity, Archaeology and Built Heritage
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There is a larger multi sports pitch with floodlights to the rear of Kilkeel Leisure Centre,
north west of the application site. This proposal is on a smaller scale, thus less likely to
have a negative impact on nature conservation or biodiversity than the floodlights
which already exist in the environs of Kilkeel Leisure Centre. There are no features of
archaeology and built hentage in the immediate vicinity of the proposal, thus no impact.

Neighbour Notification Checked Yes

Summary of Recommendation: Approval

Conditions:

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

2. The development hereby permitted shall take place in strict accordance with the fol-
lowing approved plans: NM107 — B-1-40, NM107Y - B-1-41
Reason: To define the planning permission and for the avoidance of doubt.

3. The operating hours of the flood lighting hereby approved shall be limited to between
16:00 to 22:00 hours,
Reason: In the interests of amenity.

4. All flood lighting shall be optically controlled and directed in such a manner to mini-
mise light pollution from glare and spill. The proposals shall comply with the require-
ments of ILP Guidance Motes for the reduction of Obtrusive Light for Environmental
Zone namely; E3 pre-curfew 10 Lux, post curfew 2 Lux,

Reason: In the interests of amenity.

Case Officer Signature: Clare McCoy

| Date: 8" August 2023

Appointed Officer Signature: M Keane

Date: 08-08-23
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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




Back to Agenda

Combhairle Ceantair
an Iuir, Mhurn
agus an Duin

Newry, Mourne
and Down

District Council

A

Application Reference: LAOD7/2022/0819/F

Date Received: 23.05.2022
Proposal: Proposed Rear Extension
Location: 7 Courtney Hill Newry, Mewry

1.0 Site Characteristics and Area Characteristics

1.1 The application site is located within the settlement development limit as
defined within the Banbridge, Newry and Mourne Area Plan 2015 (Map 3/02a
Mewry City). The application site has been screened using online tools for any
historic and natural environment designations. There are no histonic or natural
environment designations on the application site.

1.2 The dwelling is located within a densely residential area and is a two-storey
terrace property. There is private ameanity space to the rear of the dweliing. There
15 no off-street parking associated with the development. The application site is
enclosed to the rear via a wooden fence. The application site shares commaon
boundaries with properties either side numbers 5 and 9, It was noted that number
5 Courtney Hill henefits from a single storey extension to the rear of their property
upon which occupies an end plot. The application site benefits from private
amenity space 1o the rear of the property.
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image 1 Photograph of the application site (rear upon which the proposal
relates)

1.3 The proposal (revised scheme) incorporates a split-level scheme with the first
portion of the extension wo storey and the second portion of the extension
remaining single storey. The proposal is to provide for two bedrooms at the first-
floor level and an extended kitchen and dining area at ground floor.

2.0 Planning Policies and Material Considerations
2.1 This planning application has been assessed against the following policy:
« Banbrndge Mewry and Mourme Area Plan 2015
= Slrateqgic Planning Policy Statement (SPPS) for Morthern Ireland
« PP5T (Addendum) Residential Extensions and Alterations Policy EXT 1
3.0 Site History
3.1 There are no known planning applications on the application site.
4.0 Consultations

4.1 Due to the nature of the application as an extension it was not necessary (o
consult on this application.
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5.0 Objections and Representations

5.1 9 Neighbours were notified as part of the application process. The application
was advertised on the 215 and 22" June 2022. No objections have been received
o date (20.04.2023).

Correspondence with the Agent/Applicant

5.2 Following initial assessment of the proposals, an email was issued to the Agent
on the 10“ October 2022 upon which highlighted the Planning Departments
concerns with regards o dominance and loss of lightfovershadowing. Further
details were requested in tarms of levels and cross sections. Concems were also
raised with regards to the proposal which initially was a three storey rear extension.
Following the sending of this email there have been a number of terations of the
plans and rebuttal received from the Agent including a letter from the 22™
September which set oul the amendments made to the scheme. The Agent
referred to paragraph A3Y of the addendum o PPS ¥ with regards to the loss of
light setting out not however a rgid standard which must be met in every case,

5.3 Further correspondence was received from the Agent on the 8" December
2022 upon which the Agent provided a diagram indicating the path of the sun
during summer and winter, The Agent set out that it would not be possible for the
proposed extension to create any overshadowing or loss of light on the existing
dwelling of number 9 Courtney Hill. The Agent set out that the overshadowing and
loss of light to the bedroom at ground floar in no 9 Courtney Hill is created by its
W rear return,

6.0 Assessment:
Banbridge, Newry and Mourne Area Plan 2015

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

6.2 As there is no significant change 1o the policy requirements for the proposed
alteration and extension of a dwelling following publication of the SPPS, the
retained planning policy is PPS7 addendum Residential Extensions and
Alterations. This policy will be given substantial weight in determining the principle
of the proposal in accordance with para 1.12 of the SPPS.

PPS57 (Addendum) EXT1: Residential Extensions and Alterations

6.4 Policy EXT1 of PPS 7 (Addendum) states that permission will be granted for a
proposal to extend or alter a residential property where specific criteria are met,
As set out above this application is for a rear extension to the dwelling. The rear
extension is parl two storey part single storey as revised. The proposal 15 to
provide for bwo bedrooms on the first floor and an extended kilchen and dining
area to the ground floor.
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Scale, Massing and Design

6.5 The proposed extension is to be located to the rear return of the dwelling. The
proposal has a stepped down aesthetic with the first 3.2m of the extension two
storey with an 8m ridge height and a further 1.8m of extension at a 5.5m ridge
height. In totality the extension is o extend out from the rear return by 5m and has
a width of 5.5m. No finishes have been provided by the Agent however, it would
be considered that via the study of drawings these are to match the current
dwelling. It is considered that the two-storey element appears to be dominant and
overbearing on the application site especially when taken into context on the
neighbouring properties. It is therefore considered that the design of the proposed
extension is considered inappropriate and overbearing. The two-storey element to
the proposal creates unnecessary massing within the application site and
surrounds.

Impact on Character of the Surrounding Area

6.6 Having considered the character of the area, itis considered that the character
of the area is densely residential with many two storey terraced dwellings located.
The application site shares a common boundary with number 5 and number 9
Courtney Hill. It was noted that number 5 (end terrace) has a single storey rear
extension, Number 9 does not have an extension to the rear and does have a
slight step to its rear return. Having considered the surrounding area it is
considered that an extension of this scale and massing would be oul of character
and would pose a detnmental precedent within the surrounding area. It is
considered that the proposal appears overbearing within the context of the
application site, immediate neighbouring dwellings and within the surrounding
area.

Privacy/Overlooking

6.7 As sel oul previously the application site is located within a densely populated
residential area, comprising a mid-terrace property sharing commaon boundaries
with bhoth number 5 and number 9 Courtney Hill. The proposed extension is © be
located along the common boundares. It is evident and illustrated in the extract
from drawing number 3292 PL FP Rev B that number 5 has a single storey rear
exlension in place. Number 9 does not have any extensions to the rear. The layoul
and build of number 9 show a stepped rear return o the dwelling. This is illustrated
via a red circle in image 2 below.

The proposed extension only includes glazing on the rear return, with both side
gables blank, thus it is considered no unacceptable overlooking will result, Each
property currently has habitable room windows along the rear retums at present,
and it is considered the extension and associated [ayout will not exacerbate any
overlooking which exists at present. The separation distance to the rear boundary
is considered sufficient to prevent any unacceptable overlooking on any property
bayond.
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Dominance/Overshadowing/Loss of Light

6.9 With regards to dominance, overshadowing and loss of light a light test has
been conducted as a means of assessing potential impact, and it is evident that
the proposal fails the light test.

In respect of no9, a light test was conducted from the centre point of the
downstairs (Ground floor) bedroom and kitchen windows. Guidance contained
within the Addendum © PPSY recommends an angle no greater than 60 degrees
for single storey extensions and 45 degrees for 2 storey extensions, As the
proposed extension is part single storey and part 2 storey, two separate light tests
were required to assess the polential impact on these ground floor windows.

The light test for both of these habitable room windows exceeded this
recommended guidance, most significantly for the bedroom.

(Note: The plans submitted by the agent indicate this ground floor bedroom is a
store/study, however having spoken with the neighbour, it is confirmed this window
and room is a bedroom).

A light test was also undertaken for the first floor windows along the rear return of
no. 9. The plans submitted in this respect are again incorrect as the closest window
to the commaon boundary is in fact a bathroom, with a bedroom window sited the
furthest point from the boundary.

The Addendum clarifies that a bathroom s not a hahitable room, while a bedroom
15. The light test undertaken indicates no significant concerns regarding these first
floor windows.

In respect of no.5, this adjoining property already has a single storey extension to
the rear which will tie in with the footprint of the single storey extension proposed.
The side gable of this extension at no5 facing the application is blank.
Accordingly, the windows along the rear return of this single storey extension will
not be impacted on the ground floor level by this proposal.

A light test however must be undertaken to assess any potential impact on the first
floor windows on the onginal rear gable of this property (Mo.5). The light test
undertaken indicates the proposed extension will marginally fail the guidance.

It is acknowledged the light test provided in the Addendum to PPS7 is only
guidance and circumstances may vary between sites. Howewver this guidance is a
tool which is now widely used in assessing all proposals for extensions.

Having assessed the circumstances in this case, it is considered the proposed
extension will not result in any unacceptable impact on the amenity of no.5 in erms
of overshadowing, loss of light or dominant impact.
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However, it is considered the proposed extension, which fails the light test
guidance, will result in an unacceptable impact on the amenity of no.9, in terms of
overshadowing, loss of light and dominant impact. Of particular concern is the
impact on the ground fioor kitchen and bedroom windows, which are both habitable
rooms and which are both only served by these windows.

These concerns were raised with the agent at an early stage, and while it 15
acknowledged the scheme has been reduced, significant concems remain
whereby the proposals are considered contrary to policy. A significant reduction in
the proposed footprint is required to overcome the concerns of the Planning Dept,

Image 2 Extract from Drawing 3292 PL FP Rev B Existing Floor Plan

Z

existing ground floor plan

L= e
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Image 3: Proposed plans
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Loss or Damage to Trees/ Landscapes
6.8 There is no loss or damage o trees or landscape features which contribute
significantly 1o local environmental quality as a result of this proposal,
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Impacts on amenity space within the curtilage of the property

6.9 It is considered that there would remain adequate space in the rear garden for
the enjoymeant of normal domestic activities.

In summary having considered the application against the Planning Policy
Addendum 1o PPS 7 it is considered thal the proposal fails for the refusal reasons
sel oul below.

7.0 Recommendation Refusal

7.1 Drawings in which the application relates to 3292 PL FP Rev B
(revision dated 2277 September 2022)

Reasons:

1. The proposal is contrary to policy EXT 1 of the Department's Planning
Policy Statement 7 Addendum: Residential Extensions and Alterations in
that it will unduly affect the amenity of neighbouring residents by reason
of loss of light, overshadowing and dominance

2. The proposal is contrary to policy EXT1 of the Department's Planning
Policy Statement 7 Addendum: Residential Extensions and Alterations in
that the extension would appear as an overly large addition which would
not be sympathetic to the built form and appearance of the existing
property and would detract from the established pattern of development
and the character of the surrounding area.

3. The proposal is contrary to policy EXT1 of the Department's Planning
Policy Statement 7 Addendum: Residential Extensions and Alterations
in that the extension would be unduly dominant when viewed from the
rear garden areas of nos 5 and no 9 Courtney Hill.

Case Officer Signature: Roisin McGrane

Date: 20.04.2023

Appointed Officer Signature: M Keane

Date; 20-04-23
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Cole Partnership

Architecture and Project Management
124 Duke Street Warrenpuoint
Co.Down BT34 33Y

Proposed rear extension to No.7 Courtney Hill Newry. Ref: LAO7/2022/081WF

This is a planning application for a rear extension at 7 Couriney Hill Mewry. The proposal is o provide addidonal Living
space antd bedroom accommuodation in a split-level arrangement to the rear of the dwelling. The first section of the rear
exiension o be two storey and the remaiming section © be single sterey,  The applicants have a voung family and are
from the area and wish to vemain in the localicy to be close te support netwark of friends and family,

The application was determined under PPS Addendum residential exgensions and alterations Policy EXTL.

The planning department are of the opinion that the proposal should be refused on thres reasons:
*  The propesal would aftect the amenity of the neighbouring resident by loss of light, over shadowing and
dominance
# The proposal would appear as an overly large addition which would not be sympathetic o the built form and
appearance of the existing property and would distract from the established patten of development and the
character of the area.
s The proposal would be unduly dominant when viewsed from the garden areas of No.5 and NOS Counney Hill.

The area consists of two developments Courtney Hill and Henmessey Park when viewed from all critical viewpoings the
twor developments area viewed as one entity. Dwellings in the area can be accessed via Courtney Hill or Hennessy Park.
The area consists of two storey errace dwellings, A number of dwellings hove extensions of varyving size and orientation.
There are single storey rear extensions, single stovey shde extension and rear fwa siorey extensions,

The planning department are of the opinion that the proposed extension will result in loss of light, over shadowing and
dominance, Under FES 7 EXT1 annex A deals with avershadowing/doss ot light it states T desiziing o ment exfension
or alteration to a residerntiol property care should be taken to safeguard access o sunlight and daylight currenitly
enjoyed by adjoining residentiol properties” and that *Where an extension is poorly sited ov badly desigmned i can cast a
shadow that may reduce o neighbonr’s daplight and adversely affect their amenify fo an wnocceptable fevel” In order to
assess loss of light a 60 and 45 degree line should be shown on plans which will help in assessing loss of light, The policy
aoes further to state that this peidance i wer frowever a efeid stamndard which muost be met in every case. Rather it (s an
assessment tool which will be used in conjunction with ether relevant factors in order to gauge the acceptability of
proposals in terms of the overshadowing / loss of light impact upon neighbouring properties’

The case officer is content that the extension will not result in any unacceptable impact on the amenity of No.5 and the
first-Moor amenity of No.9.

The case officers report raises concerns in relation to the loss of light w the ground floor rooms of No.9 in that the lght
assessiment fails at these rooms, however the policy states that a pesw extension should not “effect the sunlight and
dayilight currently enjoyed by the adjoining properly” and a poorly designed extension *can cest o shadow that say

reduce a neighbour’s daplight and adversely affect their amenity to an nnaceepiable level”

It wonld not be possible for the proposed extension o affect the sunlight and day lighs currently enjoyed by No. and it
winild not be possible for the extension 1o cast a shadow on 10 No.9 Courtney Hill. The path of the sun will not enable the
extension Lo cause overshadowing or loss of light

Geiven the path of the sun from east to west the rear return at Mo.4 §2 the only element of building that can create shadow
cntey the ground Aoor bedmoom at Ne.9. MNo.9 Wil create s own g shadow onto s own amenity.

The case officers report states that “two-storey clement appears 1o be dominant and overbearing on the application site
especially when taken imto coptext on the peighbouring properties’ Paragraph A3 of PPST deals with dominance and
states that two storey extensions can be prominent and dominate outward views, however it goes further to state that it is

Sidan. J. Cake M.CLAT A C. Caole ACLAT Yohin. A. Cale MLCLAT
e F'Elril'lll*l'.‘.il'llp Architeciure and ijuut -"-‘.ﬁ.r'lfl.gl.':l'l'lL"I'I[
Tel: 02417536740 Emagil; info@coleparnership.co.uk
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appropriate (o take account of the prevailing Iocal environment, As previously mentioned, the department are content with
the effect on Mo5 bn terms of overshadowing and loss of light and as shown by the sun path image it is nod possible for
the proposal o ceeate any overshadowing or loss of light on NoS, There are also other dwellings with two soorey rear
extensions within the area.

The planning department feel that the proposed extension bs everly lorge and would disteace from e established pattern
of the development and the character of the area. The existing dwelling is a two-storey mid terrzce building, the proposed
extension is o create two bedrooms at fivst floor aod extend a grounsd floor kitchen,

The extension a1 ground floor extends the same distance from the rear elevation as the extension to No.5 Courtney Hill
and 3.2m at firse floor level, The breals in the rear extension reduces the impact of the extension on the existing property.
The established character of the area is made up of extensions of varving sizes, No.9 Hennessy Park, which is 29m from
the proposal site, has a two-storey extension which comes off the rear of the dwelling by 4.6m at both ground and first
floor level, The extension at Mo.9 Hennessy Park is almost identical to the proposal. Mo.5 Hennessy Park, which is 20m
from the proposal sive, has a two-storey extension which comes of the rear of the dwelling by approximately 3,5m at both
eroursd floor and first foor, Mo Hennessy Paek also bas @ second-{loor dormer which extends the widdh of the property
at roof level. The proposed extension would oot detract from the established pattem of development and character of the
area as there are similar extensions in the area.

As previowsly mentioned, the proposal ar ground foor extends the same distance from the rear of the dwelling as the
extension o Mo.s Courtney Hill and the exfension tn Mo.9 Henssey Park, the extensinn at first Honr to Mo 9 Hennessv
Park has o Sec back, The proposal o Mo 7 Couctoey HI has a step back ac first Door level which will poovide a bieak
which reduces any dominance that may be viewed from neighbouring properties, The two rear two storey extension at
N5 and No.9 Hennessy Park clearly influence the character of the area.

We feel that the information presented would show that this proposal meeis the criteria setout in PPST EXT 1 extensions
andd alterations

Sidan. J. Cake M.CLAT A C. Caole ACLAT Johin A, Cole MLCLAT
Code Parnership Architecture and Project Management
Tal: 2341753679 Emaif; info@lcolepannership. oo, uk
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Comhairle Ceantair

an Iuir, Mhirn
agus an Duin
A Newry, Mourne

and Down
District Council

Application Reference:

LAQTI2022/1557/F

Date Received:

26" September 2022

Proposal;

Froposed pair of semi detached dwelliings

Location:
Opposite no. 1 Commons School Road and to the rear of no. 1 Bingian Terrace

MNewry
BT34 20QH

Site Characteristics & Area Characteristics:

The site is outside any development limits as designated under the Banbndge,
MNewry and Mourne Area Plan 2015 (BNMP 2015) (Approx 367m northeast lrom the
seltlement limit of Newry and approx. 610m southwest from the settlement limit of
Ballvholland). The application site ahuts a Local Landscape Policy Area (NY 134) o
the west.
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The red line boundary comprises a piece of vacant land located on the edge of
Commons School Road. The site is elevated above road level and is undefined
along the roadside boundary. The north, east and western boundaries are bhounded
by development. The plot forms a narrow, rectangular shape.,

Despite being in the open countryside, it was observed during a site visit this localised
area has experienced development pressure with a range of detached and semi-
detached dwellings of varying sizes in existence, which is apparent from the map
ahove.
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Application site

Aerial view of applicalion site
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Planning Policies & Material Considerations:

This application will be assessed under the following policy considerations:

Strategic Planning Policy Statement (SPPS)
Banbridge, Newry and Mourna Area Plan (2015)
PPS 3: Access, Movement and Parking

PPS 21: Sustainable Development in the Countryside
DCAN 15: Parking Standards

Building on Tradition

Site History:

LAOT/2018/0300/0 - At Commaons School Road Mewry (opposite No. 1a and to

the rear of 1 Bingian Terrace) - Site for dwelling — Approved, 24" April 2018,

The principle of the development of 1 dwelling for this application was

established under Policy CTY 2a.
'.|1

Approved sile location

Back to Agenda
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Approved indicative site plan

» LAOTI/2020/1335/0 - Opposite Nola Commons School Road and to the rear of
Mo.1 Bingian Terrace - Proposed dwelling - Approved, 21% December 2020.

Site facation plan
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Approved indicative site plan

Mote: No Reserved Matters applications have been submitted in association with the
above oulling approvals. A RM submission can be made in associaton with
LAOT2020/1335/0 before 21* December 2023,

e LADT/2021/1279%/0 - Opposite No 1 Commons School Road and to the rear of
Mo. 1 Bingian Terrace Newry BT34 20H - Proposed dwelling — Refused, 255
January 2022

The red line boundary submitted for this application comprised half of the site
that was granted approval above.
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The application was refused under Policies CTY 1, CTY 2a (the development
cannot be absorbed into the site without significantly altering the existing
character of the cluster and the development would adversely impact on
residential amenity) and CTY 14 (the proposal does not respect the traditional
pattern of settlement exhibited in the area), and also due to the small plot size.

o«  LAOT2021/1924/F - Opposite No 1 Commons School Road and to the rear of
Mo. 1 Bingian Terrace Newry - Proposed retention of existing retaining wall —
Approved, 23™ March 2022

Consultations:

« Dfl Roads - No objections subject to recommended conditions. A
reconsultation was issued to Dfl Roads due to an amended red line. A response
was received. . ..

« NI Water — Recommended refusal due to potential networl capacity issues for
public foul sewer connection. Nl Water were reconsulted and advised that Q.17
of the P1 form and Design and Access statement advises that 1 dwelling is to
be connected 0 mains and 1 dwelling connected o a seplic tank,. NI Water
issued a final response advising that if consent to discharge from a septic tank
is granted by MIEA then this would eliminate any objections from NI Water
concerning foul discharge. However, in the event that consent to discharge is
not obtained from MNIEA, it may be necessary to revert to NI Water's
requirsments.

Ohjections & Representations:

Seven neighbouring addresses were notified 97 November 2022

Two letters of objection were received from the occupiers of 2 Bingian Terrace and a
dwelling located on Commons School Road. A petition of objecton signed by 9
atddresses was also received.

The main points within the letters have been summarnsed below:

= Road safety issues;

s Sewage system runs through application site, Works on the site may cause
damage to the existing pipework;

« |mpact privacy of neighbouring residents in erms of overlooking from elevaled
site,

» Prominence of buildings on site;

= Two storey building would be in contrast to existing adjacent bungalows;

« Buildings on site will damage rural character,

The application was advertised in the Newry Democrat and the Newry Reporter on
250 and 26" October 2022 respectively,

Amendments were received from the agent in February with the boundaries of the site
accurately noted and the red line boundary amended to include all proposad parking
spaces. Although the red line boundary was slightly increased to include all parking
spaces, no changes were made 0 the original proposed site layout, siting of the
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dwellings or proposed house types. Given this, it was not considered necessary to re-
notify neighbours or re-advertise the application.

Assessment

Proposal

The proposal is full application for the erection of a pair of semi-detached dwellings.
The two dwellings are to be served by two new accesses from Commons School Road
with parking provided to the side of each dwelling. The dwellings are 1 ¥ staries with
ridge heights of 6.8m (House Type A) and Ym (House Type B) from FFL. The proposed
finishes for both house types include black flat concrete roof tiles, smooth white
rendered walls, dark grey PVC windows and black PVC EWGs. A new 1.8m high
closed board timber Tence is proposed along the rear boundary of the site. The
proposed drawings are shown bBelow.

i ke i B - B

Proposed plans
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Froposed plans

Principle of Development

Section 45 of the Planning Act (Northem Ireland) 2011 requires the Council 1o have
regard o 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 /
Mewry & Mourmne Area Plan 2015 as the new council has not yet adopted a local
development plan. The site is located outside any settlement limits as designated on
the above Plan. There are no specific policies in the Plan that are relevant to the
determination of the application and it directs the decision-maker to the operational
policies of the SPPS and the retained PPS21.

There is little change in the SPPS from that of the policies within PPS 21 and it is
arguably less prescriptive, therefore PPS 21. Sustainable Development in the
Countryside will provide the materal considerations for this application.

Policy CTY 1 sets out the 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.

The Design and Access Statement submitted alongside the applications states “PPS
21 CTY2A is the policy under which this pair of semidetached dwelling is being
applied for"

As such, the applicable policy is Policy CTY 2a.
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Policy CTY 2a — New Dwellings in Existing Clusters

This policy states Planning permission will be granted for a dwelling at an existing
cluster of development provided six criteria is met.

There is no policy provision that allows for more than 1 dwelling (the proposal is for a
pair of semi-detached dwellings) at an existing cluster and as such, the proposal is
contrary to Policy CTY2a.

The Planning Department advised the Agent that whilst there have been approvals
on the site under LADY/2018/0300/0 and LADT2020/1335/0, Policy CTY 2A only
aliows for one dwelling at an existing cluster and does not allow for two dwellings.
The previous extant permission for 1 dwelling on this site has in effect availed of the
CTY2a opportunity, and as stated there is no policy support for 2.

The Planning Dept have previously accepted this site is located in a cluster, which
appears as a visual entity, being associated with a focal point and is enclosed and
bounded by existing development, whereby 1 dwelling can be absorbed into the site
and cluster.

However this policy clearly sets out and envisages a proposal to round off and
consolidate a cluster is solely for 1 dwelling, and makes no allowance for multiple
unitsfmore than 1 dwelling.

The site is located outside any defined settlement limits and it 1s not considerad o
meet any of the types of development which in principle are considered (o be
acceptable in the countryside under Policy CTY1 and as such will he recommended
for refusal.

The Agent (Coles Partnership) was also advised that the proposal is also considered
to constitute overdevelopment of a restricted site resulting in inadeguate spacing
between boundaries and possible impact on amenity of the neighbouring dwellings.

In response, the Agent submilted a rebuttal letter with the following points included:

« 33 dwellings in the area, of the 33 dwelling in the area 18 of them are
semidetached (nine pairs of dwellings)

o 55% of the dwelling in the area are semidetached.

« The total plot size of the proposal is 579mz2 which is broken into 2 sites, one
site is 217m2 and the other is 362m2,

= The size of sites within this area varies dramatically from 168m2 at 11 5t,
Marys Villas to 1131m2 at 26 Moor Hill Road.

= The proposed dwellings area at a lower level than the existing neighbouring
properlies.

The applicant contacted the Planning Department 6% June 2023 to advise that
O'Callaghan Planning was now acting as a Planning Consultant on the application.
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The applicant advised that the nominated agent (Coles Partnership) was not
changing but that O'Callaghan Planning will work alongside the nominated agent.

Mo further information has been received to date (28.06.23),

As mentioned above the proposal is for 2 dwellings and as such, there is no scope
within CTY Za for 2 dwellings within a cluster. The proposal fails to comply with
Policy CTY 2a and Palicy CTY1 in that there are no overriding reasons why this
development is essential in this rural location and could not be located within a
settlement.

The proposal is also subject to the integration policies of CTY 12 and 14 of PPS 21.

Policies CTY 13 and 14

Moreover, Para 6.78 of the SPPS requires that the supplementary guidance
contained within the "Building on Tradition” a Design a Sustainable Design Guide for
the Ml countryside’ is taken into account in assessing all development proposals in
the countryside.

As noted above, the application site is at a higher level than road level, The
proposed sections show that the site is 0 be at a lower level than the adjacent
dwellings Mos. 1 and 2 Bingian Terrace, To achieve this, cutting of the ground is
required as shown in the sections below,

s
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Existing and proposed sections

The sections provided by the agent shows that the ridge height of the properties is to
b in line with the ridge of No. 1 Bingian Terrace. However, this is achieved through
the cutting of the land, As demonstrated through the previous approvals on site,
there is potential for a dwelling to achieve satisfactorily integration and whilst | do
acknowledge the presence of 1 ¥ and 2 storey dwellings within the immediale area,
the characteristics of the site must be taken into account whereby a dwelling on this
site with a ridge height of ¥m is considered unacceptable which is essentially
demonstrated through the proposed cutting of approx. 1.5m -2.2m and the inclusion
of a retaining wall. The surrounding 1 % and 2 storey dwellings are generally on
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lower-lying sites. As such, | consider that the proposed dwellings will be a prominent
feature in the landscape without the cutting of the land. Having regard to the extent
of cut and retaining works proposed. it is clear that the proposal fails to blend with
the landform and siopes whereby retaining walls are required to provide a level
platform low enough to accommodate dwellings with the ndge heights proposed. The
J&A of policy clearly states that a new building that relies on significant earthworks,
such as mounding or cut and fill for integration will be unacceptable.

The northern boundary of the application site is defined by a retaining wall with a low
wooden fence on top. The east and western houndaries of the application site are
bounded by adjacent development. Given the presence of surrounding development,
I am satisfied that the application site is sufficiently enclosed. The site lacks
landscaping and proposed landscaping plans are limited on the site layvout plan.
However, this can be controlled by way of condition if approval was to be granted.

The ancillary warks in terms of cutting of the land for integration is considered
unacceptable. The Department notes that bvo accesses are proposed and although
in theory it is desirable that 2 new accesses would not be created within the
countryside, the sub-urban nature of the area is acknowledged whereby the
proposed accesses are considered acceptable.

As stated the proposal comprises a pair of semi-detached dwellings. The character
of the wider area is noted with semi-detached properties in existence along Moaaorhill
Road to the north and St Marys Villas to the south.

Motwithstanding the principle that there is no policy support for 2 dwellings under
policy CTY2a, new proposals for semi-detached dwellings in the countryside are
very rarely acceptable.

While it is noted the properties which immediately adjoin the site along Commons
School Rd comprise larger detached dwellings on larger sites, which have a different
context, character and appearance 1o the development along the roads to the north
and south, the character of units to both the north and south cannot be ignored, and
on balance it is considered this issue alone regandng the principle of semi-detached
units being out of keeping is difficult to sustain in this instance.

Howewver the siting of 2 units on this restricted site, which is restricted in both width

and depth is considered over-development and will adversely impact on the
character of the area.

CTY 14 points oul that a new building will be unacceptable in the countryside where
it creates or adds w a ribbon of developmeant. The proposed dwellings would create
a ribbon of development along Common School Road alongside the adjacent
existing dwellings. This is also contrary to CTY B of PPS 21

Given the above, the proposed fails to comply with criteria (&), (d) and (f) of CTY 13
and (a}, {d) and (2) of CTY 14.

Impact on Amenity
The nearest neighbounng dwellings are Mos, 1 and 2 Bingian Terrace to the east and
north respectively and Mo. 34 Chapel Road to the south,
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As outlined above, the cutting works result in the proposed dwellings being at a lower
level than Mos. 1 and 2 Bingian Terrace. Given this, the windows on the rear elevation
facing towards the rear garden of No.2 Bingian Terrace would not result in any
unacceptable overooking of the adjacent property due to the staggered ground levels,
boundary treatment and the fact the adjacent properties are at a higher level, The
upper floor side windows on the proposed dwellings serve a landing and bathroom.,

The separation distances between House Type 1 and House Type 2 and the rear
boundary is approx. 6.4m and 7.8m respectively, The distance between the gable wall
of House Type 2 and the rear boundary of Mo, 1 Bingian Terrace is approx. 3.1m.
Given the spacing above and general circulation spacing for 2 separate units with
proximity o boundaries and adjoining properties, it is considered that the proposal will
result in overdevelopment of a restrictive site, adversely impacting on the adjacent
properties residential amenity (in particular No. 1 Bingian Terrace) due to the lack of
separation and spacing, with poor relationship resulting.

In terms of the other adjacent dwellings namely 34 Chapel Road and 1 and 14
Commons School Road, it is considered that sufficient separation distance has been
provided 1o alleviate any concerns regarding unacceplable overlooking, loss of light
and overshadowing.

Access and Transportation
As outlined above, a number of representations were received outlining concemns

regarding increased traffic and road safety issues. Dfl Roads were consulted on this
application and offered no objections subject to conditions,

CTY 16; Development Relying on Non-Mains Sewerage

Flanning permmission will only be granted for development relying on non mains
sewerage, where the applicant can demaonstrate that this will not create or add 1o a
poilution problem.

Ml Waler initially recommended refusal due to potential network capacity issues for
public foul sewer connection.

The P1 form outlines that a septic tank is to serve one dwelling and the aother dwelling
I to be connected to the mains, M1 Water were reconsulted with this information and

issued a final response adwising that if consent to discharge from a septic tank is
granted by NIEA then this would eliminate any objections from NI Waler concerning
foul discharge. However, in the event thal consent o discharge is not obtained from
MIEA, it may be necessary to revert to NI Water's requiremeants.

Given this, a condition should be attached if approval was granted to ensure that prior
to commencement of development the applicant shall submit a copy of a consent to
discharge for the proposed site,

sSummary
The application is considered unacceptable for the reasons stated, whereby there is

MO palicy to support the principle of 2 dwellings under policy CTY 2a, notwithstanding
the restricted size of the site.
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Accordingly Refusal is recommended.
Recommendation: Refusal

Reasons for refusal:

1. The proposal is contrary to the Strategic Planning Policy Statement for
MNorthern Ireland and Policy CTY'1 of Planning Policy Statement 21,
Sustainable Development in the Countryside in that:

« there are no ovemriding reasons why this development is essential in
this rural location and could not be located within a settlement.

« the proposal is not sited appropriately to integrate within the
surrounding landscape given the restricted nature of the site.

s [he proposal will impact upon residential amenity of neighbouring
properties.

2. The proposal is contrary to the Strategic Planning Policy Statement tor
Morthern Ireland and Policy CTY 2a of Planning Policy Statement 21,
Sustainable Development in the Countryside in that the policy does not allow
for more than one dwelling at an existing cluster.

3. The proposal is contrary to Policy CTY8 of Planning Policy Statement 21,
Sustainable Development in the Countryside in that the proposal would, if
permitted, create a ribbon of development along Commons School Road.

4, The proposal is contrary to the Strategic Planning Folicy Statement for
Maorthern Ireland and criteria (a), (d) and () of Policy CTY 13 of Planning Policy
Statement 21, Sustainable Development in the Countryside in that the
proposal would, if permitted;

s resullin a prominent feature in the landscape
o result in ancillary works that do not integrate with their surroundings
= create ribhon of development along Commaons School Road.

5, The proposal is contrary to the Strategic Planning Policy Statement for
Morthern Ireland and criteria (a), (d) and (e) of Policy CTY14 of Planning
Policy Statement 21, Sustainable Development in the Countryside in that the
proposal would, if permitted:

« resultin a prominent feature in the landscape
« create ribbon of development along Commaons School Road.
e resull in ancillary works that impact the character of the area.

Informatives:

1. This refusal notice relates to the following plans: 3241 PL SP REV B and 3241
PL FP.
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Case Officer Signature: Eadaoin Farrell

Date: 29.06.23

Appointed Officer Signature: M Keane

Date: 29-06-23
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LAD7/2022/1557/F - Proposed pair of semi-detached dwellings opposite No. 1 Commaons School Road
and to the rear of No.1 Bingian Terrace Newry (Kevin McGovern)

This is essentially an application for a dwelling in a gap in a line of three dwellings albeit it was applied for
and assessed as a pair of dwellings in a cluster (which planning policy does not expressly deal with).

One dwelling has already bean granted on the site. The cluster is typified by semi-detached dwellings, and
the applicant is of the view that a pair of semi-detached houses would be more in keeping with the pattern
of development than a single house, given this context,

There is a wider planning principle that can be applied to situations like this: rounding off. That is, rounding
off in the wider sense, nat strictly the type of “rounding oft” that is provided for in Policy CTY 2a of PPS 21
- s for example 2017/A0147 {where the PAC accepted the proposal falled to meet Policy, and confirmed
the principle of “rounding of™ is a general principle that is not laid out in any planning policy} or
2021/A006RE.

Departing from planning policy 15 a common occurrence. Mothing in law prevents a decision-maker from
arriving at a common-sénse decision, even If it Is contrary to planning policy, on the basis that the
development appears a “good fit” for the area. The Courts® attitude is that they will not intervene, and
the judiciary does not concern itself with the quality of the decision — just the process that is employed.

As a matter of fact, officers already departed fram policy when they granted a house on the site. They,
correctly, decided the application in the round, on balance, and did not concern themselves that CTY 2a
was not met in full when they granted the existing permission. They, correctly, decided that approval was
consistent with the thrust of PPS 21, which is to consolidate development at existing clusters.

We feel that approval can be justified, in order to round off the wider develapment

If afficers felt particularly hung-up an Palicy, another simple rationale exists. This arpument had not been
advanced until just before the refusal recommendation, hence it appears not to have been delved into in
the case officer report — the propozal could be judged as an infill site. Infill sites must occupy a gap in a
line of three bulldings. There iz 2 line of three bulldings In this case:

34 Chapel Road, which is accessed from and abuts Commons School Road;

1 Bingian Terrace, which s beside the site; and

A red-brick dwelling to the north east, but which is separated from 1 Bingian Terrace by Moar Hill Road.

Officers feel 1 Binglan Terrace does net front onto Commons Schoal Road, because of a wall and a ranch
fence. The area of land betwean 1 Bingian Terrace and Commans Schaol Road, however, is part of the
curtilage to No. 1. The word curtilzge is defined as an area of land around a house, or an area lying next
to a house. The "side garden™ gradually became so overgrown and unkempt that officers feel it now
represents & separate planning unit of its own, However, It does not. It has never been used for
agriculture. It was previously used for hanging clothes and the like, until it grew so wild. No. 1 Bingian
Terrace therefore forms part of the fabric of Commons School Read as much as it does Commons School
Road.

Officers feel the red brick house doesn’t form part of the same frontage as the aforementioned buildings.
They feel there is a split in the frontage, caused by Moor Hill Road. However, visually, there is little
impression of a split or a break In the frentage, when travelling in either direction.
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LAD7/2022/1557/F - Proposed pair of semi-detached dwellings opposite No. 1 Commaons School Road
and to the rear of No.1 Bingian Terrace Newry (Kevin McGovern)

Similar approvals were granted at Sandy Brae, Attical (LAD7/2022/0243/F); Slievenaman Road, Kilcog
(LAOT/2020/0450/0) and Drummill Road, Silverbridge (LAG7/2020/1103/0) - see accompanying slides.

Givan that officers were content to depart from Palicy CTY 2a, the Council should have no gualms about
departure from CTY 8 = if a little pragmatism has to be shown [either in accepting that a wall within the
lawful curtilage of 1 Bignian Terrace does not delineate the outer limit of that planning unit; or in accepting
that visually there is little impression of a split in the built up frontage due to the fact the dwellings either
side of the Moor Hill Road are sa close togethar).

If it is ultimately decided that this would represent a departure from Policy, then material considerations
can cutweigh any failing,

There is no legal definition for material considerations; however they are held to include all the
fundamental factors involved in land-use planning. Material considerations will vary depending on the
specific crcumstances of each case. In this case it is relevant that this cluster, which has previously been
recognised by the planning department, is predominately made up of semi-detached dwellings. Approving
a pair of semi-detached dwellings, even if not complying with the strictest interpretation of palicy, is
consistent with the thrust of Policy, and better respects the pattern of development than a single house
would,

CTY 1is overcome through the principle of “rounding off” [not the type of rounding off specifically catered
for in CTY 2a, but “rounding of in general, which is nat actually laid out in any planning policy; and by
the proposal’s complizance with the spirit of Policies CTY 2a and 8 of PPS 21,

Officers feel CTY 2a only provides for "a dwelling” (not two) but do not pay sufficient regard to the fact
thare is an extant permission on the site, nar have they considered the implications far the applicant if /
when the extant permission is enacted.

Officers supgest the proposal does not integrate nto the surrounding landscape but do not attach
sufficient weight to the fact there is an extant permission on the site, nar to the fact that the proposal will
not be any higher than the adjacent house's ridge level, The conflict with CTY 13 is simply not as dramatic
nar indeed actual as has been laid out in the professional planning repart,

Officers suggest the proposal will result in amenity issues, however the development has actually been
deszigned to avoid averlooking and there is potential for further adjustment, addressing this part of CTY 1.

Officers are concerned the proposal will exacerbate ribbening, however this is not critical as the concept
af infilling 2 gap / rounding off inevitably involves extending a ribbon of development. Concerns regarding
CTY & and 14 need therefore to be treated with a pinch of salt especially in light of the committed approval
an the site,

We thank you for vour time and consideration and welcome any guestions. In the event Councillors wish
to see the site for themselves we trust you will see that the site still farms part of the curtilage of 1 Bingian
Terrace, and it comprises a gap between what locks like a line of three dwellings sharing the same
frontage. You will also see that a pair of semi-detached dwellings would bring better order and consistency
ta the space between 5t. Mary's Villas and Bingian Terrace,



Committee Application

Back to Agenda

Development Management Officer Report

Case Officer: Clare McCoy

Application ID: LAD7/2022/0612/F

Target Date: 26/07/2022

Proposal:

Location:

Proposed demalition of existing dwelling 28 Warrenpoint Road
and replacement with new dwelling Rostrevor
Applicant Name and Address: Agent Name and Address:
Mr M and Mrs T Hughes 124 Duke Street
42 Warrenpeint Road Warrenpaoint
Rastrevar BT34 3JY
‘Date of last 27 I".i'tay 2022
Neighbour Notification: -
| Date of Press Advertisement: 25 April 2022

[ES Requested: _ No
Consultations:

HED - Content

proposal,

« NI Water — Approved standard response
MIEA - Refusal

« DF| Rivers - Content

» 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.

DFI Roads — standard response re. replacement dwellings, proposal meets exception
to protected routes as it is a replacement dwelling and no intensification as a result of

Representations: Six neighbour notifications were issued on 13 May 2022,

| Letters of Support Mone
Letters of Objection One
Petitions None

| Signatures Mong

Mumber of Petitions of | None
Objection and
signatures

following concerns;

Summary of Issues: One representation was received on 24 May 2022 outhning the
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# Loss of light to third party first floor apartment at Rosses Quay as a result of
proposed development

The proposal is separated from the apartments fo the east by an adequate separation

distance which will minimise any potential impact on the lass of light to the neighbouring

apartment complex,

= Proposal will block view of Carlingford Lough and Mountains which will affect third
party's mental well-being.

As above the proposal is separated by an adeguate separation distance which will

minimise any potential impact on the loss of light to the neighbouring properties. Lass of

a view lo the Carlingford Lough/ Mountains is not within the remit of planning poficy/

legislation.

+ Proposal is five to six times the size of the existing building and is out of character of
local area.

The proposal does have a sizeable rear return however given the size of the generous

pior and comparabile layouts of the single dweilings o the wesl the size of the proposal

Is not out of context.

« Concerns regarding waste disposal and potential effects on Carlingford Lough.
SES have been consulted and are content subject to conditions.

= Concerns about effect of watercourse to west of the application site.
Rivers have been consulted and are content with the flood risk assessment submitted
and there are no issues raised,
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Site Visit Report

Site Location Plan:

Date of Site Visit: 3 May 2022

Characteristics of the Site and Area

The application site is located at 28 Warrenpoint Road, Rostrevor, The site is to the
south side of Warrenpoint Road and sits adjacent to a Public Right of Way beside
Rosses Quay apariment complex and The Ghann River to the west. The site is long
and narrow and stretches to the beach on the shores of Carlingford Lough. The site
has a gentle fall ta the south from the road level towards the beach. There is an
existing two storey dwelling on site which could be made habitable through minor
renovation works. The garden area is largely overgrown to the front and rear. Access is
via a gate on the north eastern corner of the site. The site is enclosed to the west by a
wall over 1m high and to the east by a timber fence with native species hedge towards
the rear. To the immediate NW is Hall bridge which is listed under ref:

There are a mix of house types in the surrounding context with the two storey

apartments to the east and the two storey semi-detached dwellings to the north. To the

west residential dwellings tend to be large detached two storey properties set within
_generous plots. There is also a mix of uses in the area including mainly residential and
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| a petrol filling station to the west and shops, cafes and pubs further east within the
village,

| Description of Proposal: Proposed two storey dwelling

: Planning Assessment of Policy and Other Material Considerations
The application will be been assessed under:
» The Strategic Planning Policy Statement for Northern Ireland (SPPS)
The Banbridge, Newry and Mourne Area Plan 2015;
Planning Policy Staterment 3 — Access, Movement and parking:
DCAN 15 — Vehicular Access Standards;
Planning Policy Statement 2 — Natural Heritage;
PPS 6 Planning, Archaeology and Built Heritage;
PPS 7 Quality Residential Environments;
Planning Policy Statement 12 - Housing in Settlement
Creating Places - Achieving Quality in Residential Developments.

Planning History: No recent planning history
Consideration and Assessment:

Proposal and Background to Application:

The application is for a replacement dwelling within the settlement limit of Rostrevor,

The proposed dwelling is on the same footprint with an extended rear return and side
extension to the east towards the Public Right of Way. The footprint does not extend

any further than the existing dwelling to the western side elevation.
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| During the processing of the application the following further information was
requested:
+ Biodiversity checklist and Bat re-emergence survey
+ Outline Construction Management Plan
+ Flood Risk Assessment
+ Amended plans to include:
o the dwelling does not extend any further to west an the side elevation and the
finishes are amended to include Bangor Blue Slates,
o Aluminium windows to the front and Upvc wrapped (grey) to the rear
1m high wall at the front with planting to the rear
o Hedging and native species trees to the western boundary and hedging to the
rear boundary

L

This repaort is an the basis of the following drawings:
» 3256 PL 5P RevC,
= 3256 PL EX 5P,

3226 PL FP RevE,

3256 PL Coastal Flood,

3256 PL Fload,

3256 PL Existing Survey.

* @ @ @

Banbridge, Newry and Mourne Area Plan 2015

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

The site is located within the development limit of Rostrevor and it is within the
Moumes AONB. There are no specific palicies in the Plan relevant to the determination
of the application which directs the decision maker to the operational policies of the
SPPS and the retained policies of PPS 2, PPS 7, PPS 12 and PPS 3.

Strategic Planning Policy Statement (SPPS)

As there is no significant change to the policy requirements for dwellings in settlement
limits following the publication of the SPPS and it is arguably less prescriptive the
retained policies of PPS 2, PPS 3, PPS 6, PPS 7 and PPS 12 will be given substantial
weight in determining the principle of the proposal in accordance with para 1.12 of the
SPPS.

PPS 7 Quality Residential Environments Policy QD1

Policy QD1 sets out nine criteria (a — i) which proposals for residential development

must conform to criteria;

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

The proposal is located in the sattlement limit of Rostrevor, itis adjacent to an

| apartment complex to the east, semi-detached dwellings opposite to the north and
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| large detached dwellings on generous plots to the west. There are varying housetypes
in the surrounding context as outlined. The site is long and narrow and bounded to the
west by Ghann River and a Public Right of Way to the east. There is an existing 1%
storey dwelling on the site. The agent provided existing and proposed site plans which
show the difference in footprints, This is an on-site replacement, however it is
acknowledged the footprint of that proposed does extend further back towards the
shore than that existing. The footprint of the dwelling proposed comes no closer than
the existing dwelling to the west beside the Ghann River. This is acceptable. The
footprint of the proposed dwelling is similar to dwellings in the surrounding area. The
proposed plans indicate a large rear return however given the context and long site it is
felt the site can absorb the new development comfortably. The proposed layout as
amended shows good boundary treatments along the west and rear — hedging and
native species trees and a wall to the east (half way) and hedging for the remainder. A
1m wall is to the front with landscaping behind. This is acceptable. Garden areas are
shown to the rear with a patio included, this is acceptable, Having account the
character of the area, including existing built form, and house types, sizes and designs,
and also that existing on site, it is considered the size, design and appearance of the
dwelling proposed can be accommaodated on this site without resulting in any adverse
impact on the character of the area. Overall, it is considerad Criteria A is melL.

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

The key listed features near the application site include Old Hall 16 Warrenpoint Road

(HB16/06/055 A, Grade B1), Trevor Lodge 12 Warrenpoint Road (HB16/06/055 B,

Grade B1) and the Ross Monument adjacent to 51 Warrenpoint Road (HB16/06/056,

Grade A). HED were consulted on the application and concluded the proposal is

sufficiently removed from the listed buildings that their settings will remain unaffected

by the siting and scale of the proposed development. Criteria B is met.

¢} adeguate 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
ares

Given the nature of the development public open space is not a requirement. There is

adequate space within the application site to accommaodate the private open space

pravision as per Creating Places para 5.19, Criteria C is met.

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

The provision of local neighbourhood facilities is not applicable to this application given

the scale of development.

e) movement pattern is provided that supports walking and cycling, meets the heeds
of people whose mohility is impaired, respects existing public rights of way,




Back to Agenda

provides adequate and convernient access to public transport and incorporales
traffic calming measures;
Given the scale of the development, a movement pattern 1s not required,

f) adequate and appropriate provision is made for parking

The application site is large enough to provide off-street parking, which is adequate.
DFI Roads have no objection. It is noted this is an application for a replacement
dwelling using an existing access, with in-curtilage parking prowision. Criteria F is met.

g) the design of the development draws upon the best local traditions of farm,
materials and detaling,
The proposed design is appropriate for the existing context. There are a variety of
large detached two storey dwellings in Rostrevor and particularty to the west of the
application site. The proposal is for a replacement dwelling measuring 12.4m wide,
19m long (although this is stepped in at the rear by 3m where the dining room is
located and 2m where the lounge is located. The ridge height is 8m. Overall the
footprint, layout, siting and design are acceptable, Fimishes include bangor blue slate
roof, rendered finish with granite guoins and sills, aluminium rainwater goods,
aluminium [ grey wood grained wrapped Upve windows and timber doors. | consider
finishes are appropriate to the content,

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

The proposed dwelling will not create conflict with adjacent land uses. The dwelling is

sited 4.7m from the western boundary with Ghann River and approx. 2m to 1m (at its

narrowest point) from the eastern boundary with the public right of way (PROW). The
width of the PROW is 3.5m and is bounded by fencing approx. 2m high (as shown
helow).
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The existing apartments are sited 1.8m from the PROW. Overall, the apartments are
sited approx 6.3m to the eastern side elevation of the proposed replacement dwelling.
With regards to the layout of the dwelling, to the east side there are two first floor
hathroom windows, which can be conditioned to be obscured glazing and there are two
ground floor windows which are also bathrooms and can be conditioned to be
abscured glazing. Therefore, it is considered no overlooking will result from any
windows and the proposed wall and hedging on the eastern boundary will aid
screening also.

Carlingfard Laugh is sited to the rear thus no impact on loss of amenity to any
properties at the rear.

To the west side the nearest property is No. 32 Warrenpoint Road located 67m from
the proposed replacement dwelling, the proposed windows mainly face the west
however, given the more than adeqguate separation distance together with boundary
hedgerows it is considered this is sufficient to prevent any unacceptable impact on the
amenity of this property. There is adequate separation distance (>40m) to the
properties at 5t. Colman's Gardens opposite / across the road.

These separation distances to the adjoining properties together with the intervening
lands and boundary screening is also considered sufficient to prevent any
unacceptable loss of light, overshadowing, dominant or overbearing impact from the
dwelling proposed.

In summary | am content that the proposal is unlikely to cause an unacceptable
adverse impact on existing or proposed properties in terms of overlooking, loss of light,
overshadowing, noise or other disturbance, as a result of the layout, arientation,
separation distance and spacing. Criteria H is met,

1) the development is designed fo deter cime and promote personal safety.
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' | am content that the proposal will not give rise to crime or antisocial behaviour and it
should promote personal safety in the same regard as existing dwellings in the area.
Criteria | is met.

Addendum to PPS 7 - Safeguarding the Character of Established Residential
Environments

In addition to the nine criteria of Policy QD 1 in PPS 7 new dwellings in urban areas
must conform to, Policy LC 1. The policy states in established residential areas
planning permission will only be granted for the redevelopment of existing buildings, or
the infilling of vacant sites to accommaodate new housing where all the criteria set out in
PPS 7 QD1 are met including the three additional criteria in Policy LC 1:

a) The proposal is for one dwelling on the application site, the plot size is in keeping
with the established residential area. The proposal meets criteria A,

b} The proposal follows the pattern of development and is in keeping with the overall
character and environmental quality of the established residential area as outlined.

¢) The proposed dwelling meets the space standards set out in Annex A of PPS 7
addendum.

PP512: Housing in Settlements

Under PP512 Planning Control Principle 2, all new houses should demonstrate a high
guality of design, layout and landscaping. It is considered the proposal accords with
this policy and the finishes represent a betterment than the existing dwelling to be
replaced.

PP53: Access, Movement and Parking

The proposal does not include any change in layout in terms of existing access and
parking, the proposal is a replacement dweliing and meets the exceptions set out in the
policy AMP 3. Dfl Roads were consulted and have no objections to the proposal.
Overall the proposal is acceptable from a roads perspective.

PPS 2 - Natural Heritage
Policy NH1 states planning will be granted for a development proposal that individually
or in combination with existing and /or proposed plans which are not likely to have
significant effect on SPA’s or SACs or Ramsar sites, The proposed development sits
adjacent to Carlingford Lough SPA and Ramsar. Carlingford Lough is also an ASSI
thus engaging policy NH 2 which states planning permission will only be granted for a
development proposal that is not likely to have an adverse effect on the integrity,
including the value of the site 1o the habitat network, or special interest of an Area of
Special Scientific Interest. NIEA have indicated in their consultation responsas the
proposed development is contrary to PPS 2 Policies NH 1 and NH 3 as the proposal
would, if permitted, have the potential to have an unacceptable adverse impact on the
| conservation objectives of the designated sites
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The Planning Authority have considered the comments from NIEA on this application

and whilst their concerns are recognised, on balance as the decision maker the

following various have been taken into account;

+ The proposal is for a replacement dwelling inside the development limit and is an
an-site in-situ replacement with the existing access to be retained. Therefore, no
intensification of the use of the site or access.

« The existing dwelling could be inhabited through minor works

« The proposed replacement dwelling is not sited any closer to the western side
elevation (where the site abuts the Ghann River) than the existing dwelling.

* DFI Rivers were consulted and accept the logic of the FRA and are content overall.

= SES were consulted after NIEA's response and are content subject to conditions,

Taking the above points into consideration the Planning Authority taking a balanced
judgement are of the opinion that the proposal is at no greater risk than the existing
dwelling as there is no intensification and the existing dwelling could be through minor
works be inhabited.

MH 2 states planning permission will only be granted for a development proposal that
i5 not likely to harm a European protected species. The Biodiversity Checklist (EDC)
stated further survey work was required, subsequently this was carried out within the
season and submitted. NED were re-consulted and concluded the proposed
development is unlikely to significantly impact protected or priority species or habitats.
MED notes that the Bat Survey has indicated that no bats were recorded emerging or
re-entering the building, therefore NED is content that the building is uniikely to
currently suppaort roosting bats.

Policy NH 6 states that planning permission for a new development within an AONB
will only be granted where it is of an appropriate design, size and scale for the locality.
It is considered the proposed development is unlikely to have an adverse impact on the
AONE.

Natural Habitats Regs. (NI) 1995

MNewry, Mourne and Down District Council in its role as the competent Authority under
the Conservation {Natural Habitats, etc.) Regulations (Northern Ireland) 1995 (as
amended), and in accordance with its duty under Regulation 43, has adopted the HRA
report, and conclusions therein, prepared by Shared Environmental Service, dated
23/06/2023, This found that the project would not have an adverse effect on the
integrity of any European site,

Having considered the nature, scale, timing, duration and location of the project the
appropriate assessment has concluded that, provided the following mitigation is
conditioned in any planning approval, the proposal will not have an adverse effect on
site integrity of any European site.

| PP515: Planning and Flood Risk
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The subject site abuts the Ghann River to the west. Dfl Rivers were consulted and are
content that the proposal complies with Polices FLD 1-5. A condition will be attached
for the requirement of an adjacent working sirip along the Rostrevor River to facilitate
future maintenance by Dfl Rivers, other statutory undertaker or the riparian
landowners. This s in accordance with Policy FLD 2,

_ﬂleighhuur Motification Checked Yes

Summary of Recommendation: Approval

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

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

» 3256 PL 5P RevC,

3256 PL EX 5P,

3256 PL FP RevB,

3256 PL Coastal Flood,

3256 PL Flood,

3256 PL Existing Survey,

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

" & & #* @

The proposed bathroom/ensuite first floor windows on the eastern side elevation
shown on drawing 3256 PL FP RevE shall be fitted with obscured glazing prior to the
accupation of the dwelling hereby approved, which shall be permanently retained
thereafter.

Reason: To ensure residents privacy Is not adversely affected.

All hard and soft landscape works shall be carried out in accordance with the approved
details and the appropriate British Standard or other recognised Codes of Practise.
The works shall be carried out during the first available planting season following the
accupation of any part of the dwelling hereby approved..

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

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

The building shall be provided with such sanitary pipework, foul drainage and rain-
water drainage as may be necessary for the hygienic and adequate disposal of foul
water and rain-water separately from that building. The drainage system should also
be designed to minimise the risk of wrongly connecting the sewage system to the rain-
water drainage system, once the building is occupied.

Reason: In order lo decrease the risk of the incorrect diversion of sewage 10 drains
carrying rain/surface water 1o a waterway.

A 5m maintenance strip shall be retained along the western boundary of the site and
protected from impediments (including tree planting, hedges, permanent fencing and
sheds), land raising or future unapproved development.

Reason: To provide clear access and egress at all times to facilitate future
maintenance by Rivers Agency, other statutory undertaker or the riparian landowners.

Prior to and for the duration of all construction works a sedimentation barrier shall be
installed and maintained along the western red line boundary.

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

A clearly defined buffer of at least 10m shall be maintained between the location for
refuelling, storage of oilffuels, concrete mixing and washing areas, storage of
machinery/materials/spoil etc. and any floodplain and the Ghann River bordering the
western edge of the red line boundary.

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

Informatives

According to NIEA Marine and Fisheries Division, the adjacent coastline is moderately
erading and they have expressed concerned regarding likely future protection
requirements. The applicant is advised that any proposed sea defences would be
subject to the planning and/or Marine Licencing regimes including Habitats Regulations
Assessment.

Case Officer Signature: Clare McCoy

Date: 7 August 2023

Appointed Officer Signature: M Keane

Date: 08-08-23
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Group decision:
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Date




Back to Agenda

Department of
Agriculture, Environment
and Rural Affairs

WA ETa-AH. B0

Marine Conservation and Reporting
Branch
Marine and Fisheries Division

16" August 2023

RE: LAD7I2022/0612/F

Our main concerns surrounding this proposal. and the reason that we have recommended refusal, is
due to the potential impacts of cimate change, coastal flooding and coastal erosion on this proposed
development.

Considerations

As highlighted in our responses for this planning application {dated 13/10522, 10/01523, 05/04723 and
25/5/23), this proposed development appears o be contrary 1o a8 number of planning policy documents
and gurdance. In addition to terrestrial planning policy, planning decisions that affect or might aftect the
whale or any part of the marine environment, must be made in accordance with marine policy, most
notably the UK Marine Policy Statement and the Northern Ireland Manne Plan (draft). although, the
Marine Plan is still in draft format, it becomes a consideration in all relevant planning decisions once it is
publishad for consultation — this took place in Apnl 20018, All Public Authorities are responsibie for the
implementation of the Plan through existing regulatory and decision-making processes, The applicable
policies, regulations and plans which must be considered in the decision-making process are detailed
under each of the relevant sections below,

Climate change

The impacts of climate change, most notably increased sea level rise causing flooding, coastal erosion,
and increased starm avenls, have each the patenbial 1o impact this section of coastline. Climate change

15 an issue we are required to consider and assess in our decisions, particularly at the coast.

Sustainability at the heart of a living, woarking, active landscape valued by everyone.
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Under climate change scenarios we note that the coastine of Northern Ireland will be impacted by
increased storminess, which is likely o accelerate the rates of erosion, increasing coastal vulnerability.
For the site of the proposed development, given its proximity to the river's edge. we would note thit this
site may become increasingly vulnerable to the impacts of cimate change. For example, the
devetopment site, particularly because of the river, may become increasingly vulnerable to coastal
inundation and flooding.

From the infarmation submitted, there does not appear fo have heen mitigation proposed to future proof

the site from the impacts of cimate change, sea level rise and coastal erosion.

It shauld be noted that the recenfly published “Adapting fo cimale change - Progress in Northern Ireland
= April 2023 - Climate Change Committee (ZCC) Report notes that planning for climate change in
Morthern Ireland remains at an early stage. The CCC highlighted in this report that progress regarding
policy and planning has been imited and that further work iz needead in these areas to ensure Morthermn
Ireland is prepared lor the effects of a changing climate. This report aims (o assess prograss 1o date and
highlight areas for impravement ahead of development of the next Climate Change Adaptation
Frogramme for Morthern Ireland (NICCAP3).

Legislation and policies relevant to Climate Change:

«  Marine UK Policy Statement Section 2.6.7.4

= Marine UK Policy Statement Section 2.6.8.4

« Manne UK Policy Statement Section 2.6.8.5

s« Marine UK Policy Statement Saction 2.6.8.6

= Strategic Planning Policy Statement 2015 - Section 3.13

=« Strategic Planning Policy Statement 2015 — Section 6.33

s« Draft Manne Plan for Northern Ireland - Core Policy: Climate Change

= Draft Marine Plan for Morthern reland - Core Policy; Coastal Processes

» [ntegrated Coastal Zone Management Strategy for Northemn lreland 2006-2026 — Pronty 2:

Ervironment

Further information an the applicable legislation is available in Appendix 1.

Coastal flooding
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D Flood mapping shows that the application site is significantly within the present day and

predicted climate change sea floodplain boundaries. Furthermore, the proposed redevelopment is
located on a section of low-lying coast directly adjacent 10 a river. Given the impacts of climate change
we are currently seaing, together with sea level rise scenarios, we note that this site may be vulnerable
to future floading events and increased storm waves,

The recently published evidence report for Climate Change Risk Assessment 3 (CCRAI) provides a
series of projections of sea level rise lor Belfast. The projections delailed in this reporl show that sea
level is expected to rise between 0,14 — 0.16m by 2050 and 0.27 — 0.58m by 2080, Although this
application is outside of Belfast, the results can be used o consider sea level nise in other areas of
Morthern Ireland, Alternatively, the Intergovernmental Panel on Climate Change report “Clirmate Change
2021: The Physical Science Basis' states that global sea levels are projected to increase by 0.28-0.55m
by 2100 under S5P1-1.9 (the lowest Graen House Gas emissions scenario) or by as much as 0.63 -
1.01m by 2100 under S5P%5-8.5 (the highest Green House Gas emissions scenaria). These figures are
not exact and as such sea level rise may be greater or smaller than that projected.

Along with this, at a recent Coastal Forum Working Group meeting Professar Jackson of Ulster
Unnrarsity noted that previously Morthern Ireland had experienced a post-glacial rebound which was
causing the land to uplift negating the impacts of sea level rise. However, it has now been noted that this
process has stopped occurring therefore, we will now begin 1o see the impacts of sea level rize more
readily in the future. Conseqguently, impacts of flooding could become much more apparent as we mave

forward.
Legisiation and policies relevant to Coastal Flooding:

= Manne UK Policy Statement Section 2.6.7.4

«  Marnne UK Policy Statement Section 2 6.8.4

« Marine UX Policy Statement Section 2.6.8.5

« Manne UK Policy Statement Section 2.6.8.6

= Strategic Planning Policy Statement 2015 - Section 3.13

« Strategic Planning Policy Statement 2015 - Section §.33

= [Draft Marnne Plan for Morthern Irefand - Core Policy: Climate Change

= Draft Marine Plan for Morthern Ireland - Core Policy: Coastal Processes

Further information on the applicable legisiation is available in Appendix 1.
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Coastal Erosion

The coastline of Rostrevar has been identified as having a moderate risk of coastal erosion as per the
DAERA Marine Map Viewer,

The proposed development is located approximately 2m away from a river. Given the proximity of this
section of river to the open coastline, it is likely that it is impacted by tidal conditions. While the agent in
previous comespondence has claimed that this development is located 45m from the coastal erosion
line, as shown an the marine map viewer, we note that the development woulkd in fact be much closer 1o
the coast. The hydrological connection of this site, wia the river, would mean that this proposed

development is in fact only 3m from an area considered to be vulnerable to the impacts of erosion.

A5 stated in our responses to this planning application, due o the impacts of chimate change and sea
level rise, the barks of this river may be subject 1o the impacts of erosion, specilically during extreme
storm events when seawater from storm surges will impact upon this tidal section of the river. Thersfors,
this proposed development may be al greater nsk from the impacls of erosion than initially anticipated,

Legislation and policies relevant to Coastal Erosion:

« Marine UK Policy Statement Section 2.6.7.4

« Marine UK Policy Statement Section 2.6.8.4

« Manne UK Policy Statement Section 2.6.8.5

« Marnne UK Policy Statement Section 2.6.8.5

= Strategic Planning Policy Statement 2015 - Section 3.13

« Strategic Planning Policy Statement 2015 - Section §.23

= Draft Manne Plan for Morthern Ireland - Core Policy: Climate Change

= Dralt Marnne Plan for Morthern Ireland - Core Policy; Coastal Processes

« [ntegrated Coastal Zone Management Strateqy for Morthem Ireland 2006-2026 — Prionty 2:

Ermvironment

Further information on the applicable legislation is available in Appendix 1.

The Precautionary Principle

The impact of climate change, sea level nse and increasad storminess is largeky unknown, however, it is

now widely accepted that climate change is happening and at a considerably faster rate than previously
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advised. Storms are increasing in frequency and intensity and sea level is rising. Thenafore, in the
absence of reliable, scientific information on coastal change, it is recommended that we should defer to
the Precautionary Principle, particularly in areas known to be experencing coastal fliooding andfor

Srasian,

As indicated throughout this documeant we have highlighted that this development is potentially at risk of
both coastal flooding and erosion now and in the future, The property is clearly located within both the
present day and predicted climate change sea floodplain boundanes consequently, showing that it may
be at risk of fliooding. Along with this, rationale has been sat out that details this property mey be
vulnerable to the impacts of erosion due to its close proximity (approx. 3m) to a river that is tidal
influegnced, Given this infarmation we would recommend adherence to the Precautionary Principle for

this site,
Legislation and policies relevant to the Precautionary Principle:

« Marine UK Policy Statement Section 2.6.8.4
= Draft Manne Plan for Northern Ireland - Core Policy: Coastal Processes Paragraph 119

Further information on the applicable legisiation is availanle in Appendix 1.

Summanry

Given the information highlighted above we have set out the rationale and reasoning behind our
concems with this planning application. As detailed within this document, as well as our responses to
this planning application, our main concerns and the reasons we recommended refusal for this planning
applcaton are:

= the potential impacts of climate change,

+ coastal flooding, and

s coastal erosion on this proposed development.

Within this document we have highlighted that this proposal may be contrary to a range of planning
policy documents and guidance,

We would therefore recommend that in the absence of reliable, scientific information on coastal change
for this specific section of coastline and an understanding of how it will be impacted by climate change,

the Precautionary Principle iz adhered to.
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Appendix 1

Coastal Policy Documents

Marine UK Policy Statement

Section 2.6.7.4 under Climate change adaption and mitigation states “Adapiing o the impacts of climate
change will also be a priority for lerrestinal planning at the coast. Marine planning will need fo be
compatibie with these impacts. This will include ensuring inapprogiate fypes of development are not
permitted in those areas most vuinerable o coastal change, or fo finoding from coastal waters, while

also improving resiience of exisiing developments to lang ferm climate change.”

Section 2.6.8.4 "Marine plan authorities shouwld be salisfed thal activities and developments vl
themselves be resilient ta risks of coastal change and ficoding and will nor have an unaccepabie impact
on coastal change. A precautionan: and rsk-based aporoach, in accordance with the sustainable
development policies af the UK Administrations, should be taken in terms of understanding emerging

evidence on coastal processes”,

Section 2.6.8.5 “Manne plan authonties should consider existing terrestrial planning and management
policies for coastal development under which inappropriate development should be avaided in areas of
highest vuinerability to coastal change and fiooding. Development will need ta be safe over its planned

lifetime and not cause or exacerbate flood and coastal erasion risk eizewhers.”

Section 2.6.8.6 “Account should be faken of the impacts of ciimate change throughout the operational
Iife of a development including any de-commissioning period. Marine plan authorities should not
consider development which may affect areas at high risk and probability of coastal change unless the
impacts upon i can be managed. Marine plan authorities show'd seek to minimise and mitigate any
geornarphological changes thal an acthvily or developrment will have on coastal processeas, including

sediment movement’,

Strategic Planning Policy Statement 2015

Section 3.13 of the SPPS stales that, the planning sysfem shouw'd therefore help to mitigate and adapt
o climate change by ... avoiding development in areas with increased vuinerability to the effects of
climate change, parhcularly areas al sigrificant risk from fooding, landslip and coastal erosion and
highly exposed sites &t significant risk from impacts of storms. " This area of the coast is known to be at

risk from coastal llooding, coastal erosion and sea level rise.
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Section 6.33 of the SPPS states that "The RDS recogiises thal coasial areas need (o be protected from
coaztal squeeze, o safeguard against loss of distinctive habitals, and to help adaplion to climate change,
and accordingly states the landscape setting of features shouwld also be consenved”,

Draft Marine Plan for Northern Ireland

Core Policy: Climate Change

The Core Policy on climate change states “pubiic authonties, where appropriate, must consider the
proposals abiity fo adapt fo & changing cfimate.”

In redation to Climate Change Adaptation, the Core Policy states "Where climate change has the
potential o impact on a8 proposal during ifs fetime, a public authority may require the proposer ta

demonsiratae;

al How the impact has been considered, and
b)) Measures to address the adverse impact, where appropriate.”

« Paragraph 97 states “Public Authorities must consider if any actions are necessary 1o adapt the
proposal o a changing climate, through decision making procasses.”

= Paragraph 100 states. “Increased temperalures, sea level fise and extreme weather events
increase the risk of coastal erosion and flooging, and should be taken info account by proposers
and public authonties. Proposals showld be located and designed to cope with current and fullre
conaitions. Care neads o be faken o ensure proposals do nof adversely impact on natural

Brosystams”

Core Policy: Coastal Processes

The Core Policy on Coastal Processes slates “public authariies must consider any potential impact from

proposals on coastal processes.”

“‘Where a proposal has the potential to adversely impact on coastal process, a public authoily wal require
the proposer lo demonsirate:
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a) the adverse impact is avoided, or
) where adverse impact is unavoidable, it is minimised, and where aoproprate miligated; or

cl where adverse impact cannot be avoided or minimised, it is mitigated.

If it is not possibie o avoid, minimise andfor mitigate any adverse impact, 8 proposal vl only be allowed
where the public benefit clearly outweighs the sdverse impact.”

In relation to Resilience to Coastal Processes, the Core Policy states “Where coastal processes fiave
the potential to impact on a proposal during its lfetime a public authonty may require the proposer o
demonsirale:

al Haow the impact has been considered, and

b Measures to address the adverse impact, where appropriate.”

s« Paragraph 114 slales "Public authonties must consider the pofential impac! of proposals on
coastal processes and conversely, how coasial processes may impacl upon proposals over theis
lifetime, through decision making processes. The nafure of coastal processes may require that

attenticn i1s given to potential transboundary effecls.”

= Paragraph 117 and 118 further state that “propesers showld ensure that proposals do nol cause
ar exacerbate coastal change elsewtere and aliow the continued funchoning of exishing Services

and activities, It is important to minimise andfor mitigate pofential changes o coastal processes.”

« Furthermore, paragraph 123 states ‘public authonties showld only authonss & proposal if they ars

salisfied that there are no unaccepiable adverse impacts on coastal processes.”

In relation to the Precautionary Principle, Paragraph 119 of the Coastal Processes policy requires public
authorities to apply a precautionary approach in assessing proposals, including when considering

the impact of proposals on national and international natural heritage resources {paragraph 228).

Integrated Coastal Zone Management Strateqy for Northern Ireland 2006-2026

Priority 2: Environment

« Tomaintain and enhance Northern Ireland’s natural resources within the coastal zone and protect,
maintain and enhance the condition af designated nature conservation sites,
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= To conserve, protect and where possible enhance the estuaring and coastal ervironment and m
terrestrial ecosystems dependent on this such as marine wetlands and salt marshes.

Sustainability at the heart of a living, working, active landscape valued by everyane.
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Cole Partnership

Architecture and Project Management
124 Duke Street Warrenpuoint
Co.Down BT34 33Y

Proposed demolition of existing dweleilng and replacement with new dwelling at 28 Warrenpoint Road Rostrevor.
Ref: LAO?202200612/F

This is a planning application for the demolition of existing dwelling at 28 Warrenpoint Road Rostrevor and
construction of a new family dwelling.

The application was determined under a number of planning policies all of which the planning department are
content with,

During the planning process only one consultee raised an objection to the prapaosal, which was marine and
fisheries division of NIEA. The objection was on the grounds of coastal erosion.

A drawing was provided to the planning department showing two (L5 maps. The ardnance survey maps are
updated every 3 1o 5 vears and as per govermment definition provides “the most acourate and up 1o date
scopraphical data, relied on by the government, business and individuals.”

One of the maps provided is from a survey carried out in 1979 which shows the depth of the existing site at
77.2 m deep. As previous stated these maps are renewed every 3 to 5 vears and would show geographical
changes in the landscape and boundaries. Another 0.5 map from 2021 shows the existing site at 77.2m deep the
same as in 1979, The existing survey carried out by Land Survey Services shows the site at 77.2m deep. In 44
vears this site has not changed size.

The proposed dwelling is positioned a significant distance away from the ambiguous coastal erosion ling in
excess of 45 meters, the finished floor level of the proposal is above any current Hlooding or climate change
Hooding level

and there is no historical evidence of flooding at the proposed site.

In this area af coastal development there have been a number of approved and constructed dwellings since 20159
which are significantly closer 1o coastal erosion line then the proposal. Approved and under construction a
dwelling at 1B Warrenpoint Road is significantly closer to coastal erosion than our proposal. Application
LADT2019/ 1014  at 31 Rostrevor Road was approved with a condition from NIEA stating

“We welcome the 10 metre buffer between the development and the high water mark, This will alleviate some of
the risk associared with building in close proximity to an eroding coastline, We would recommend that there
should be no development or construction works within this 10 metre buffer.

Planning application for demolition and erection of replacement dwelling at 30 Shore Hoad, reference
LADT2019/1358/F was granted planning permission in similar circumstance to our application. As stated by
the case officer in the report for our proposal:

s  The proposal is for a replacement dwelling inside the development limit and is an on-site in-situ
replacement with the existing access wo be retained. Therefore, no intensification of the use of the site or
ACCESS.

# The existing dwelling could be inhabited through minor works

o The proposed replacement dwelling is not sited any closer to the western side elevation (where the site
abuts the Ghann River) than the existing dwelling.

Sidan. J. Cake M.CLAT A C. Caole ACLAT Yohin. A. Cale MLCLAT
e F'Elril'lll*l'.‘.il'llp Architeciure and ijuut -"-‘.ﬁ.r'lfl.gl.':l'l'lL"I'I[
Tel: 02417536740 Email; info@coleparnership.co.uk
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=  DFI Rivers were consulted and accept the logic of the FRA and are content overall.
 SES were consulted after NIEA s response and are content subject to conditions

Our proposal is 45m from the coastal erosion line and the applicant is more than happy to accept a condition
that there is no development within 35m of the coastal erosion line.

The proposal is 45m from the coastal erosion line which is further back than any of the other approved
dwellings along this coastal area,

We agree with the planning deparnment that this proposal should be granted.

Aidan. ), Cake MCLAT A C Cole ACLAT John, & Cole M.CLAT
Code Partnership Architecture and Project Management
Tal: 2341753679 Emaif; info@lcolepannership. oo, uk
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Newry, Mourne
and Down

District Council

A

Application Reference: LAO7/2022/1496/F
Date Received: 06.09.2022

Proposal: Proposed erection of an off-site replacement rural dwelling
with detached domestic garage, associated landscaping
and associated site works.

Location: Lands adjacent to No 17 Derrycraw Road, Newry, Co.Down,
BT34 1RG

1.0 Site Characteristics and Area Characteristics

The application site is located outwith any defined settlement development limits as
designated in the Banbridge, Newry and Mourne Area Plan (Map 3/01 Mewry and
Mourne District).

The lands outlined in red extend (o include the existing access and driveway, subject
building and associated curtilage and a portion of afield,

The application site is accessed via a wide driveway from the Derrycraw Road which
inclines towards the current dwelling. Shading the dwelling from the Road are a
number of Sheds and outhouses which appear to be associated with what seems to
e a farm. At the roadside there are tall concrete pillars and walls which secures the
access via a tall ron gate, The laneway is enclosed via a wooden fence. The
application site is located approximately 2.5 miles north east of the settlement
development imit of Newry. There are no histonc or natural environment designations
on ar within proximity to the application site.

The current dwelling on sile appears single storey with a side gable upper floor
window. There is a small amount of amenity space to the side and rear of the dweilling.
The dwelling is approached from the yard. The dwelling is occupied at present and

appears to be well maintained.

The proposed site plan indicates that the dwelling is to be replaced off site and moved
to the hield to the east when travelling up the lane. The surrounding area is rural with
a vanying mix of dwellings.
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Image 1: Extract from the Site Location Plan
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Image 2: Extract from Proposed Site Layout
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Image 3 Dwelling subject to replacement
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2.0 Planning Policies and Material Considerations
2.1 This planning application has been assessed against the following policies:
= Banbridge, Newry and Mourne Area Plan 2015
« Swategic Planning Policy Statement (SPPS) for Northern Ireland
« PP53 Access Movement and Parking
« DCAN 15 Vehicular Access Standards
« PPS521 Sustanable Development in the Countryside
» Building on Tradition Sustainable Design Guide
3.0 Site History

3.1 There is one closed enforcement case on the application site. Planning
reference P2Z0O00OMAQOERCA for operational development.

4.0 Consultations

4.1 Consultations were issued to the following consultees:

« [DFI Roads — Set out that if the dwelling could be reasonably occupied then
DFl Roads would have no objections. DF Roads has pointed out that the
existing wehicular access is sub-standard and that, in your interests and that
of other road users, measures should be taken to provide acceptable
visibility.

= NI Water — No objections to the proposal

« [DFl Rivers — Mo objactions

5.0 Objections and Representations

5.1 2 Neighbours were notified with regards to the application. The application was
advertised on the 120 Octoher 2022, No objections or representations were
received 1o date (06.07.2023).

Correspondence with Applicant/Agent

5.2 There have been a number of exchanges with the Agent dating from the 2™
December 2022 to the 19" June 2023, Following initial internal review and site
visit an email was issued to the Agent highlighting the concemns of the Planning
Department. This email set out that the proposed replacement position would
appear prominent in the landscape and would lack integration. At this stage the
Planning Department acknowledged that the current curtilage of the dwelling is
somewhat limited and set out that it would be amenable 10 a modest increases in
the existing curtilage where the current dwelling house which would be considered
to provide sufficient henefits to those residing in the dwelling. It was set out at this
stage that currently the proposal is contrary to CTY 3, CTY13 and CTY14.

5.3 On the 16" December 2022 further information was submitted. This rebuttal
document included photomontages from the Derrycraw Road of the proposed



Back to Agenda

dwelling. Alongside the photomontages was a rebuttal which included a variety of
points to include viewpoints, the plan for an energy efficient home, if the proposed
dwelling was placed where the current dwelling is it would be elevated and more
prominent, Other points raised included design points. This was intermnally
reviewed by the Planning Department and the Planning Department position
remained.

5.4 On the 6" Apnl an email was received from the Agent requesting a meeting to
discuss and progress the application. The Planning Department were agregable
1o a meeting but stated that in agreeing to a meeting the Planning Department
would expect draft revised proposals for consideration in advance of the meeting.
Mo further correspondence was received from the Agent. Following no further
correspondence, the Planning Department issued a final email to the Agent setting
out that having not received anything further the Planning Department are
progressing the application on information submitted to date.

6.0 Assessment:
Banbridge, Newry and Mourne Area Plan 2015

6.1 Section 45 of the Planming Act (NI) 2011 requires the Council to have regard
o the Local Development Flan (LDP), so far as material to the application and to
any other material considerations. The relevant LDP is the Banbridge, Mewry and
Mourne Area Plan 2015 as the Council has not yet adopted a LDP. The site is
located outside the setttement limit of any designated settlement as illustrated on
Map 3/01 of the plan.

Strategic Planning Policy Statement (SPPS) for Northern Ireland 2015

6.2 There is no significant change o the policy requirements for replacement
dwellings following the publication of the SPPS and itis arguahbly less prescriptive,
the retained policies of PPS21 will be given substantial weight in determining the
principle of the proposal in accordance with para 1.12 of the SPP5.

Building on Tradition a Sustainable Design Guide for Northern Ireland

6.3 Paragraph 6.78 of the SPPS5 requires that the supplementary guidance
contained within the 'Building on Tradition™ a Design a Sustainable Design Guide
for the NI counfryside” is taken into account in assessing all development
proposals in the countryside. Section 5.0 Replacement is relevant to this
application. The guidance sets out how replacement projects can help to
reinvigorate our rural landscape ... and further elaborates on the guidance set out
with PPS 21 on eligibility for replacement, size, scale and form; it is imperative that
these design principles are incorporated and considered when applying for a
replacement dwelling. The guidance further explores how priorities should include
retaining all mature trees, hedgerows, walls and boundaries where possible as
well as access points.

PP5 3 Access Movement and Parking

6.4 DFI Roads were consulted as part of this application; DFI Roads respondad
that if the dwelling on the application site could be lived in currently then they had
no objections to the proposal. DFI further set out that the existing vehicular access
is sub-standard and that, in your interests and that of other road users, measures
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should be taken to provide acceptable visibility. As the current dwelling is currentty
occupied whereby it is proposed to continue to use this existing access, the
Planning Department did not seek any further information or changes by the
applicant in respect of the access.. However, the comments from DFl Roads are
considered informative for the attention of the applicant, and will be rerated as
such.

PP521 Sustainable Development in the Open Countryside

6.5 Policy CTY 1 states a range of types of development which in principle are
considered to be acceptable in the countryside, This includes replacement
dwellings if they meet the criteria set out in CTY 3,

CTY 3 Replacement Dwellings

6.6 Planning perrission will be granted for a replacement dwelling where the
building fo be replaced exhibils the essenlial charactenstcs of a dwelling and as
a rninirnum all external structural walls are substanbally intacl. For the purposes of
this policy all refarences to 'dwellings' will include buildings previously used as
duwellings.

Buildings designed and used for agricultural purposes, such as sheds or stores,
and buiidings of a temporary construction will not however be eligible for
replacemeant under this poiicy.

Favourable consideration will however be given to the replacement of a redundant
non-residentral building with a single dweliing, where the redevelopment proposed
would bring significant environmental benefits and provided the building is noi
isted or othenwise makes an important contnbution to the herifage, appearance or
character of the locality.

In cases where a dueliing has recently been aestroyved, for example, through an
accident or a fire, planning perrmission may be granted for a replacement dwelling.
Evidence about the slalus and previous condition of the bullding and the cause
and extent of the damage must be provided.

6.7 Following a site visit it is evident that the building located at 17 Derrycraw Road
does exhibit the essential characteristics of a dwelling house and is substantially
intact. Furthermore, it is evident that the dwelling 15 curmently being resided in and
is well maintained. It is therefore considered that the dwelling is eligible for
replacement under CTY 3. ILis also worth noting that given the fact the dwelling is
currently lived in and well maintained the dwelling is considered © he fully
watertight, there is no evidence of the existence of any protected species being
able to gain entry observed.

6.8 In addition to the above further guidance is set out within CTY 2 upon which
all replacement cases should comply with.

6.9 The proposed replacement dwelling should be sited within the
established curtilage of the existing building, unless either (a) the curtilage
is s0 restricted that it could not reasonably accommaodate a modest sized
dwelling, or (b) it can be shown that an alternative position nearby would
result in demonstrable landscape, heritage, access or amenity benefits;
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6.10 The siting proposed for the replacement dwelling is located approximately 85
metres from the current dwelling house, in a field fronting onto the Derrycraw
Road. The field is currently utilised for grazing and has a rising topography from
the Road. It is proposed to place the dwelling in the field and access it via the
current drive that currently serves the dwelling. The new dwelling and associated
curtilage will effectively be cut out of this field. The Planning Department would
consider the siting inappropriate. The Planning Department acknowledge that the
current dwellings position is currently constrained by the curtilage of the dwelling
and hardstanding to the front of the dwelling. The Planning Department would
however consider that the dwelling should be replaced in-situ, with a modest
increase in the size of the curtilage, which can accommodate a larger well
designed design, with sufficient space and provision for amenity space and
parking. 1T is noted the applicant owns this adjoining land.

6.11 the overall size of the new dwelling should allow it to integrate into the
surrounding landscape and would not have a visual impact significantly
greater than the existing building;

6.12 The dwelling currently resided in whilst elevated is not readity visible from the
Derrycraw Road. The proposed dwelling is proposed to be located in a roadside
field fronting the Derrycraw Road with access to it via the existing driveway. The
new dwelling and curtilage will effectively be cut out of this large open field. The
application site is enclosed via a fence to the driveway side of the field and to the
three other boundaries via hedging and a post and wire fence. The dwelling
incorporates a portion of the field, The proposed dwelling has a ridge height of
approximately 6.5m abowve finished floor height. The dwelling has a two-storey
effect with boxed dormers in the roof.

It is therefore considered that the siting of the proposed replacement dwelling
would have a visual impact significantly greater than that existing, and will appear
prominent in its surrounds and lack sufficient integration to its surrounds.

6.13 the design of the replacemant dwelling should be of a high quality
appropriate to its rural setting and have regard to local distinctiveness; « all
necessary services are available or can be provided without significant
adverse impact on the environment or character of the locality; and
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Image 5 Extract from Proposed Elevations

6.14 The proposed dwelling whilst modern in architectural design does not offend
policy o a detrimental level. There are a variety of dwellings within the surrounds
and it is noted that many of these are long standing dwellings. The dwelling is
rmodern utilising modern design features 1o create a contemporany design with the

rear portion of the dwelling subordinate in height to the main block, The proposed
materials include:

« ‘Walls — Smooth rendered plaster finish o exterior with Granite Stone finish
where shown

« Windows - Blue/Black aluminium window frames
+ Hoof — Blue/Black slates
« Rainwater Goods — Black cast aluminium

Itis considered that the design and finishes of the application are appropriate.

6.15 access to the public road will not prejudice road safety or significantly
inconvenience the flow of traffic.

6.16 DFl Roads were consulted with regards to the application and have no
objections. DF Roads set out that the current access is substandard, however,
given the fact this i1s a replacement dwelling upon which the dwelling is long
established as well as the current access which is currently utilised by the
occupants of the dwelling the Planning Department would consider the access
arrangements appropriate. Comments from DFI Roads will he added to any
decision notice as informatives,



Back to Agenda

Policy CTY 13 Integration and Design of Buildings in the Countryside

6.17 Planning permission wall be granted for a building in the countryside where it
can be wisually integrated into rthe swrrounding jandscape and it is of an
appropriate design. A new building will be unacceptable where:

(&) it is & prorinent fealure in the landscape, or

it 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 integrale with their surroundings; or
(e) the design of the building is inappropriate for the site and its locality. or

(T} it fails to blend with the landform, existing trees, buildings, slopes and other
natural features which provide a backdrop; or

(g) in the case of a proposed dwelling on a farm (see Policy CTY 10) it 15 not
visually linked or sited to cluster with an established group of builldings on a
farrm.

6.18 In considering the proposal against the policy requirements of CTY 13, the
proposal fails to comply. Given the proposed siting of the proposed replacemant
in the side of a large, sloping roadside field, it will be a prominent feature in the
landscape. This is due o the fact the land rises from the Road and thus the
proposal would be readily visible from the Derrycraw Road whereby the current
dwelling is not. Further, whilst there are established boundaries to the wider field
and existing curtilage, the proposed siting and associated curtilage effectively
requires and will rely on new planting and boundaries on 3 sides o enclose the
dwelling and create the curtlage thus lacking natural boundaries and relying on
new boundaries to ensure integration of the dwelling.

Policy CTY 14 Rural Character

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

(al it is unduly prominent in the landscape, or

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

(c) it does not respect the traditional pattern of settiement exhibited in that area, or
(d} it creates or adds o a ribbon of devetopment (see Policy CTY 8); of

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

6.20 As above given the natural topography and exposure of the proposed location
for the dwelling it is considered that the proposed dwelling would be unduly
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prominent in the landscape. As stated, the existing dwelling is located further back
from the roadside and public viewpoint, being screened by the existing holding and
grouping of buildings, and where it is visible, it reads together with this grouping.

The siting proposed breaks into an undeveloped large open roadside field, and for
the reasons previously stated, is considered will be unduly prominent and is
contrary to CTY 14.

Summary

6.21 While it is acknowledged the huilding to be replaced is a dwelling which is
currently resided in and well maintained, and there are no objections in principle
to a replacement dwelling, the proposed offsite location is not considered
acceptable and is considered contrary to policy.

The Planning Department acknowledges the existing curtifage of the dwelling is
restricted in size, however has advised the agent it would be amenable o a modest
increase in size 1o this existing curtilage, o accommodate an appropriate dwelling,
together with provision of amenity space and parking, which will respect the
various policy tests, This offer has not been availed of, whereby the Planning Dept
must therefore assess the proposals as submitted.

It s considered the proposed siting is unacceptable for the reasons stated,
whereby the application is recommended for Refusal,

7.0 Recommendation = Refusal

7.1 Drawings in which the application relates to PL-01, PL-02, PL-03, PL-
04, PL-0S

7.2 Conditions

1. The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland (SPPS) and Policies CTY1 and CTY3 of Planning Policy Staterment 21,
Sustainable Development in the Countryside, in that:

- the proposed replacement dwelling is not sited within the established curtilage of the
existing dwelling and it has not been shown that the alternative position nearby would
result in demonstrable landscape, heritage, access or amenity benefits; and

- the dwelling proposed does not integrate and will have a visual impact significantly
greater than the existing building.

2. The proposal is contrary (o Policy CTY13 of Planning Policy Statement
21,5ustainable Development in the Countryside, in that (&) it is a prominent feature in
the landscape, (b) the site facks long established natural boundaries or is unable to
provide a suitable degree of enclosure for the building to integrate into the landscape,
and (c) it relies primarily on the use of new landscaping for integration
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3. The proposal is contrary to Policy CTY14 of Planning Policy Statement 21,
Sustainable Development in the Countryside in that the building would, if permitted,
(&) be unduly prominent in the landscape

7.3 Informatives
1. This decision notice relates to drawings PL-01, PL-02, PL-03, PL-04, PL-05

2. Di Roads has pointed out that the existing vehicular access is sub-standard
and that, in yvour interests and that of other road users, measures should be
laken to provide acceptable visibility.

Case Officer Signature: Roisin McGrane

Date: 06.07.2023

Appointed Officer Signature: M Keane
Date: 06-07-23
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Flanning Keference; LAD7/2022/14%46/F — Lands Adjocent to No 17 Demycraw Rood, Newry.

Principle of Development:

= The development proposal & in keeping with Policy CYT3 of PPS21, in that the
proposed dweling to be reploced exhibits the essentfial charocternstics of a
dwelling and as a minimum all external walls are substantially intact, The intemal
status and condition|s] of the replocement building was not inspectad by the
planning officer as part of their assessment,

+ The Planning Department acknowledge the cument dwellings position s curantly
constrainad by the curfilage of tha other buildings and hardstonding ta the front,
There is no amenity space or garden ared to the front and side of the subject
building to be replaced. The amociated physical cendition of the building lloors,
the infernal ceiling heights and the ground conditions surmounding the exisfing
buildings would render the proposal to be reconsfructed in-situ are considered
not feasible. [See Appendix 2 £3)

« The exsting dwelling house s visible from the Deryorow road upon some
approaches and the other adiocent outbuildings and commercial building cre
very visible, However, the replacement is substantially visible from the Newry f
Belfast Al Road and therefore any increasa in the size of a proposed dwelling at
this position would make the proposal visibly greater, [See Appendix 1)

e [ha CGl visuals submitted for the proposal, clearly llustrate the praposed new
building integrates into the surounding landscape and does not have a visual
impoct significantly greater than the existing building. (See Appendix 3)

= The proposal, whera it has been identified, provides for g demonstrable
Londscape, Heritage, Access and Amenity benefit,

Integration, Design & Rural Character:

«  The planning department have acceptad the architectural rural design of tha
proposed dweling house s occeptable, and the design and finishes of the
proposal are appropriate,

» FRoads Service have ne objections fo the access amangement proposed from
the axisting lanawaoy. which therefore nagates the requiremeant ta remove any
existing hedgerows situated along the Demycraw road, which assists the propasal
beaing visibly screanad,

» The building s suoty infegrated into the londscape, blending in rather than
standing out, The structure has a minimal impact on the londscape, Maintaining
a low profile, The building is intenfionally designed to l2t the londscope take
cenfre stage and yet maintains a gentle presence, allowing the landscopes ta
remain the focal point.

» The site boasts clear and well-defined boundarias, enswing o sense of struchure
and ownership especially along the Southern Boundary with the substantial
mature trees and the exisling hedgerow (o be retained and bolstered along the
Demycrow rood frontage.
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Flanning Keference; LAD7/2022/14%46/F — Lands Adjocent to No 17 Demycraw Rood, Newry.

« Tha site's wall-strucfured boundarnies give it a defined and contained charactar.

=  The proposed site's design emphasizes working with the existing landscape rather
than relying heavily on new landscaping. The proposed site’s design minimizes
the use of new landscaping eleaments. focusing on what & already present, The
proposed site design also employs new landscaping elemants spanngly, ensuring
& boalance with the existing environmeant

« The development proposal aligns completely with the requirements outlined in
planning policy CTY13 of PP3Z].

= The building is subtle in it appearance and does not deminate the landscape,
The building's unobtrusive nature kesps it from being prominent espeacially in
considerafion of the adjoining buildings adjacent.

» [here have been significant other planning precedents which have been
granted by the council’s plonning departmeant and by the planning committea
tor other off site replacement development proposals.

» |n recognition of two similar development proposals B close proximity fo the
appicalion site, the posifion of thase replocemant dwelings, which were
situcted upon the same contour lavels of the exisling Drumin and which howve
bean desmed to be acceptable in planning policy terms (P ¥¥8/0788/F).
[P/2000/ 157 1/FL[F/2001/1918/0) and P/2002/1020/F, all located ot properties
known as Mo.7, 2, 11 Denrverow Road. [See Appendix £]

«  The proposed building does not result in suburban style bulld up of development,
The existing Demvorow road s synonymous with frontoge focing rood side
properties, together with other large-scale properfies accessed from privaie
laneways. The proposal compisiely respects the froditionol pottern of
dovelopmeant within the subject area and does not create or add fo aribbon of
development.

« Wea respacifully tred fo engage with the plonning department 1o discuss the
pasitives of the off-site replocement location and the response returned waos thot
if the applicant did not consider replacing the building in-situ, there was na point
in meefing and therefore the invitation was duly decliined by the gpplicant.

»  We therefore respectiully reguest that the planning committes considar and
cvertum the case officer's recommendafion as the proposal fully conforms o
Policy CTY3, CTY13 and CTY 14.

»  Or perhaps, for a beter understanding of this opplication site and to validate
our points, why this application site should be reconsiderad, a sit2 visit by tha
elected reprezentofive’s may be more appropridate.
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Flanning Keference; LAD7/2022/14%46/F — Lands Adjocent to No 17 Demycraw Rood, Newry.

Appendix 1

Wisw Looking Marth at Bxisting Dwelling Houwse and Position of existing Qutbuildings.
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View Looking West of Froposed Beplocement Dwelling House from the main Al Belfash f Mewry
R,
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Flanning Keference; LAD7/2022/14%46/F — Lands Adjocent to No 17 Demycraw Rood, Newry.

Appendix 2
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View of Exisfing Replocement Dwelling House. And exernal curdiloge. Infernal view of existing
ceiling haighis within replocement dwelling.
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Flanning Keference; LAD7/2022/14%46/F — Lands Adjocent to No 17 Demycraw Rood, Newry.

Appendix 3

Yiew Looking Morth aof Proposed Eeplocement Dwelling and Position of existing buildings.

Yiew Looking Eost of Proposed Beplacement Dwelling ond Position of existing buildings.
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Flanning Keference; LAD7/2022/14%46/F — Lands Adjocent to No 17 Demycraw Rood, Newry.

Appendix 4

View Looking South at existing Dwslling Howses Mo @ 4 Mol 1 and ther positions iocated Upon
the sarme Drumdin, simiar o the propased replacemant ste cantour level.

Yiew Looking South al exishing Dwelling Houses No P & Ho 1! and their Posilions Upon the same
Drurniiy Location as the proposed replacement s,
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Comhairle Ceantair
an Idir, Mhurn
agus an Duin

A Newry, Mourne

and Down
District Council

Application Reference: LAOT/2022/1554/F
Date Received: Z2/09/2022

Proposal: Proposed erection of 2 no. rural semi-detached infill dwelling houses with detached
domestic garages, ancillary site works and associated landscaping

Location: Lands adjacent to and approximately 1om south of no. 18 Newitown Road, Killeawy,
Mewry, BT35 BNN

Site Characteristics & Area Characteristics:

The application sile is oullined in red on the site location plan submilted, 1| encompasses a
portion of existing agricultural lands and is located in betwesn an existing agriculiural building
(to west of site} and dwelling {to east of site). The site is accessed off the Newtown Road. Itis
relatively level and is bounded o the roadside by timber fencing.

The site i= located approx. 3 miles south of Mewry and lies outside a settlement limit as
designated in the Banbridge/Mewny and Moume Area Plan 2015. The site also lies within an
Area of Qutstanding Matural Beauty,

Date of Site Visit: 28/11/2022

Site History:
LAOTI2019/1184/0

- Directly adjacent to 26 Mewtown Road, Newry, BT35 8NN
- Erection of dwelling (Infill) (Amended description)
- Permission Granted

Surrounding histaories;

LAD7/2020/1632/RM
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- Directly opposite 20 Newtown Road MNewry
Froposed replacement dwelling
Permission Granted

LA 7 A019/1207/0

Directly opposite 20 Mewtown Road Mewry BET25 BMM
Proposed replacement dwelling
Pearmission Granted

LADTI201 711 138/F

Adjacent to and immediately South East of Mol Mewtown Court, Mewtown Road
Claghogue, Newry, Co Down, BT35 8GX

Erection of Agriculiure Builldings

Appeaal Dismissed

Planning Policies and Material Considerations:

Banbridge Mewry Moumea Area Plan 2015

Strategic Planning Policy Staterment for Northem Ireland

Flanning Policy Statement 21 = Sustainable Develapment in the Countryside
Flanning Policy Statement 2 - Natural Heritage

Planning Policy Statement 3 = Access, Movement and Parking

Building on Traditon Design Guide

Consultations:
Ofl Roads - Dff Roads has no objections in principle o this proposal,
M1 Water - Approved with Standard Planning Conditions

Ohjections and Representations:

Meighbours were notified of the proposal 13/10/2022. The proposal was also advertised in
local prass on 251002022 and 267102022,

Mo objections or representations have been submitted for consideration.

Consideration and Assessment:

The Banbridge, Mewry and Mourne Area Plan 2015

Section 45 of the Planning Act (M) 2011 requires the Council to have regard to the Local
Development Plan (LDF), so far as malerial to the apphcation and to any other material
considerations. The relevant LDP i= Banbridge, Mewry and Mourne Area Flan 2015 as the
Council has not vet adopted a LDP.
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The application site fies outside any settlemeant limits as designated in the Banbridge/MNewry
and Mourme Area Plan. It does lies within an Area of Dutstanding Matural Beauty [(ADME).

Strategic Planning Policy Statement (SPPS)

There is no significant change to the policy requirements for infill dwellings following the
publication of the SPPS and as it is arguably less prescriptive, the retained policies of PPSZ1
will be given substantial weight in determining the principle of the proposal in accordance with
para 1.12 of the SPPS.

Planning Policy Statement 21 — Sustainable Development in the Countryside
Policy CTY 1 refers to a range of development which in principle are acceptable in the
countryside. This development includes infill dwellings if they meet the criteria set out in CTYS.

Policy CTY B = Ribbon Development

As the proposed development is for the infill of & site, the relevant policy is Policy CTY 8 -
Ribbon Development, This policy cutlines the criteria that must be met in arder to grant
planning permission for an infill sie.

An exception wil be permitted for the development of a small gap site sufficient anly o
accommodate 4o o a maximum of wo houses within an ofherwise substantial and
confinuousty bt up frontage and provided (his respects the existing development pattern
along the frontage in terms of size, scale, siing and plot size and meels other planning and
environmental requiremeanis.

For the purpose of this policy the definition of a substantial and built up frontage includes a
line of 3 ar more buildings along a road frontage without Sccompamang development to the
rear.

This full application submitted proposes the erection of 2 rural semi-detached dwellings, with
detached domesic garages, ancillary site works and associated landscaping.

The application site has benefited from the granting of outline planning permission for one
dwelling = LADT/2019/1184/0, |t was accepted that the application site was a small gap within
an atheravise substantial and continuously built-up frontage, which respected the existing
development pattern along the frontage in terms of plot size (matters reserved to be assessed
at M stage).

However, the case officer report for this application notes:

“The gap Is sufficient lo accommodale a dwelling based on the established plot sizes along
the road. ... The development proposes o fill in gap between builldings in the countryside. This
policy grants an exception to development in these circumstances, and the site is suitahle
for one dwelling (my emphasis).

The Planning Department had significant concerns with this proposal, which proposed a pair
of semi-detached dwelling within the gap previcusly identified as being suitable for the infilling
of one dwelling. An email was sent 1o the agent noting concerns:

‘It is not considered the proposed pair of semi-detached dwellings respecis the exisiing
development pattern along this frontage In ferms of plot size. The repont for LADZ2019/1154/0
oullines the site is suitable for one dwelling’. The Departmeni are of the opimon thal the
proposed dwellings represents over-development of the site and would ask thal vou consider
reducing fhe scaie fo a single dweliing”.
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The agent submitted additional supporting information in relaton to this proposal. This is
available for viewing online. The main points are summarsad below:

- The nature and charactenstics of the development proposal should be considered in
terms of the location of the proposal - the clachan area known lacally as ‘Newtown
Village'.

Historical OSMI maps forwarded demonstrated the area of housing has been in situ for
a significant amount of time. The clachan area was and remains defined by frontage
facing dwelling houses and outbuildings, with additional buildings located o their rear.
Existing development pattern along this frontage in terms of plot size, including
orientated frontages faced onto the existing roadway.

There is no consistent pattern of development within this subject clachan.

The frantage of the proposed site is almast exactly the same as that of the adjacent
phots at no. 24 and no. 26.

The dwelling house(s) block has been sited to follow the existng building line and
development pattern of the adjacent devalopment,

LADTI2020/1632/EM = replacement dwelling approved to the east of the site approved
signifies the Council accepting the existing development pattern being of two storey
cwelling houses with respective frontages and orientations to be fully acceptahle at
this location.

LAOTI201911940 is a regsonable valid fallback position - it is apparent that the
Council consider that one dweling and garage on the site would meet all the
reguirements of CTY 8.

LAOTI2018/1550(F — erection of 2 semi-detached dwellings in the countryside, which
previously benefited from extant permission for the erection of one dwelling. It was
considered that the proposed plot size was in keeping with the character of the
immediate area,

The Flanning Department have considered the supporting mdformation submitted in whole,
alongside the proposed CGl images provided by the agent.

In response to this correspondence, the Planning Bepartment note that it is not appropriate
for direcl comparisons 10 other planning decisions, as the circumstances are different, and
each application must be assessed on its own mernts. The development patiern of the
surrounding area of the application referenced [LADSTIZ018/1550/F) is materalky different to
this application sie, In regards LADT/201L8/15500F, 1o the narth-east of this site were two semi-
detached dwellings (no. 191 and MNo. 193 Armagh Road). The swrounding context along this
portion of Mewtown Road does not feature any semi-detached dwellings. It is characterised
by single, detached dwellings. This is demaonstrated bebow:

MNewtown

Para 5.24 of CTY 8, PPS 21 outlines 'in considering i what circumstances two dwellings might
be approved in such cases il will nol be sufficient o simply show how wo houses could be
accommodated, Applicants must fake full account of the exisiing patfern of developmeant’.
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Having considered the supplementary information forwarded, the Planning Department
remain of the opinion that the proposal is contrary to policy CTY 8 in that the development of
the gap site identified does not respect the existing development pattern — which is
characterised by single detached dwellings.

The agent notes in the response that ‘the frontage of the proposed sie 5 almost exactly the
same as that of the adjacent plots at Mo. 24 and No. 26:

It had been dentified through the granting of planning permission previously an the site that
this gap was suitable for the infilling of one dwelling. One dwelling here would be consistent
with adjacent plots noted. The proposal represents an overdevelopment of this gap site, which
is in contrast o the existing frontage along Mewtown Road. It does not respect the existing

development pattarn in terms of scale and plot size.

s = -

Para §.78 of the SPPS requires that the supplementary guidance contained within the ‘Building
on Tradition” a Design Guide for the NI countryside’ is taken into account in assessing all
development proposals in the countryside. Para 4.4.0 of this document advises that new
development undar CTY B "wall require cara in ferms of how well it fits in with its neighbouring
buildings in terms of scale, form, proporfions and overall character.”

Appropriate gap sites follow the established grain of the neighbouring buildings. It is not
considerad the proposal for two semi-detached dwellings in a gap previously identified as
suitable for one, fallows this establshed grain along Mewtown Road,

For the reasons outined above, the proposal is considered contrary to CTY 8.
The proposal is therefore also considered contrary 0 CTY 1,
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CTY 13 - Integration and Design of Buildings in the Countryside

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.

The proposal is for two semi-detached dwelings. They have a rnidge height of approx, 8.6m. It
is considered that, given the presence of the two-storey replacement dwelling to the east of
the site, with the approximate same ridge height, the dwelling would not be a prominent feature
in the landscape. The site can provide a suitable degree of enclosure for the building to
integrate into the landscape. It does not rely primarily on the use of new landscaping for
integration.

The ancillary waorks proposed include two driveways. four parking spaces and two double
garages. The cumulative impact of this amount of hardstanding and ancillary works {on a plot
previoushy identified by the Council as suitable for the infilling of one dwelling and associated
works) means the proposal does nol integrate sufficiently with their surroundings, CTY 13
outlines less formal solutions should be sought for accesses and other ancillary works in the
countryside.

The dwelings proposad are 1@ be finished in smooth light grey rendered plaster, black/grey
slates, uPYC window frames and rainwater goods and painted hardwood external doors. Each
dwelling includes a chimney. The windows proposed offer a degree of verical emphasis to
the front and rear elevations. Each gable proposes one window at the first-floor level. This is
to serve the bathrooms present and will not offer a substantial degree of overlooking into
neighbouring properties, The design is appropriate for the site and its locality.

The proposal blends with the landform, existing trees, buildings and other natural features
which provide a backdrop.

The proposal is contrary to criteria d of CTY 13,

CTY 14 — Rural Character

Flanning permission will be grantes for a building in the countryside where it does not cause
g detrimental change to, or further erode the rural character of an area.

As outlined above, it is not considered the proposed new dwellings and garages would be
unduly prominent in the landscapea,

The proposal represents an over-development of the application site and results in & suburban
style build-up of development when viewad with existing and approved buildings along this
portion of Mewtown Road, The cumulative impact of the dwellings and associated ancillary
works is detrimental to the character of the area

In arder to maintain and protect the rural character of an area. new building proposed should
respact the traditional pattern of settlement; that is, the disposition and visual appearance of
land and buildings in the locality of the proposed development, Accardingly, to be considered
acceptable, a new building in the countryside should: adopt the spacing of the traditional
buildings found in the locality; or integrate sensitively along with a group of existing buildings,
such as a farm complex. 1S not considerad that the proposed dwellings adopt the spacing of
the residential buildings in the locality.

Az outlined above, the ancillary works are inappropriate for the site. CTY 14 outlines that
ACCESS arrangemeants can often raise awareness of, and draw attention o new development,
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and when read in conjunction with other existing and'or approved accesses, can have a
combined impact damaging to the rural character of an area. It is considered that the dual
accesses, parking arrangements and 2 garages within the site is inappropriate and would
damage the rural character of the area.

As the proposal is not compliant with CTY 8 (for the reasons outlined abave), the proposal is
contrary to CTY 14 in that it adds to a nbbon of development along this portion of MNewtown
Road.

The proposal is contrary to criteria (b} (c), (d) and (2) of CTY 14.

CTY 16 - Development relying on non-mains sewerage

The application form indicates foul sewage will be removed of via septic tank. The proposal
complies with this policy.

A condition should be included o ensure a copy of a consent to discharge be submitted prios
to commencement of the development.

Planning Policy Statement 2 — Access, Movement and Parking

Policy AMP2Z of PPS3 states that planning permission will only be granted for a development
proposal involving direct access onto a public road where such access will not prejudice road
safety.

Faragraph 5.16 of Policy AMP2 makes reference to DCAMN 15 which sets out the current
standards far sightlines that will be applied to a new access onto a public road.

Dfl Roads have raised no objections to the proposal, subject to conditions. The proposal is
therefore considered complaint with PPS 3.

Planning Policy Statement 2 = Matural Heritage

The site lies within a designated Area of Outstanding MNatural Beauty. Planning permission for
a new development will only be granted whare it is of an appropriate design, size and scale
for the locality, in line with MH & of PPS 2.

The scale of the proposal is not considered sympathetic 1o the special character of the AQNE
in that it represents overdevelopment of a gap site, suitable for the infilling of one dwelling.
The proposal respecis features of importance o the character, appearance or heritage of the
landscape. It does not involve the removal of any protected habitats from the site,

The proposal respects local architectural styles and patterns, traditional boundary details and
local materials, design and colour.

Recommendatiomn:

Refusal

Refusal Reasons:

1. The proposal is contrary to the Strategic Planning Policy Statement for Morthern
Ireland and Policy CTY 1 of PPS 21 Sustainable Development in the Countryside in
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thar 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 Morthern
Ireland and Policy CTY 8 of Planning Policy Statement 21 Sustainable Development
in the Countryside, in that the proposal does not respect the existing development
pattern in terms of scale and plot size and, does not represent an exception to policy.

3. The proposal is confrary to the Strategic Planning Policy Statement for MNorthern
Ireland and Policy CTY 13 of Planning Policy Statement 21, Sustainable Development
in the Countryside in that, the ancillary works proposed do not integrate with their
surroundings.

4. The proposal is confrary to the Strategic Planning Policy Statement for Morthermn
Ireland and Policy CTY 14 of Planning Policy Statement 21, Sustainable Development
in the Cnunlryﬁnde in that;

The dwellings would, if permitted, result in a suburban style build-up of
development at this lecation;
The dwellings, if permitted, would not respect the existing pattern of settlement
exhibited in the ares;

- The dwellings, if permitted, would add 1o a rbbon of development along
Mewtown Road; and
the impact of ancillary works would damage rural character,

which would result in a detrimental change to the rural character of the area.

5. The proposal is contrary to the Strategic Planning Policy Statement for MNorthern
Ireland [SPP5) and Folicy WHE of Planning Policy Statement 2, NMatural Hertage in
that the scale of the proposal is not sympathetic to the special character of the Area of
Cutstanding Natural Beauty in general and of the particular locality.

Case Officer: E.Moore OF/0F2023

Authorised Officer; M Fitzpatrick 07/07/2023



Back to Agenda

Planning Reference ; LAOY/2022/1554/F

& Principle of Development:

* The development proposal is in keeping with Paolicy CYTS of PP521, in that the proposed site
is featured within a substantial and continuously built-up frantage and respects the existing
development pattern in terms of size, scale, siting and plot size,

# The proposal wholly complies with the SPPS and Policies CTY 1 and CTY & of PPS 21 as the
applicant does not own any other lands within the lecal development zone of
Mewtowncloghoge, On this basis, the development proposal is located within a line of three
or mare buildings, including Ma. 24 Newtown Road to the East of the proposal and MNe. 26
Mewtown Road, with existing outhuildings to the West of the application sife, which clearly
demcnstrates that the proposal is suitable both for this rural lacation and is indeed an existing
(infill} gap site, therefore meeting the relevant planning policy eriteria of CTY 1 and CTY 8 and
the criteria listad.

¢ When travelling in either direction along the roadway towards the site, there isa perception
that the road frontage is substantially and continuously built up, There is a strong sequential
relationship between the new dwelling house constructed at Mo 24, which directly fronts onto
the road and alse the two-storey dwelling and outbuilding located at Mo, 25,

# |n terms of the existing development pattern alang this stretch of public roadway, all of the
existing buildings have crientated frontages faced onto the existing roadway. All of the
Buildings in close prowimity te the site, front directly onto the read and therefare the reguisite
minimum of three buildings has been achieved and the initial part of the infill gap sequential
test has been fully satisfied.

# There iz absolutely no consistent pattern|s) of plot development within this subject clachan
area of surraunding site area. There is a complete mismatch of existing plot sizes as illustrated
by the aerial image of the area within Appendix 1 balow,

# |nconsideration of the analysis and visuals provided there is no overdevelopment of the sits,
in general overdevelopment refers to ane of tea things: One: The amaunt of develapment
(for example, the number of buildings or intensity of use) that is excessive in terms of dermmands
on infrastructure and services; or, Two: The impact on local amenity and character. The
development proposal as submitted offends neither of these aspacts.

¢ The design and layout of this development proposal is based upon an overall design concept
which draws upon the positive aspects of the character and appearance af the surrounding
area, This development respects the surrounding context and is appropriate 1o the character
and fopography of the site in terms of layout, scale, propaortions, massing and appearance of
buildings, structures, landscaped and hard surfaced areas. The features of the archaeological
built heritage and landscape features are identified and, where appropriate, protected and
ntegrated in 2 sultable manner into the overall design and lavout of the proposed
development.

# A significant other Planning Precedent which was granted by the Council’s planning
department for another similar infill development proposal under Planning Reference
(LAD7/2018/1550/F). Thiz planning precedent shares the same attributes in principle to the
application currently under assessment, that being;

The application was located outside any settlement development limits as designated by the
Bambridge / Mewry & Mourne Area Plan 2015;
The application was for the erection of 2 semi-detached dwellings in the countryside;
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Planning Reference ; LAOY/2022/1554/F

The application site benefited from an extant planning permission for the erection of a
dwelling house {singular] subsequently changed.

There was significant existing development at bookends of the development and the
department concluded that the gap size was such, that it could only accommodate up to 2
dwellings, while remaining respectful to the existing development pattern in the area.

It was considered the proposed plot size was in keeping with the character of the immediate
area.

# |ntegration, Design & Rural Character:

# The proposal doss nat result in a suburban style build-up of developmeant when viewesd with
existing and approved bulldings in the lecality and all of the surrcunding dwellings include a
completely different range of architectural styles and materials choice.

& Given the surrcunding context and nature of the built environment, and mix of house styles
and sizes, it is considered that the proposal is acceptable and will not be a prominent feature
in the landscape. The proposed dwellings will read along with the existing dwellings along the
frontage of the Newtown Village Road.

e The application site has acceptable established rear natural boundaries which provide a
suitable degree of enclosure for the buildings to integrate into the landscape. The proposzl as
submitted incivdes additional planting which will supplement these boundaries and provide
a further element of integration,

¢ The proposal is not considered to be unduly prominent in the fandscape, Itis of an appropriate
scale for the surrounding context, The proposal does not result in a suburban style build-ug
of development when viewed with existing and approved buildings in the locality. The
proposal respects the traditional patterns of settlement exhibited in the area. The proposal
daoes not create or add to a ribbon of development and the Impact of ancillary works does nat
damage rural character.

# |n consideration of Planning Palicy Statement 2 — Matural Heritage, the proposed site lies
within the Ring of Gullion Area of Dutstanding Natural Geauty [RONB). The siting and scale of
the proposal is sympathetic to the special character of the ADNE and given the nature of the
scale of dwellings along this portion of Mewtown Road, it is considered the proposal would
read with existing development in the particular locality,

* The proposal does not threaten festures of importance to the character, appearance or
heritage of the landscape. The use of materials similar to adjoining and to local architectural
styles and patterns is also considered appropriate for this AONE.

# We therefore respectfully request that the planning committee consider and overturn the
case officer's recommendation as the proposal fully conforms to Policy CTYE as it is shown
that there is in fact an existing gap site featured along the Newtown Road.

# O perhaps, for & better understanding of this application site and to validate my points as to
why this application site should be reconzidered, 3 site visit by the elected representative’s
may be more appropriate,
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Planning Reference ; LAOY/2022/1554/F

Appendix 1

1A) View looking East towards the Proposed dwellinghouses from the Newtown Road.

1B} View Looking East towards the Proposed dwellinghouses read in conjunction with adjoining
properties Nos. 24 & 26 Newtown Road.
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Planning Reference ; LAOY/2022/1554/F

1C) Aerial view looking South West at the Proposed dwellinghouses and the existing pattern of
development located on the Newtown Road.
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10} view looking South East at the Proposed dwelling houses and the existing pattern of
development located on the Newtown Road,
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Planning Reference ; LAOY/2022/1554/F

1E) View looking North East at the Proposed dwellinghouses and the existing pattern of
development along the Newtown Road.

1F} Overhead view of the Proposed dwellinghouses and the varying plot sizes and styles along the
Mewtown Road.
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Committee Application (Amended Report)

Development Management Officer Report

Case Officer: Claire Cooney

Application ID: LAD7/2021/1995/F

Target Date:

Proposal;

Proposed 2no Detached Dwellings with
associated Car Parking and Landscaping (
Amended Plans)

Location:

Lancs to Morth West of 26-34 Boulevard Park
and South West of 59 Boulevard Park
Mewcastle

Applicant Name and Address: Agent Name and Address:
Windsor Developments Ltd 122 Upper Lisburn Road
6 Saintfield Road Finaghy
Lisburn Belfast
BTZT SBD BT1O OBD
Date of last
Neighbour Notification: 19 August 2022
| Date of Press Advertisement: 15 November 2021

ES Requested: Mo

Consultations:
DMl Roads — No objections

MNIW — Mo objections

Representations:

Letters of Suppaort 0.00
Letters of Objection i

| Petitions 0.00

| Signatures 0.00
Mumber of Petitions of
Objection and

 signatures

Summary of lssues:

Road Safety

Main issues for consideration are whether the following are acceptable

+ The sites location outside the settlement limit of Newcastle but within an existing
residential development - in terms of policy considerations and the ADAP
The design, layout, parking and amenity of the proposal
The impact on neighbouring properies
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Site Visit Report

Site Location Plan:

Date of Site Visit:

Characteristics of the Site and Area

The site is located within the existing residential development known as Boulevard Park,
positionad off Dundrum Road Newcastle. The site is comprised of a flat, vacant portion of
land, which is currently defined by a timber fence as shown below,

The site is positioned o rear of those properties al 26 — 34 Boulevard Park and opposite Nos
59 and 97 Boulevard Park. To the west of the site lies a Caravan Park. The site is therefore
located in a predominantly residential area, characterised by wo-storey terraced and semi-
detached dwellings.

Description of Proposal

Proposed Zno Detached Dwellings with associated Car Parking and Landscaping (Amended
Plans)

Planning Assessment of Policy and Other Material Considerations
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SPPS — Strateqic Planning Folicy Statement for Narthem Ireland
Ards and Down Area Plan 2015

FPP521

PPS 12 - Housing in Settlements

PP57 - Quality Residential Environments

Flanning Policy Statement 3 — Access Movement and Parking
Planning Policy Statement 15 - Planning and Flood Risk
Planning Strategy for Rural Northern Ireland

Planning Paolicy Statement 2 — Matural Heritage

Creating Places

FLANNING HISTORY

Enforcement
LAQT/2018/0027/CA Alleged unauthorised storage of topsoil - CASE CLOSED

LAQT/2019/0208/CA The alleged unauthorised use of land as a builders compound. CASE
CLOSED

Planning
R/Z2003/0888(F Decision: Allowed  Proposal: Development of 60 houses.
R/2000/0509/F Decision: Permission Granted Decision Date: 26 July 2002

Proposal: Residential development - Amended scheme (29 town houses and 36 apartments).

c RIZ2003/0886/F Decision: Withdrawal Decizion Date; 19 December 2005
Proposal: Development of 71 houses,

RI2010/0883/F Decision; Permission Granted Decision Date: 09 June 2011
Proposal: Part change of road in front of units 20-23 from adopled parking to incurtilage owner
parking

Application Mumber: R/2014/0145/F Decision: Permission Granted Decision Date: 26
February 2016

Propasal: Erection of 50 dwellings {12 detached and 38 semi-detached) (change of house
types from that previously approved under 2004/A563 and R/2003/0888/F), including car
parking and landscaping. (Amended proposaliplans received)

Ladyi2016/1504/F  Decision: Withdrawal Decision Date: 09 March 2017
Proposal; Proposed residential development of Sno residential units comprising 1 detached, 2
semi detached and 2 apartments with associated car parking, landscaping and entrance pillars

LADTI2016/1455/F  Decision: Permission Granted Decision Date: 08 Seplember 2017
Proposal; installation of 2 new calor bulk liquefied petroleum gas (LPG) storage tanks and
protective compound

LAOTIZ021/11191/INME Decision: Consent Refused Decision Date: 23 September 2021
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Proposal: Demaolition of existing semi detached dwellings and construction of 8 apartments
along Main Road, and 10 apartments to the rear of the site, with associated amenity and
parking (18 units in total).

(Amended plans received)

LAD7/2021/1188/DC  Decision; Approval  Decision Date; 23 September 2021
Proposal; Discharge of condition & of planning approval LAOT2017/0332/F

SUPPORTING DOCUMENTS

Site Location Plan

Site Layout Plan
Landscaping Plan
Elevations and Floor Plans

Contextual Elevations

COMSULTATIONS

Dfl Roads — Mo objections
MIW — Mo objections

Principle of Development

The site lies mmediately adjacent but outside the settlement limit of Newcastle as defined in the
Ards and Down Area Plan 2015,

The principle of drawing a settlement limit is partly to promote and partly to contain new
development within that limit and so maintain a clear distinction between the built-up area and
surrounding countryside. However, in this case, the site is very clearly within the existing
development of Boulevard Park and is noted 1o be served by the existing road layout within the
residential development.

This positioning of the site and its clearly defined separation from the adjacent caravan park
{which lies outside the development limit) lends the site to development as part of the existing
residential scheme. The development of the site in keeping with Boulevard Park, would not
undermine the Development Plan or set a precedent given the unigue set of circumstances that
are present.

The use of this vacant site is considered (o be sustainable given its unigue location and would
theretare align with the overall principles of the RDS and SPPS.

The Flanning Authority therefore consider that despite its designation within the rural area, the
Development Plan can be set aside in this instance and the proposal for housing, i considered
acceplable in principle.

Desian & Layvoul
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The proposal seeks approval for two detached dwellings and has been amended from initial
submission to be more in keeping with the character and existing layout present in Boulevard
Park.

House Type A is to be located along the western boundary of the site and will be a two-storey
dwelling with a 6.8m frontage, a 12.1m gable (not including the ground floor return) and a ridge
height of 8. 6m. The dwelling will be finished with grey 'slate like’ roof tiles, upve rainwater goods,
facing brick with smooth render where shown, upvc windows and black hardwood external doors.

House Type B is a substantal family dwelling and will be finished as above, This dwelling will
have an overall frontage of 13.5m, a gable depth of 12.2m (not including the ground floor returmns)
and a ridge height of 9.04m. House type B will be positioned within the site so that the gable
presents to the access road within the development.

House Type A House Type B

Boulevard Park typically positions dwellings facing southwards with gables presenting ta the
road as is shown in the current development. The design and layout of the proposal is considered
to be in keeping with the character of the existing development,

Residential Amenity

The Planning Authority raised concerns regarding the initial layout of the development with the
agent / developer on the grounds that it would have had an impact on the residential amenity of
the adjacent dwellings, particularly those al Nos 26-34. Subsequently the scheme has been re-
orientated to ensure that there is sufficient separation distance between the existing and
proposed i.e. the proposed dwellings are now located approx. 16m from those at Nos 26-34 and
are presenting to each other with front elevations. The arrangement ensures that there is
minimal overlooking into the existing and proposed properties and also ensures that the private
amenity spaces of the proposed dwellings are not overlooked by existing properties as was
initially the case,

The separation distance, taking into consideration the sun-path means that existing dwellings
will not appear dominant, nor is there considered (o be any loss of light 1o existing properties.

Owerall the proposal is considered (o respect the residential amenity of the existing neighbouring
properties,
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In terms of provision of private amenity space within the proposal, each dwelling has been
afforded an area of private garden to the rear of the properties. House Type A will have T2sgm
while House Type B will have 98sgm both are considered to be satisfactory. A 1.8m high brick
garden wall will provide the necessary screening for each garden area, in addition to provide a
pleasing aesthetic for the development.

Landscaping

A detailed landscaping scheme has been provided — see Drawing 13-19-90-P04 Rev C. The
proposed development will be defined with a mix of boundary treatments e.g., timber and estate
fencing and brick walls, all of which will be softened with tree, shrub and amamental planting all
of which is considered to be acceptable.

Road Safety & Parking

The proposal intends to create a new access onto the public road serving Boulevard Park. PPS
3 — Access, Movement & Parking is therefore applicable,

Policy AMP 2 — Access o Public Roads 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:

(&) Such access will not prejudice road safety or significantly inconvenience the flow of traffic;
and

(B) The proposal does not conflict with Palicy AMP 3 Access to Protected Routes

In consideration of this matter a lengthy consultation was undertaken with Dfl Roads, to which
no objections have been received subject to a number of conditions which are detailed helow.

In assessment of the parking provision, 4 spaces have been provided 2 each per dwelling. This
i5 considerad o be adeguate and appropriate.

DES 2 — Townscape (PSENI)

While the site is not located within the settlement limit of Newcastle, the principle of housing on
this site is considered acceptable given the unique circumstances of the site and its current
relationship to the surrounding lands uses. As such, the proposal will have an impact on the
townscape of the Newcastle and DES 2 is therefore considered material.

The above assessment of land use, design and amenity, shows that the proposal is in keeping
with the thrust of DES 2 and approval of the proposal would not have a detrimental impact on
the setting, character, townscape of this pan of Newcastle,

Flooding
A review of Dfl Flood Maps NI indicates that the site 15 not located within an area known for

flooding. Any issues with surface water should be addressed by the developer, Given the scale
of the development a drainage assessment is not considered to be necessary.
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Natural Emaronment

There are no known protected habitats or species associated with the site that would be
compromised by the development if permitted. The proposal appears in general compliance with
this policy criteria.

The proposal site is approximately 190m from the boundary of Murlough SAC,

This planning application was considerad in light of the assessment requirements of Regulation
43(1) of the Conservation (Matural Habitats, etc.) Requlations (Morthern Ireland) 1995 (as
amended) by Shared Environmental Service on behalt of Newry, Mourne and Down District
Council which is the competent authority responsible for authorising the project,

Having considerad the nature, scale, timing, duration and location of the project it is concluded
that it is eliminated from further assessment because it could not have any conceivable effect
on a European site,

There are no pollution pathways to the designated site.

Morthem Ireland Water — Sewer Network and Water Supphy

In assessment of this, the Planning Authority consulted with NIW who have advised that they
have no objections to the proposal subject to conditions.

Summary of issues raised

Objectors to the proposal are concerned about the impact of the proposal on their residential
amenity, in lerms of overlooking, loss of privacy and light.

In addition, there are concems that the proposal is out of character with the existing streel scape.

Neighbouring objectors were of the understanding that the site was to be used for parking /
amenity areas within the development and are aggrieved that this is not now proposed.

In terms of parking and road safety, residents are concerned that the approval of this
development will exacerbate existing problems.

As detailed above, the proposal, as amended, is considered to be in keeping with the character,
design and layout of Boulevard Fark. The dwellings have heen amended to ensure that there is
sufficient separation distance between them and the existing dwillings 0 as not (o create any
detrimental impact in terms of overlooking for both, The dwellings are also sufficiently separated
50 as not to result in any loss of light,

In assessment of the impact of the proposal on read safety the Planning Authority consulted with
DMl Roads, who following a detailed consideration of the case, found no ohjections.
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| In terms of car parking, sufficient provision has been made for residents. The proposal should
not therefore affect the existing parking provision within the development.

In assessment of the resident’s assumption that the site would not be developed for additional
housing and would in fact be amenity space or additional parking for the development, a review

of the planning history of the site reveals multiple applications have been approved on the site
as listed below.

«  R20000509%F Residential Development Amended Scheme (29 town houses and 36
apartments) — Approved 26.07.2022

R/2003/0888/F Development of 60 Houses - Approved 21.09.2005

«  RE2010/0883/F Part Change of road in front of units 20-23 from adopted parking 1o in-
curtilage owner parking — Approved 09,06.2011

«  R2014/0145/F Erection of 50 Dwellings (12 detached and 38 semi-detached (change of
house types previously approved under 2004/A563 and R/2003/08B8/F including car
parking and landscaping - Approved 25.02.2016

In light of this, it must be highlighted that while RfZ003/0888/F and R/2010/0B83/F were
approved with an alternative layout and parking arrangement, only applications R/2000/0509/F

and R2014/0145/F, as confirmed by the applicants agent Coogan & Co, have been implemented
on sile.

The stamped approved layout for RZ200000509F does not show the land adiacent 26-34
Boulevard Park, as designated for parking or an amenity space for the Boulevard Development,

it is shown as a vacant space with a turning head and is noted to be annotated with the following
“turning access to potential future phase”. See image below.
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Similarly in RI2014/0145/F the stamped approved layout which has been implemented by the
developer did not show a parking / amenity space area as thought by neighbours or residents of
Boulevard Park. It also shows the land adjacent Nos 26-34 as vacant with a tumning head as
shown below.

It is acknowledged that the planning history of the site is complicated and while it will be
disappointing for neighbours of the site to note that a parking and amenity space will not be
provided within the proposed site, the developer none the less has implemented correctly the
permissions he has chosen to.

Drawings

The drawings considered as part of this assessment and those that are recommended for
approval are as follows

Site Location Plan 13-190-PO1
Concept Statement Plan 13-190-P0Z Rev C,
Site Layout Plan 13-190-P03 Rev C,
Landscape Proposal 13-190-P04 Rev C,
House Type A Elevations & Floor Plans  13-190-P08 Rev A,
House Type A Elevations 13-190-P03 Rev A,
House Type B Elevations 13-190-P10 Rev A
House Type B Floor Plans 13-190-P11 Rev A
House Type B Elevations 13-190-P12
Context Elevations 13-190-P13Rev B

Summary of Recommendation

Having assessed the proposal against the various planning policies and material
considerations which apply to the application and taking into account the input of the Councils
consultees and the objections from neighbours, it is determined that the proposal is acceptable
in planning terms.
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The application is referred to the Planning Committee for determination under the Councils
Scheme of Delegation given the number of objections received and the recommendation to
approve contrary to the Development Plan.

| Conditions

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

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

2. The development hereby permitted shall take place in strict accordance with the
following approved plans 13-190-P01, 13-190-P02 Rev C, 13-190-P03 Rev C, 13-190-
P04 Rev C, 13-190-P08 Rev A, 13-190-P09 Rev A, 13-1%0-P10 Rev A, 13-190-P11
Rev A, 13-190-P12, 13-190-P13 Rev B,

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

3. NO WORK SHALL COMMENCE on site until the appropnate Abandonment Order has
been agreed in writing with Dfl Roads and a copy of the Order has been provided to the

Planning Authority.

Reason: To ensure an orderly development of the site

4. PRIORTO THE COMMENCEMENT OF ANY OTHER DEVELOPMENT HEREBY PER-
MITTED the vehicular access, including visibility splays and any forward sight distance,
shall he provided in accordance with Drawing Mo 13-190 P03 Rev C bearing the date
stamped 04/08/2022.

The area within the visibility splays and any forward sight line shall be cleared 1o pro-
vide a level surface no higher than 250mm above the level of the adjoining carmageway
and such splays shall be retained and kept clear therealler,

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

5. The access gradient{s) to the dwelling(s) hereby permitted shall not exceed 8% (1 in
12.5) aver the first 05 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 foot-

way.

REASON: To ensure there is a satisfactory means of access in the interests of road
salety and the convenience of road users

6. All hard and soft landscape works shall be camed out in accordance with the approved
details as shown on drawing No 13-190-P04 Rev C. The works shall be carried out
PRIOR TO THE OCCUPATION OF ANY PART OF THE DEVELOPEMNT. If within a
penod of 5 vears from the date of the planting of any tree, shrub or hedge, that tree,
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shrub or hedge s removed, uprooted or destroyed or dies, or becomes, in the apinion
of the Council, seriously damaged or defective, anather tree, shrub or hedge of the
same species and size as that originally planted shall be planted at the same place,
unless the Council gives its written consent to any variation.

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

7. NO DEVLEOPMENT SHALL BE COMMENCED a Sewer Adoption Agreement has
been authorised by NI Water to permit a connection to the public sewer in accordance
with the Water and Sewerage Services (MNorthern Ireland) Order 2006 and Sewerage
Senvices Act (Marthern Ireland) 2016

Reason: To prevent pollution and to ensure public safety. To ensure compliance with
the Water and Sewerage Services (Northern Ireland) Order 2006 and the Sewerage
Senvices Act (Morthern Irefand 2016.

8. PRIOR TO OCCUPATION a formal water { sewer connection application must be made
tor all developments, including those where it is proposed to re-use existing
connections.

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.

9. All services within the development should be laid underground.
Reason: In the interests of visual amenity.

10. DEVELOPMENT SHALL NOT BE OCCUPIED until the surface water drainage works
AND foul water drainage works on-site and off-site have been subminted to and

approved by the relevant authority and constructed by the developer in line with
approved design,

Reason: To safeguard the site and adjacent land against flooding and standing water
and in the interest of public health

Case Officer Signature: Claire Cooney

Date: 7" August 2023

Appointed Officer: A.McAlarney Date: 07 August 2023
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Application Reference: LAOT/2021M1995/F m
Proposal; Proposed 2na Detached Dwallings with associated Car Parking and Landscaping
Location; |ands ta Morth West of 268-34 Boulevard Park and South West of 50 Boulevard Park

Mewcastle.

The above application has been scheduled for approval at the committee meeting on 23rd August 2023,

We feel that our concems raised throughout the application process have not been addressed and
we would ask the Committes to hear these once again and ask the applicant to readdress their

proposal.

Floor area of large detached house. — approximately three times the area of any other dwelling in the
development.

»  There are few other detached dwellings in the development all of which are the same house typs
with an external area over two floors of approx 128m2, The larger of the two proposals in this
application has an external area over two floors of 362m2, which is completely out of the context of
the surrounding develapment. We have a major concern that this parficular house-type is of a siza
and height to allow a second planning application for change of use to 4no or Gno aparments. Our
soncern that if this large dwelling s approved, a further application will be lodged to divide the
building inte multiple units as the size of the current proposed dwelling does not lend itself or fit in
with the house types or slzes in the immediate locality. Taking into account the current construction
costs of around £20000m2, it will cost approximately £700K to build the larger of these two houses
in a cramped site in a housing development. Surely it is readily apparent that this application is a
stepping stone to an application for an apartment block.

«  Planning application LAOT/2016/1504/F was withdrawn for a more dense proposal on this site of
Sno residential units (3 dwellings and 2 aparments) following plannings recommendation for refusal
of the application. If this proposal is approved with a building size as proposad, the developer will
be one step closer to getling the higher density development that he originally wanted, subject to
another application being lodged. See screenshot below.
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The height of the larger proposed dwelling is 2m higher that the existing dwellings closest to them,
That equates to a full storey. There is absolutely no reason why a two storey building cannot
respact the scale of the surrounding 2 storey buildings, in parficular those constructed within 16m of
the proposed build. See screenshot below.

It should zlso be noted that the original
proposal for this house was 3 storey and
resulted in approx 500m2 of footprint over
the 3 floors for a single dwelling in this
housing estate, See application image.

On street parking will impede the proposed 2m x 33m visibility splays associated with the
developmant. It these parking spaces ana being used, fraffic will not be able to exit the development
safely. There is already a significant shortfall of parking in the development as a whale.

The area of the application site
clozest o 26-34 Boulevard Park was
proposed in a previous planning
application for In-curlilage parking
and front gardens assoclatad with
26-34 Boulevard Park. See drawing
above. This parking has never been
provided for these houzes and now
the developer wanis to profit further
and build additional houses on the
plot. The existing residents of 26-32
curently have to park in the parking
provided for the roadside
apartments, and have o walk around
the entire block to get to their front
door,

We would apprectate if the committee would consider these objections and and ask the planning
deparment to take another look at this proposal which we believe is completely out of character in
the area. We ara not in ohjection to the development to the site at all, but feel the scale of the

proposal is not in keeging for a two storey dwelling in this location.

Back to Agenda
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Application Reference: LAOTZ2021/1273/0
Date Received: 07.07.2021

Proposal: The application is for outline planning permission for a dwelling and garage on a
farm.

Location: The application site is described as 227m South of 52 Holly Park Road, Ballygoskin,
Crossgar.
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Site Characteristics & Area Characteristics:

The site in gquestion 15 a piece of land cut out of a larger agricultural tield located roadside
along the Holly Park Road, Crossgar. The site is reasonably flat though there are changes in
levels throughout the site, The site is bounded by the north, east and west with mature
boundary hedging that helps screen the site from the road at present 1o a degree. The site is
inuse as an agrcultural field and on the day of the site inspection was in rich pasture.
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The site is not located within any settlement development limits as defined in the Ards and
Down Area Plan 2015 The site is located within the Strangford and Lecale Area of
Dutstanding Matural Beauty. Mo further site constraints have been identified within the site,

Site History:
There is no relevant site history on the site outlined in red however some planning history has
heen identified on the lands submitted on the associated farm maps and this s outhned below.

RAS9407TE - adjacent to 163 Derryvboye Road, Crossgar = dwelling = withdrawn =
13.12,1904,

R/LSB2/0531 — near 153 Derryboye Road, Crossgar — bungalow and garage — granted —
12.06.1985.

RIZ200990506/RM - 127 Demyboyve Road, Crossgar - replacement dwelling — granted -
16.07. 2009

RIZODG/13IZTI0 — 127 Derrvbove Road, Crossgar — replacement dwelling and garage —
granted — 10.09.2007.

LAQTI2017/0061/0 — Mr Andrew Gibson — Y0m MNE of 195 Clay Road, Crossgar - 2 dwellings
on infill site — refused — 10.05.2017

Planning Policies & Material Considerations:

The proposal has been assessed against the following policies and plans:
» The Ards and Down Area Flan 2015
» Regional Development Strategy (RDS)
= Strategic Planning Policy Statement for Northem Ireland (SPPS)
«  Planning Policy Statement 3 Access Movemant and Parking
= [Flanning Policy Statement 21; Sustainable Development in the Countryside
- Policy CTY 1 Development in the Countryside
Palicy CTY 10 gwellings on Farms
- Policy CTY 13 Integration and Design of Buildings in the Countryside
Folicy CTY 14 Rural Character

Consultations:

CaERA was consulted in relation to the application and responded stating that the farm
business identified on the P1C form had been in existence for a period of more than 5 years
and the applicant was in receipt of some sort of farm payments.

Ml Water was consulted in relation to the application and has responded with no objections
subject o conditions.

OFl Roads was also consulted in relation to the application and responded with no objections
in principle subject 10 conditions.
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Objections & Representations:

In line with statutory reguirements the application was adverised in the local press on
04.08.2021 which expired on 18.08. 2021, no neighbour natifications were required and o date
thare have been no representations received in relation to the application.

Consideration and Assessment:

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

Until such times as a Plan Strategy for the whole of the Council Area has been adopted. It
sats out transitional arrangements 1o be followead in the event of a conflict between the SPPS
and retained policy. Any conflict betereen the SPPS and any policy retained under the
transitional arrangements must be resotved in favour of the provisions of the SPPS.

There is no disagreement in policy pravision between SPPS and PPS 21 in terms of dwellings
on farms therefore CTY 10 Dwellings on Farms 15 given consideration. CTY 10 states that
planning permission will be granted for a dwelling house on a farm where all of the following
criteria can be met

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

CAERA was consulted as pant of this application and has responded stating that the farm
business has been in existence for a period of 6 years or more and that farm payments are
being claimead. This is sufficient to demonstrate that the farm has been active and established
for a period of 6 years or more, On the day of the site inspaction the ground appeared (o be
in agricultural use and in good condition.

{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 only apply from 25 November 2008.

A planning history has been carried out on the lands identified as being the farm holding on
DAERA farm maps and while some planning history has baen tound as indicated above there
is nothing to suggest that there have been any sell offs from the holding within ten years of
the date of application. 5 of the P1C form has been completed (o indicate that no
development opportunities have been sold off from the farm holding. it came to light during
the processing of the application that the dwelling the farm was registerad to had been sold
off but this was after the application has been made, this 15 coverad later within the report.

(c) the new building is visually linked or sited to cluster with an established group of
buildings on the farm and where practicable, access to the dwelling should be obtained
from an existing lane.

The site chosen is part of a larger agriculural field and there are no buildings of any sort at
the location of the site. The site is cut out of a larger agricultural field and is bounded by mature
planted hedging, Thers currently is no access serving the site other than an agricultural field
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gate intd the whobe field. This aspect of pianning policy has not been adhered to as the dwelling
doas not cluster or visually link with any buildings on the farm.

The agent was given the opportunity to comment in relation to the lack of buildings at this site
and 1o confirm where buildings are on the holding.

The agent has confirmed that & number of figlds are taken in conacre and are associated with
the business but not owned by the agplicant. Lands owned include fields no's 09507, 18001, 3,
4, 5, 6. & history search camred out on these lands did not find any planning history for
agricultural or residential development associated with the applicant.

It does not appear that any development opportunities have been sold off from the holding up
to the time of the application. It is noted that during the processing of the application it came
to light that the applicant had sold off the dwelling the farmm business was registered to.

The house at 125 Derryboy Road was sold off on 28" September 2021, which notably is after
the date of application. The agent advised that the farm has temporarily been registered to no
127 Derrybay Road where it is notad that there is a site and buildings and land that has been
sold off recently but that the applicant claims is rented and otherwvise not associated with the
farm business. It would be noted that it would not be normal practice to link a correspondance
address to a property of which only land is rented. That said there is nothing in the planning
history or land registry information examined o connect the two.

The agent stated on the FP1C form that there are currently no farm buildings on the site and
that the site chosen has been chosen as it is a small field with well established boundaries
and it will not disrupt other field sizes,

The agent also states that land at Derryboy Road is not suitable due to flooding in the area
and potential issues with access. The agant also comments that land at Holly Park Road and
to the norh of 41-51 Derrvboy Road is not suitable due to topography of the lands and
disruption to adjacent dweallings.

Mone of the arguments put forward are cansidered compelling however as the agent claims
there are no buildings owned at any of the other parcels of land no site contains the ability to
fully meet with policy reguirements.

The site chosen does nol meel with the requiremeant of policy as the naw building 5 nol sited
o cluster with an established group of buildings on the farm and there is no policy provision
to allow for deviation from this aspect of policy except for in such circumstances for;

« health and safety reasons
e vanhable plans @@ expand the farm business at the existing buikding groug.

Policy states that exceptionally consideration may be given to an alternative site elsewhere
on the farm provided there are no other sites available at another group of buildings on the
farm and out farm and where there are demonstrable health and safety reasons or verifiable
plans to extend the farm business at the existing group of farm buildings, it has not been
demaonstrated that this is the case.
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CTY 13 Integration and Design of Buildings in the Countryside s also considerad and it states
thal planning permission will be granted for & building in the countryside where it can be
wisually integrated into the surrounding landscape and it s of an appropriate design. A new
building will be unacceptable where:

{a) it is a prominent feature in the landscape.

The site in guestion is part of an agricultural field located off the Holly Park Road, the site in
guestion is currently an agricultural field and there are mature field boundanes (o the front and
rear of the site. The front boundary would be required to be removed in par o accommadate
the sight splays. The Narth of the site can make use of an existing mature boundary also.
Although the site can make use of existing boundaries it is roadside development and is on
visible lands with little by way of an immediate back drop. f & dwelling were to be approved at
this lecation itwould have 10 be a modest single storey dwelling with a maximum nidge height
of 5m from finished floor and even at that devalopment at this unspoilt roadside site would be
cansidered 0 be likely to be a prominent feature within the landscape and change the
character and appearance of the landscape at this location.

(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.

The site can make use of existing boundaries in terms of hedge rows however there is little
glse to act as screening o to provide enclosure at the site. The site is quite open and once
the front boundary has besen removed the site will be very exposed. Other than thick hedging
there are no ather elements of planting that provide a suitable degree of enclosure and a
considerable amount of hedging will be required o be removed o provide sight splays. There
is an insufficient natural back drop o accommodate the developrment.

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

It is considered that the development of this site would rely heavily on new planting for
integration. The agent has advised that the applicant intends to develop the area adjacent to
the dwelling, If approved, as the farmyard and whilst this would be subject 10 separate
permissions it has o be acknowledged that this is a dwelling on a farm and with that may
come the request of additional development.

Taking the apphcation at face value, for a dwelling and garage only it 13 considered that the
site wiould rely primarily on new landscaping for integration and that new landscaping would
take yaars to become established given the limited planting on site at prasent

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

Ancillary works would have the potential to pose the same issues as the dwelling itsall as
again the site i= a relatively open roadside site, however there is the potential to keep the
access lane short and to use an existing boundary to fake it along and other ancillary works
such as the provision of water, electric and septic tank arrangemeants can be providecd without
causing detrimental impacts on the surroundings.

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

As this s an outline apphcation no design or notional site layout has been pul forward howevar
it 15 noted that given the concerms above abowt the potential for impact al the site should this
g
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application be approved it would be on the basis that the dwelling would have a maximum
ridge of 3m from finished floor level and the design would have to respect the character of the
existing area and maintain a modest design that would have a limited visval impact, Given the
lack of planting and the exposed site concerns remain to weather or not this can be achieved.

(f) it fails to blend with the landform, existing trees, buildings, slopes and other
natural features which provide a backdrop.

The site slopes gradually from the road in part and would require an element of infill to level
the site to road level or thereabouts. There is limited vegetation and no buildings or natural
features for the development to benefit from in providing a back drop. The site is an relatively
levay Byang lands but is also a piece of open, unspaill countryside and to develop the site would
have a negative impact on the character of the rural area in general.

(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.

Ag noted previously within this report an open gite has been chosen with no other buildings in
close proximity or site to cluster or group with any other buildings on the farm. This aspect of
policy has not baen mel,

The application is also considered against CTY 14 Rural Character which states that planning
permission will be granted for a building in the countryside where it does nol cause a
detrimantal change to or further erpde the rural character of an area, A new building will be
unacceptable wherns:

fa) it is unduly prominent in the landscape.

The siting has not been considered as acceptable previously within this report as apart from
the natural field boundaries that are kept cut there is little else by way of ability 1o integrate
into the landscape and therafore it is considered that the disturbance of this apen site would
result in & building being unduly prominent and exposed within the rural landscape and is
therefore not considered to be acceptahble,

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

There are no other buildings immediately adjacent to the site in question, there are other
dwellings and buildings visible from the site but the development of this site would not alter
the character of the area in a way thal would resull in a suburban style buikd up of developmeant.

[c) it does not respect the traditional pattern of settlement exhibited in that area.

single dwellings are commonplace in the rural area therefore in general it cannot be argued
that it would not respect the pattern of development in that regard. It would not however
respect the traditonal pattern of development in the sense that rural sites are generally
selected where they can make use of natural features and existing planting to accommaodate
and integrate a dwelling and associated waorks and in this case an exposed site has been
salected which is not respectful of traditional methods of site selection and contravenas current
policy.
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() it ereates or adds to a ribbon of development (see Policy CTY 8)

With no buildings either side of the site and no existing ribhon of development atong this
section of road it is not considered that the dwelling could add o or create a ribbon of
development in this inslance,

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

It is not considerad that the ancillary works would negalively impact on rural character as
previoushy stated within the report, it is the build development and loss of undisturbed
agriculiural land that will cause detriment at this location.

Recommendation:

REFUSAL

Reasons for Refusal:

= The proposal is contrary to SPPS and Policy CTY10 and CTY13 of Planning
Policy Statement 21, Sustainable Development in the Countryside and does not
merit being considered as an exceptional case in that the proposed new building
is not visually linked or sited to cluster with an established group of buildings
on the farm and no health and safety reasons or verifiable plans for expansion
of the farm business have been advanced to justify the exceptionality clause.

» The proposal is contrary to SPPS and Policy CTY13 of Planning Policy Statement
21, Sustainable Development in the Countryside, in that the proposed dwelling,
would if permitted, be a prominent feature in the landscape and the site is unable
to provide a suitable degree of enclosure for the building to integrate into the
landscape and would rely on the use of new landscaping for integration.

« The proposal is contrary to the SPPS and Policy CTY 14 of Planning Policy
Statement 21, Sustainable Development in the Countryside in that the building
would, if permitted would be unduly prominent in the landscape and would not
respect the traditional pattern of development exhibited in that area.

Case Officer Signature: Fionnuala Murray
Appointed Officer: A.McAlarney

Date: 14" July 2023,
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Re: Dwelling & Garage on a Farm - Holly Park Road, Crossgar

Planning Application reference: LADY/2021/1273/0

The farm holding straddles the Derryboy Road at the Holly Park Road and Clay Road junction and
includes outlying land to the east along the along the Derryboy Road.
There are no buildings, either dwelling or farm buildings, on the land.

We need to build a farm house, on the land we own, from which we can operate our farm business.

Mo objections from : Meighbours
DAERA
Ml Water
DFI Roads

Regarding FPlanning Policy 21 = Sustainable Development in the Countryside —
CTY10 = Dwellings on Farms:

[a) The farm business has been confirmed as active and this has been supported by
DAERA and confirmed in the planning case officers report,

(b} No dwellings or development opportunities have been sold off as confirmed in the
planning case officers report,

[c] The policy states — ‘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 from an existing lane’.

There are na buildings on the farm halding therefare the exceptional clause for an
alternative site is relevant.

The refusal recommendation states - no health and safety rezsons or verifiable plans
for the expansion of the farm business have been advanced to justify the
exceptionality clause.

However, these twa items refer specifically to the existing building group.

If there is no building group it is not possible to give reasons for not building beside a
building group.

We have proposed the current site for practical farming reasons:

* The proposed site has been chosen because land at the Derryboy Road is
subject to flooding as confirmed on the NI flood maps and the relevant
entrance sight lines cannot be achieved within the limited frontage.

s Land at Holly Park Road north of 49 = 51 Derryboy Road is not suitable due to
the steep topography and disruption to adjacent dwellings,
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Papa 2/2

CTY 13- Integration and Design of Buildings in the Countryside

The proposed site is lbocated on the minor Holly Park Boad with very limited views
only from the Derryboy Road from the east when traffic is passing at speed.

The proposal is single storey and will not be prominent as there will anly be limited
view when passing the frontage on the Holly Park Road.

The site location has long established boundaries with strong mature hedges which
can be allowed to grow and new planting added to increase enclosure.

CTY 14 — Rural Character

The planning report states - the development of this site would not alter the
character of the area in a way that would result in a suburban style build up of
develapment.

The proposal is for dwelling on a farm from which the applicant will operate and run
the farm business, Traditionally farmhouses are not located adjacent to residential
properties due to the nature of the operation of an active farm and will generally be
found remote from neighbouring buildings.

As stated there are valid reasons why the exceptional clause is justified and the recommendation
should be reconsidered.

Arndrew Gibsan
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Application Reference: LAD7/2022/1261/F

Date Received: 09.08.2022
Proposal: Proposed side extension to dwelling and new vehicular
access.

(Mote: The description was amended as the case progressed,
The original proposal included a first floor extension, howewver
this has been omitted and the design reduced o single storey).

Location: 54 Majors Hill, Annalong, Kilkeel BT34 4QR

1.0 Site Characteristics and Area Characteristics

1.1 The application site is located outwith but adjacent o the settlement
development limit of Annalong as designated in the Banbridge Newry and Mourne
Area Plan 2015 (3/01 Newry and Mourne District). The site is located on unzoned
land within the Mourne area of Outstanding MNatural Beauty (AOMNE).

1.2 The dwelling on the application site is a derelict single storey dwelling which is
currently boarded up. There 15 a pedestrian access from Majors Hill which gives
access to the application site. There is currently no vehicular access. Within the
curtilage of the application site is a small garden which is currently accessed via a
pedestrian access from the side return of the dwelling. There are a couple of trees
within this garden. The site is enclosed and bounded via a mixture of elements to
include a wall to the front of the dwelling partially with a hedge on top and mourne
stone wall to the sides and rear of the application site,

1.3 The following images depict the current layout of the application site and
dwelling located on site. Image 3 illustrates the proposed layout of the application
site and vehicular access proposed. As illustrated in image 5 it can be seen that
the proposal incorporates a side extension that is single storey.
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Image 1 Photograph of the application site from Majors Hill

Image 3 Proposed Site Plan
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2.0 Planning Policies and Material Considerations

2.1 The Planning application has been assessed against the following:

= Banbridge, Newry and Mourne Area Plan 2015

Back to Agenda

s Strategic Planning Policy Statement (SPRS) for Northem [reland 2015

« Building on Tradition Sustainable Design Guide

» PPS 2 Natural Heritage

o PPS T (Addendum) Residential Extensions and Alterations Policy EXT 1

(March 2009

= PPS 21 Sustainable Development in the Countryside (June 2010)

3.0 Site History
3.1 The planning history of the application site is set out in the table below,
3.2 Planning History Table
Reference Location Proposal Status
LADT/2020/1204/0 54 Majors Hill, | Proposed 2 storey | Refused
Moneydorragh  More, | replacement  dwelling
Annalong. Kilkeel, | (amended plans and
BET34 40R information received)

4.0 Consultations

4.1 Consultations were issued to the following consultees:

« [N Water — Content with the application as presented. This is subject o both
standard and specific conditions.

« DFI Roads — Responded to their consultation response on the 16" September
requesting a variety of further information to include the extension to red line to
provide sight visibility splays and details of parking and turning within the site,
DFI Roads were reconsulted and responded on the 30" March 2023 setting out
that the application is unacceptable as submitted and that insufficient
information is available on transportation issues. DFI Roads again requested
further information to include:

» Anamended 1/2500 scale plan clearly extending the red line to the north
western side and south eastern side of the existing site in order o achieve
the required sight visihility splays of 2.0m x 80m in both directions,

« An aulo tracking plan demonstrating how a car can enter park and exil
the proposed site with second car parked.

= The proposed plan will have to denote the roadfiverge widths existing
along the site frontage with existing road width and verges being
maintained as a minimum.
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= 1/500 drawing showing existing stone walls and pillars set back within the
required sight lines of 2.0m x 80m in both directions.

4.2 DFl Roads attached refusal reasons as previous information that was
requested had not been submitted, This is further elaborated upon within section
5 below.

5.0 Objections and Representations

5.1 3 neighbours were identified to be notified. The application was advertised in
the local press on the 315 August 2022, One comment was received. The
comments contained within this email are as follows:

» The ... Agent have stated there is 2, 1 1/2 and single storey either side in fact
bungalows either side sitting in off the road and not at road edge.

« .. large agricultural sheds there's none at road frontage

= They have stated that this stretch of road s narrow with no footpath for
pedestrians

«  Opening a new vehicular access out onto a narrow stretch of road which has
practically no sight lines at road edge into incoming vehicles which are speeding
up leaving the thirlies and not slowing for thirties sees like madness.

» Stating there was street parking along the roadside the occupants never had
any vehicles registerad till the property so there was no roadside parking.

» The house has been vacant since early B0s lying unoccupied and derelict so
volume of traffic passing by this property on this narrow stretch of road has
greatly increased over the years so allowing blind access or street parking
would cause significant road safety for road users and pedestrians.

» The impact of first floor extensions 1o cottage at road edge would net blend in
with countryside landmark which it is.

Mote: The description was amended as the case progressed, The ariginal
proposal included a first floor extension, however this was amended and the
design reduced to single storey. Having account the reduced nature of the
proposals it was nol considerad necessary 10 RE NM Ay,

5.2 Those comments (upon which are relevant to Planning) will be considered
during the assessment of this application below.

Correspondence with Agent/Applicant

5.3 An email was issued 1o the Agent on the 2™ December 2022 setling out that
that the Planning Department has significant concerns with the validity of the
Planning Application. Within this email the Agent was directed to paragraph A& of
FPPS 7 Addendum Residential Extensions and Alterations. The email further set
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out that whilst the Planning Department acknowledge the dwelling is restricted and
are amenable to a larger extension; it is considered that the height, scale and
massing are unacceptable. The Planning Department would request that the
proposal is substantially reduced.

5.4 The Agent submitted further revised drawings on the 139 December 2023, for
Flanning and DFl Roads, whereby DFl Roads were reconsulted, Following a
response from DF| Roads being received a further email was issued to the Agent
(B April 2023) selting out the requirements for DF| Roads. The Agent responded
Lo the email (6% April 2023) rebutting DF1 Roads request. A response 1o the Agents
email was provided on the 8™ April 2023 setting out that due to the access being
a new access it must be to current standards as outlined by DFI Roads. The Agent
was given a deadline of the 219 April to submit any further information and to
outline intentions. No response was received to date 12" June 2023 and thus the
application has proceeded lo assessment with this information lacking.

Assessment:
Banbridge Newry and Mourne Area Plan 2015

6.1 Section 45 of the Planning Act (NI) 2011 requires the Council to have regard
o the Local Development Flan (LDP), so far as material to the application and to
any other material considerations. The relevant LDP is Banbridge, Newny and
Mourne Area Plan 2015 as the Council has not yet adopted a LDP. The application
site is located outwith any defined settlement limit as designated in the Banbridge
Mewry and Mourne Area Plan (Map 3/01 — Mewry and Mourne District) and is
located within an Area of Outstanding Natural Beauty. There are no specific
policies in the Plan regarding the proposed use therefore this application will be
assessed against regional planning policy.

Strategic Planning Policy Statement [SPPS) 2015

6.2 As there is no significant change to the policy requirements for the proposed
use following publication of the SPPS, the retained policies of PPS3 and the
addendum o PPSY will be utilised. These policies will be given substantial weight
in determining the principle of the proposal in accordance with paragraph 1,12 of
the SPPS.

Building on Tradition Sustainable Design Guide

6.3 Paragraph 6.78 of the SPPS requires that the supplementary guidance
contained within the 'Building on Tradition™ a Design a Sustainable Design Guide
for the NI countryside” is taken into account in assessing all development
proposals in the countryside. Whilst there is no direct guidance in relation o
extensions to properties there is varied guidance contained within the docurment
which is relatable to all proposal’s guidance includes new extensions are
sympathetic to the scale, massing and architectural style and finishes of the
existing building. Paragraph 3.7.1 further sets out that new elements should blend
with existing structures having regard to the following qualities: Appropriate siting,
appropriate height and massing, compatible scale and a choice of marerials and
colours showld complement the surrounding context, Paragraph 3.7.2 states rhe
height, width and general size of an extension should be infegrated 50 as not to
dominate the character of the existing structure.
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PPS 2 Natural Heritage

6.4 Policy NHE states that planning permission will only be granted where the
proposal is of an appropriate design, size and scale for the locality.

6.5 In assessing the application against these policies it is considered that the
nature of this application does not dispute the meaning or heart of the policies,
The dwelling, curtilage and landscaping are already established on a long term
basis on the application site. The application is for an extension to the dwelling
and wvehicular access; it is therefore considered that the proposal would not
atversely affect the designations set out above and would not cause any
demonstrable harm. The proposal is therefore considered compliant with PP52.

PPS 2 Access Movement and Parking

6.6 As part of the application a new access is proposed. Policy AMP 2 Access to
Public Roads and AMP 7 Car Parking and Servicing Arrangements have been
identified as the relevant policies with regards to the application. DFI Roads were
consulted with regards to the above and made comment as to what was required.
DFI Roads have since provided refusal reasons.

This application and proposal involves the creation of a new vehicular access o a
dwelling which has no evidence of previously incorporating a vehicular access 1o
serve the dwelling. This dwelling has been unoccupied and boarded up for many
years, and has never had a vehicular entrance. Despite the agents claims that the
provision of off-street parking and a vehicular entrance will be a betterment, any
new vehicular entrance must meet the current standards. A sub standard entrance
cregles a road safety issue and hazard. DFI Roads reguire splays of 2m by 60 in
both directions, which the applicant cannot achigve.

The Planning Department would agree with DRl Roads conclusions and
recommendation,

PPS 7 (Addendum) EXTL: Residential Extensions and Alterations

6.7 Policy EXTL1 of PPSY (Addendum) states that permission will be granted for a
proposal 1o extend or alter a residential propeny where specific criteria are met,

The application 1s for an extension to the side which also extends marginally
torward and back of the footprint of the existing building. The extension will extend
from the current side return by approximately 8.5m (the current extent of the
dwelling is 10.3m in length). The extension will have a maximum width of 6.5m.

Scale Massing and Design

6.8 As set out above the extension is to be contained within the existing curtilage
of the dwelling. The extension is o extend approximately 8.5m in length from the
side return of the dwelling and have a maximum width of 6.5m. The footprint
extends marginally forward and back of that existing, and will include a forward
projecting gable to the front, and lower return to the side,

6.9 The proposal has the following proposed finishes;
« Roof = Concrete Tiles
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« Walls — Smooth Render Plaster with Paint finish & Matural Stone where
indicated

»  Windows — LIPWVC
» Doors - Composile
« Gutters & Downpipes - PVC

6.10 The proposal incorporates new windows to the rear elevation of the existing
part of the dwelling. Given the current restrictions and size of the existing dwelling
on site it is considered that an extension of this size and =cale is considered
appropriate in order to allow for it to accord o modern living standards. The
proposal would create a modest sized dwelling with two bedrooms, one bathroom,
a small toilet, kitchen/dining, living and utility room with some storage in the form
of a larder. It is considered that the scale, massing and design are appropriate.

Impact on the Character of the Surrounding Area

6.11 Within proximity to the application site there are a number of dwellings the
majority of which are single storey in form with upper floor conversions. I is
considered that the dwelling under assessment is a minimal in size currently and
thus an extension to said dwelling would not adversely impact the character of the
area. It is considered that the surrounding area can absorb the extension without
unduly harming the surrounding area.

Privacy/Overlooking

6.12 Having studied the proposed extension it is noted that there are two windows
to the side gable on the extended portion of the dwelling with nearest neighbouring
receptar at number 52a. During a site inspection it was noted that there is an
intervening laneway. Furthermore, the building line of the proposed extension
would not be overlooking any private amenity space and is considered to be sited
a sufficient distance from the neighbouring property. Additionally, it is proposed
that beyond the extension to the side return would be a parking area and therefore
there is space between the side return and edge of the curtifage of the dwelling. 1t
iIs considered that there would be no issues with unacceptable overlooking or

privacy to neighbouring dwellings as a result of the development, due to the
characteristics of the site,

Dominance/Overshadowing/Loss of Light

6.13 Having regard for the current positioning of the dwelling, proposed extension,
positioning of the laneway, distance from neighbouring receptars, the building line,
as well as intervening features it is considered that the proposed extension wold
not cause any unacceptable impacts to the amenity of the dwelling house currently
nar the neighbouring receptors. It is considered that the proposal would not cause
any demonstrable harm by way of dominance, overshadowing nor loss of light as
a result of the proposal.

Loss or Damage to Trees/Landscaping

6.14 The site plan illustrates the removal of trees within the curtilage to provide for
parking. It is considered that this would not cause demonstrable harm of
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significance to the local environmental quality as proposed planting and trees are
proposed as part of this application.

Impacts on Amenity space within the Curtilage of the property

6.15 There is minimal amenity space currently within the curtilage of the site. It is
proposed to create a small area to the rear of the property and retain some amenity
space currently visible at the application site. Given the site constraints and the
need for an extension to allow for a modern size of living accommodation it is
considered acceptable.

6.16 Whilst the Planning Depanment would be amenable o the extension and
believe that it would create a betterment to the site and allow for a dwelling of
sufficient size and scale to be created through the extension of the existing
dwelling on site it does nol detract from the facl that the proposed parking
arrangements and new vehicular access are considered contrary o policy. DFI
Roads requested further information and the applicantagent was afforded an
opportunity 10 submit said information. Due w no further information being
submitted; the application must be refused on the basis of DFI Roads comments
and drawings available.

6.0 Recommendation — Refusal

6.1 Drawings in which the application relates to Site Location Plan 279075W,
DWG 2609/EX01, DWG-2617/PL01-B (Proposed 5Site Layout), DWG-
2617/PLO1-B (proposed elevations and floor plan)

6.2 Conditions

The proposal is contrary to Planning Policy Statement 3, Access,
Movement and Parking, Policy AMP 2, in that it would, if permitted,
prejudice the safety and convenience of road users since visibility
splays (of 2.0 metres x 60 metres) from the proposed access
cannot be provided in accordance with the standards contained in
the Department’s Development Control Advice Note 15.

The proposal is contrary to Planning Policy Statement 3, Access,
Movement and Parking, Policy AMP 7, in that it would, if permitted,
prejudice the safety and convenience of road users since adequate
provision cannot be made clear of the highway for the -

1. parking
2.  turning
3. loading and unloading

- of vehicles which would be attracted to the site.
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Case Officer Signature: Roisin McGrane

Date: 12.06.2023

Appointed Officer Signature: M Keang

Date: 12-06-23
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10B REF 2617
ITEM 16
LADT/2022/1261/F

4 MAJORS HILL, ANNALONG

1. Roads have treated the application as if it were a new site for a dwelling and in 50 doing imposed
the required criteria for am access to 2 new dwelling, The dwelling herewith exists and Planning have
canfirmed this and a have no objections to an extension. Clarification Is reguired from Foads as to
why the proposed betterment is not scceptable as opposed to the existing situation where at least 3
cars could park along the frontage of the dwelling on this stretch of narrow country road.

2. Clarification is required from Roads a2 to why the proposal would not be an improvement. They
have stated that it would prejudice parking. Turning and foading and unloading yet at the moment
all these activities would take place at the edge of a public road at great risk and incorvenience to
pedestrians and road users,

This application does not have a specific Policy to be considered under. Roads have degmed it to be
a new acce:zx to a new dwelling whereas we contend it is an improvement to an existing situation
where all vehicles attracted to the dwelling park on the public road.

Acommon sense approach from the Committee is needed where they can deem the betberment to
a poor situation outweighs Roads contradictorny interpretation of the Policy they have guoted as
refusal reasons,
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Newry, Mourne
and Down

District Council

A

Application Reference: LAD7/2022/1534/F

Date Received: 23.09.2022

Proposal: Change of house type and detached garage in substitution
to the extant approvals granted under PI2003/2089/0 and
PIZ00TI0S58/RM

Location: 51 Drumlough Road, Rathfriland (site previously described

as opposite 50 Drumlough Road, Rathfriland).

1.0 Site Characteristics and Area Characteristics

1.1 The application site is located on the Drumlicugh Road approximately 2.3 miles
south west of the settlement development limit of Rathfriland. The site has been
screened for both natural and historic environment features. No designations or
Zonings have been noted, The site is flat. At the time of site visit an access to the
site was ohserved along with footpath, the site was enclosed via a wall to the front
and a fence to other aspects. It s evident that some foundations had been put in,
The following extracts inset illustrate what was approved under the parent
application and what is applied for under this application visually. Following on
from this a number of site photos are included.
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Image 1: Extract from Site Location Plan drawing number 9775-05
{application reference P/2007/0558/RM)

Image 2: Extract from Site Layout Plan drawing number 9775-04
(application reference PI2007/0558/RM)

Image 3: Extract from Planning Drawings drawing number 9775-01
(application reference P[2007/0558/RM)
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Image 4 Extract from Planning Drawings drawing number 9775-03
{application reference P/2007/0558/RM)
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Image 5 Extract from Planning Drawings drawing number 9775-02
(application reference PI2007/0558/RM)
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1.2 The dwelling approved is a two-storey dwelling with an integrated garage. The
tollowing insets are submitted and are to be considered as part of this application.

Image 6: Extract from Site Location Plan (application number
LAOTI2022/1534/F)
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Image 7: Extract from Site Block Plan Drw J Fegan 4 (application number
LADTI2022/1534/F)
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Image B: Extract from Elevations Drw J Fegan 2 (application number
LAD7I2022/1534/F)

Image 9: Extract from Garage Elevations J Fegan 3 (application number
LAOTI2022/1534/F)
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Image 10: Extract from Garage Elevations J Fegan 1 {application number
LAD7I2022/1534/F)

Image 12 Photograph taken whilst conducting a site visit (28.10.2022)
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1.3 The above images are extracts taken from the drawings submitted to planning
and to be considered as part of this application (LADT/2022/1534/F). In summary
the changes as described above include:

« Change of position of the dwelling house
= Change of integral garage to stand alone detached garage
« Change of window pattern and removal of walled dormer
= Change of porch aesthetics/style
« Addition of a two floor extension 1o the rear
« Reconfiguration of floor plan
» Reduction of curtilage
« Change to access location and arrangement
Planning Policies and Material Considerations
2.1 This application has been assessed against the following:
« Banbridge, Mewry and Mourne Area Plan 2015
« The Strategic Planning Policy Statement (SPPS) for Morthern Ireland 2015
= Building on Tradition Sustainable Design Guide
= PP53 Access, Movement and Parking

« PP521 Sustainable development in the countryside

3.0 Site History

3.1 As set oul in the table below there has heen previous approval granted for an
outline and reserved matters; resenved matters was applied for in 2007 under
planning reference P/2007/0558/RM. Permission was granted on the 137
February 2008. Among the conditions of P/2007/0558/RM where the following pre-
commencement conditions:

1. The vehicular access, including visibility splays and any forward sight line, shall
e provided in accordance with the approved plans, prior to the commencement
of any warks or other development hereby permitted,

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

2. Development must not commence until 'Consent to Discharge of Efffuent’ under
the Water (NI) Order 1999 has been obtained from the Environment and Heritage
Service of the Department of the Environment,

Reason: In the interest of public health

3.2 It is noted from studying the previously approved reserved matters application
that was approved, the current application upon which this report assesses as well
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as a site visit and the study of aerials that the pre-commencement conditions were
not undertaken. Furthermore, whilst it is noted an access was implemented and
has been implemented from 2012 (visible on internal council GIS systems); this
access is not in the correct placement thus it must be determined that whilst there
are foundations in place. These are also not in the position approved, thus the
Planning Dept consider the previous permission has not been lawfully
commenced/enacted and has since lapsed/expired.

To reiterate, the pre commencement conditions have not been complied with or
discharged, the access constructed is in a different place, while the foundations
also in place are not in the approved location.

3.3 Planning History Table

Reference Location Proposal Status
F1994/0380 B0 metres south west of no | Site for dwelling Approved
50 Crumlough Road,
Rathfriland
F/1998/0950 EOM SW of no 50 Drumlough | Site for dwelling Application
Road, Rathfritand Withdrawn
Pf2000/0256 Opposite No 50 Drumlough | Site for dwelling Approved
Road, Rathiriland
P/2003/208%/0 Opposite No 50 Drumlough | Site for single detached | Approved
Road, Lurgancahone, | dwelling
Rathfriland
P/2007/0558/RM Opposite 50  Drumlough | Erection of dwelling and | Approved
Road, Lugancahone, | garage
Rathfriland

4.0 Consultations

4.1 Three consultations were jssued to DRI Roads, DH Rivers and NI Water as
part of this application. All consultees were content with the application as
presented and provided conditionsfinformatives to be attached to any favourable
decision on the application site,

5.00bjections and Representations

5.1 Two neighbours were notified as part of this application. The application was
advertised in the local press on the 12" October 2022, No objections have been
received o date (30.06.2023).

Correspondence with the Agent

5.2 An email was issued to the Agent on the 2™ December 2022 which set out the
Planning Departments concerns as o whether Lo previous planning approvals had
ever been enacted on site. The Planning Department set out that both the access
and foundations appeared to not have been implemented as approved and asked
for the Agents comments in relation to this.



Back to Agenda

5.3 The Agent responded on the 14" December 2022, setting out that the
structures that were approved and those on the ground do overlap and elaborated
in an email that these overap to an extent of 48%. The Agent further explained
that the change in foundation placement was due to the levels of the site and
should they have been placed correctly it would have resulted in rising walls
approaching 1.Bm. Further the Agent believes that the visual impact should the
dwelling be built where said foundations are it would be discernible to the human
EVE,

5.4 With regards W the access he Agentl states that the access has been
constructed on site will lead o a safer access than that approved. The Agent sets
out that moving the access closer to the bend in Drumlough Road increases
forward visibility around the bend which will benefit road users on Drumlough Road
and lead to a planning and road safety gain.

5.5 The Agent set out a number of cases upon which he believed to be similar
circumstances @ the Drumlough Road such as LAOT2016/106%90F,
LAQY2016M070/LDE and LADT/2018/1881/F.

5.6 The Planning Department have considered the Agents rebuttal and examples
given, however, it must be considerad that the application has not complied with
the pre-commencement conditions of the resernved matters application and given
the time that has passed it must be concluded that the reserved matters application
planning reference: P/2007/0558/RM was never enacted.

6.0 Assessment:
Banbridge/Newry and Mourne Area Plan 2015

6.1 Section 45 of the Planning Act (M) 2011 requires the Council to have regard
o the Local Development Plan (LDP), so far as material to the application and to
any other material considerations. The relevant LDP is Banbridge, Mewry and
Mourne Area Plan 2015 as the Council has not yet adopted a LDP. The applcation
site is located outwith any defined settlement development limits as designated in
the Banbridge, Newry and Mourne Area Plan 2015 (Map 3/01). There are no
specific policies in the Plan regarding the proposed use therefore this application
will be assessed against regional planning policy.

Strategic Planning Policy Statement (SPPS) 2015

6.2 As there is no signhificant change to the policy requirements following the
publication of the SPPS and it is arguably less prescriptive than the retained
policies of PP521 will be given substantial weight in determining the principle of
the proposal in accordance with para 1.12 of the SPP5,

Building on Tradition Sustainable Design Guide for Northern Ireland

6.3 Paragraph 6.78 of the SPPS requires that the supplementary guidance
contained within the 'Building on Tradition” a Design a Sustainable Design Guide
for the NI countryside® is taken into account in assessing all development
proposals in the countryside, Section 6 on New Builds as well as the various
design principles throughout the document are relevant to the proposal. Section 6
highlights how buildings can be designed [0 respect the natural landscape and
contours as well as guidance on site boundaries.
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PPS 21 - Sustainable Development in the Countryside and proposals

6.4 The previous applications of P/2003/2089/0 and P/2007/0558/RM were
approved in principle prior o the publication of PPS 21, However as stated the
Planning Dept considers this permission was not lawfully enacted and has since
expired, Thus there is no change of house type opportunity,

6.5. Motwithstanding the pnnciple as outlined above, the Planning Dept has
reviewed the change of house type design proposals and comments as follows.

The differences between both dwelling types are minimal with the roof dormer to
the front of the dwelling removed, window pattern change and porch changes,
Changes have been made to the rear elevation with a two storey rear extension
proposed. Any major elevation changes and extension are to the rear, The
dwelling proposed demonstrates the same height and width o the previoushy
approved (lapsed permission) dwelling. The garage proposed is sited to the side
of the dwelling and is subordinate in size.

Having considered the changes in full and studied the previously approved
elevations with those proposed it is considered that the finishes and the design
concepts of the dwelling are not dissimilar to that previously approved and any
alterations would not hawve any significant increased impact on the character of the
area than previously approved,

6.6 The current prevailing policy for a dwelling in the countryside is PPS21, and
based on the information submitted together with the siing indicated it is
considered the proposals do not meel any of the exceptions listed in PP521 in
respect of the principle of development.

Accordingly the proposals are considered to fail policy CTY1 of PPS21.

Motwithstanding the principle the Planning Dept are content the proposals, do not
offend policies CTY13, CTY14 and CTY16 of PP521.

Summary

6.7 In summary, whilst it is considered that the changes proposed to the dwelling
to include elevational changes, aesthetic changes and change to the type of
garage would not be detrimental to the character of the area and would be
acceptable, the previous permission P/2007/0558/RM has not heen enacted by
virtue of its pre commencement conditions, together with the location of both he
access and foundations, this permission has expired and the proposals do not
meel any of the listed exceptions of current policy, and the principle is therefore
not established.

Accordingly, Refusal is recommended.

7.0Recommendation - Refusal

7.1Drawings in which the application relates to Site Location Plan,
JFegan 1, JFegan2, JFegan3 & JFegand.
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1. The proposal is contrary to the Strategic Planning Policy Statement for North-
ern lreland and Policy CTY1 of Planning Paolicy Statement 21, Sustainable
Development in the Countryside in that there are no overmiding reasons why
this development is essential in this rural location and could not be located
within a settlement.

Case Officer Signature: Roisin McGrane

Date: 30.06.2023

Appointed Officer Signature: M Keane

Date: 30-06-23
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Application LAOT/Z022/1534/F, Change of house type and detached garage in
substitution to the extant approvals granted ander PR2WN20EW0 and P2ODTOA58RM

The applicant began construction works on this site in January 2000, He began with the
provision of sight splays in bodh directions, Forming the aceess and stripping soil frem the
site. The planmng department have secepted that these works were undertaken within the
carrect imetrame,

The case officer emailed me omn 2™ Deeember past, She advised that the access and sub-
structures had been constructed in the wrong place. She asked for my comments re the
position of the sub structures and sccess and gave me 2 weeks to make my submission. |
provided a very lengthy response on 14™ December setting out the reasoning as to why the
applicant moved the access and sah-structwres on site. [ provided degails of similar
applications that had been approved by the planning department & Planning Commilles in
very similar circumstances. | also provided details of a successtul enforcement appeal where
a planning authority had taken enforcement action when 1t became aware that a dwelling had
heen commenced 10m away from its approved pogition,

Marmally, [ would have expected the case officer o compare the vanous scenanos to Mr
Fepan's case. Instead, the planning department have rassed a completely new issue which bl
not been mentioned in the officer’s email of 2nd December.

Coadition & on the RM approval required “Developrment noast sol covmmence senill Consend to
Digcharpe of Eflvent’ under the Weter (861 Chrder 1909 ay beer olsained from the
Envirenment and Heritage Service of the Department of the Exvironmens”.

Mr Fegan didn™t abdain consent to discharge befare he commence:d work,

Paragraph 5.6 of the officer’s repost lor this apphcatons advises “The Plasmg Departmen?
have comgidered the Agenes veburtal and examples given, however, it must be considered thay
fhe gpedication hoes ned complied with e pre-commencement condiions of the reserved
mraetters el cotion anad given the tme et Des presveed 08 et I conetuded thai the reserved
matters applicalion plaxning reference: PR2ODTAOISERM way never enacted”

Despite the fact that consent to discharge iz dealt with by legislation separate from the
plarmng legislaton, e planming department have ladched onto the Tact that the applican did
et obtain consent o discharge belore he conmenced work, Having read the officer’s repost,
the wpplicant 15 very frustrated thot [ was not offered any opportunity to comment on this
nalier,

The outlineg decizion granted via PE2OO3Z0E00) defines the scope of Mr Fegan's planning
permissionn. The 10 planning coswditions set out in the outline permission maks no mention of
the necd o obtam Consent To Discharge. [t is & legal requurement that any application for
the approval of reserved mafiers must be within the scope of the outline planning permission
and must be in accordance with any conditions imposed on the outline permission, The PAC
lake o consistent view that conditions mey ol be stpulated inoan approval of reserved matters
which muterially depart from the outline permission alregdy granted.
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[o chis case Mr Fegan obtained OPP for a Sice for o single detached dwelling via
P2003/ 20890 on 217 April 2006, The permission imposed 10 conditions. None of the
conditions mentioned the need to obtain Consent To Discharge.

[nfermative no & informed e applicant that if he wished (o use a septic tank that he neaded
o ohiain written confirmaton from the Environment & Herttage Service and the
Envirpnmental Health Deptin the local council. Tnformative ne 1 also informed the
applicant that an application to install a septic tank should be made to the EHID in NMIXC,

[nformsteves are added 1o the butom of & decision notice as guidance for the
applicant/developer. They ure not conditions & they are not enforceable. Informatives ane
the sdditional comments From a planning authority and they are added w INFORM the
developerfapplicant.

[t 15 clear from companng the outline and reserved matters decisions that the BM decision has
elevated the need to obtain consent to discharge from being simply mentioned in 2
informatives on the outline decision to being the subject of a pre-commencement condition on
the RM decision

Condition # on the BEM decision sought (o bring about & more oneroas sitaation For M Fegan,
Condition & on the BM decision goes heyond the scope of the outlineg planning permission,

To summarise, condizon 8 on the BM decizion shoold never have been imposed. I1is
fundamentally wrong of the planning department o recemmend this apphicaion [or refusal on
the basis of non compliance with a pre-commencement planning condition which should not
have been there in the first instance.

[ relation o the siting of the access and seb-struciures on the sileg, it has already heen
explioned o the planning departiment that maoving the access closer 1o the bend 1 Druomiouzh
Road has inereased forward visibility around the bend which currently benefits road users on
Dymdeugh Boad, This is a planoing aod read safety gam,

There is o very significant cverlap between the approved dwelling Teatprint and the
constructed dwelling footprint. In fact the level of overlep in this case 15 preater than the level
of overlap considered acceptable by the PAC and the council™s own planning department
when dealing with 2 extremely siomalar cases. Bothothe appeal and plamung application were

successlil,

[ will elaborate on the above during my short presentation. 1 will use overlay drowings o
demonstiate the level of overlap between the approved and constructed foofprints,

[ will alse be happy to take guestions {rom the Committes on the matters | roise dunng my
presentalion.

Brendan Ouinrn.
BSc Hon's

ICIOR
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Comhairle Ceantair

an Iair, Mhurn
agus an Duin

Newry, Mourne
and Down

District Council

A

Application Reference: LAD7/2022/1313/0
Date Received: 17/08/2022

Proposal: 2 Storey Dwelling and Garage on an Infill site under Policy CTY8 of
PPS21.

Location: Lands to the immediate East of 3 Bog Road, Killeen.

Site Characteristics & Area Characteristics:

The application site is located outside any settlement hmits as defined wathin the
Banbridge / Newry and Mourne Area Plan 2015, the site is within as designated Area
of Qutstanding Matural Beauty.

The site is an area of land west of No 3 which is a one and a half storey dweliing set
back from the public road with a laneway providing access to the public road, No 3
has a large shed and other smaller structures set to the rear of the property (the large
shed does not appear to have the benetit of planning permissian).

To the west of the site is a recently constructed dwelling positioned close to the public
road, the application site is near triangular in its shape with a narrow frontage to the
road with the site then widening further back from the road.

The site is located in a rural area although there are a number of properties in the
vicinity and a playing field and associated buildings are located opposite the site.

Site History:
PR201M029F - 37 Clontigora Road, Killeen, Newry - Proposed erection of rural
detached double garage — Permission Granted 20/10/2010.

LAOT/2022/0316/CA — 3 Bog Road , Newry — Unauthorised Large Shed — Current
Case.

P/2005/0814/F - On Bog Road, 70 metres east of junction with Clontigora Road,
Killeen, Mewry — Erection of Dwelling — Permission Granted 16/06/2006.

Planning Policies & Material Considerations:
The following policy documents provide the primary planning context for the
determination of this application:

« Banbridge [ Mewry and Mourne Area Plan 2015
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= Strategic Planning Policy Statement for Northern Ireland {(SPPS)

« Planning Folicy Statement 21 — Sustainable Development in the Countryside
«  Planning Policy Statement 3 — Access, Movement and Parking / DCAN 15

« Planning Policy Statement 2 Natural Heritage

« Building on Tradition

Consultations:
DFl Roads — No ohjections.

NI Water — No objections,

Objections & Representations:
The application was advertised on 14092022, two neighbours were notified on
08082022, no representations or objections have been received.

Consideration and Assessment:

Strategic Planning Policy Statement for Northern Ireland

Faragraph 1.12 of the SPPS states that where the SPPS introduces a change of policy
direction and / or provides a policy clarification that would be in conflict with the
retained policy the SPPS should be accorded greater weight in the assessment of
individual planning applications. However, the SPPS does not introduce a change of
policy direction nor provide a policy clarification in respect of proposals for residential
development in the countryside, Consequently, the relevant policy context is provided
by the retaned Planning Policy Statement 21, Sustainable Development in the
Countryside. Policy CTY1 of PPS21 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 infill dwellings in accordance with policy CTYS.

Principle of Development

Policy CTY8 states that an exception will be permitted for the development of a small
gap site sufficient only to accommodate up o & 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 application site benefits from the recently constructed dwelling to the west which
i5 considered to have a frontage with the public road. Mo 3 to the east of the site and
its associated outbuildings is set back from the road which have an access point to the
public road. As the curtilage does not extend to the public road, No. 3 does not benefit
from a frontage to the public road and therefore cannot be considered as part of the
requisite 3 builldings along a substantial and continuously built-up frontage, as required
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by policy. Consequently, there is only 1 gualifying building {recently constructed
dwelling) that shares a commaon frontage with the proposed site.

It is considered that the proposal respects the plot size of other development in the
area, given that this is an outline application details of design have not been submitted,
If required conditions could be used to ensure any development respected the size
and scale of properties in the area.

The agent feels that the proposal meets policy requirements regarding there being
three buildings with a road frontage, the agent considerad that the buildings to the rear
of Mo 3 have a frontage.

The Planning Authority are of the opinion that No 3 does not have a frontage and
instead an access point o the public road. Below are examples of PAC decisions o
support this.

A recent PAC decision 2021/A0128 {LAD7/2020/1002/0), states;

‘Paragraph 5.33 of the justification and amplification of the policy advises that for the
purpases of this policy & road frontage includes a foolfpath or privale lane’. This means
that a road frontage can exist along a road, footpath or laneway. It does not mean a
laneway in itself constitutes a road frontage. | find support for this in the final sentence
of the second paragraph of Policy CTY8 which refers to the frontage being formed by
‘buildings'. Therefore, an access alone cannot constitute road frontage. The size of
the access lane is immafenal. A building has a frontage o the road if the plot on which
it stahds abuts or shares a boundary with that road.”

Another recent appeal decision 2020/A0121 states;

“Only the access lane to No. 1586 extends to the Whitepark Road and an access alone
does nof constitute frontage. As the piot on which the buiidings at No. 186 stand does
not have frontage to the road, these buildings do hot hawve frontage 1o the road.
Consequently, there is no substantial and continuously built up frontage ar this
location. As suich, the appeal site cannot constitute a small gap in such a frontage and
the appeal proposal fails the fundarmental requirement of the infill exception in Policy
CTYSs."

Flanning appeal 2017/A0204 states;

It 15 correct that any building along a frontage, which policy does not distinguish
between in terms of main or subordinate buildings, can contribute to a substantial and
continuously built up frontage. I is not however the case that any building (my
emphasis) standing on the same plol which abuts or shares a boundary with a road
automatically has a commaon frontage to it, as cognisance must stll be taken of the
spatial relationship of the buildings within that plot to the actual frontage in order to
determine if they form part of that substantial and continuously built up frontage.”

As a result, the application site is not considered 0 be a gap within an otherwise
substantial and continuously built up frontage but instead it is considered that it would
create a ribbon of development.

The proposal is not considered an exception to policy but is contrary to CTY8, as there
are no reasons why the development is essential in this rural location and does not
meet any exceptions it is contrary to CTY1.
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Integration, Design and Rural Character

Policy CTY 13 of PPS 21 requires a building to be wvisually integrated into the
surrounding landscape, The application site is an open agricultural field located on the
edge of the public road and as such a dweliing on the site would be considered a
prominent feature in the landscape. The site at present is open to views and would be
unable to provide a suitable degree of enclosure for a dwelling to integrate into the
landscape. To provide a suitable degree of enclosure and screening this would rely on
the use of new landscaping. It is considered that the proposal fails to comply with parts
a, b and ¢ of Policy CT¥13.

CTY 14 states that planning permission will be granted for a building in the countryside
where il does not cause a detrimental change to, or further erode the rural character
of an area. A new building will be unacceptable where it will be unduly prominent,
result in a suburban style huild-up of development when viewed with existing buildings,
and where it creates or adds to a ribbon of development.

As previously stated the site is open and so any dwelling on the site would be
prominent. A dwelling on the site would result in a suburban style build-up of
development when viewed with existing buildings in the area and a dwelling on the
site would create a ribbon of development along Bog Road. It is considered that the
proposal fails to comply with parts a. b and d of Policy CTY 14,

Area of Outstanding Natural Beauty

Flanning Policy Statement 2 Policy NHG is applicable due to the location within an
ADMB. The proposal (for the reasons noted above) s considered unsympathetic 1o
the special character of the AQONE and therefore fails this policy criterion,

Access and Parking
DFl Roads raised no objections to the proposal and as such it is considered that
access and parking provisions are acceptable,

Development relying on non-mains sewerage.

Policy CTY 16 — The application would appear to comply with this policy, a condition
should be included o ensure a copy of a consent to discharge be submitted prior 1o
commencement of the development.

Recommendation: Refusal

Reasons for Refusal

1. The proposal is contrary to the Strategic Planning Policy Statement for Morthern
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 Northern
Ireland and Policy CTYH of Planning Policy Statement 21, Sustainable Development
in the Countryside in that it fails to meet the provisions for an infill dwelling and would,
if permitted, result in the creation of ribbon development along Bog Road and does not
represent an exception to policy.
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3. The proposal is contrary to the Strategic Planning Policy Statement for Northern
Ireland and Policy CTY13 of Planning Policy Statement 21, Sustainable Development
in the Countryside, in that the site is prominent and unable to provide a suitable degree
of enclosure for a huilding 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 to the Strategic Flanning Policy Statement for Morthern
Ireland and Policy CTY 14 of Planning Policy Statement 21, Sustainable Development
in the Countryside in that the building would, if permitted be unduly prominent and
result in a suburban style build-up of development when viewed with existing and
approved buildings and would create a ribbon of development and would therefore
result in a detrimental change to and further erode the rural character of the
countrysicde.

5. The proposal is contrary to the Strategic Planming Policy Statement for Northern
Ireland and Policy NHE of Planming Policy Staterment 2, Natural Heritage in that the
siting 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: Wayne Donaldson Date: 15/03/2023

Authorised Officer: Ashley Donaldson Date: 15/03/2023
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Planning Committee Schedule of 23™ August 2023
Planming reference;  LAOT/202271313/0

Proposal: 2 Storey Dwelling & Garage on an infill site under Policy CTYS of PP521

Applicant:  Mr Eugene Coogan

Location  Lands to Immediate East of 3 Bog Road, Killeen, Mewry.
Recommendation: Refusal

Heasons

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

2. The proposal is contrary to the Strategic Planning Policy Statement for Northern Ireland and
Policy CTYS af Planning Policy Statement 21, Sustainable Development in the Countryside in that it
fails to meet the provisions for an infill dwelling and would, if permitted, result in the creation of
ribbon development along Bog Road and does not represent an exception to policy

3, The proposal is contrary 1o the Strategic Planning Policy Statement for Northern Ireland and
Policy CTY13 of Planning Policy Statement 21, Sustainable Development in the Countryside, in that
the site is prominent and unable to provide a suitable degree of enclosure for a building 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 to the Strategic Planning Policy Statement for Morthern Irefand and
Policy CTY14 of Planning Policy Statement 21, Sustainable Development in the Countryside in that
the building would, if permitted be unduly prominent and result in a suburban style build-up of
development when viewed with existing and approved buildings and would create a ribbon of
development and would therefore result in a detrimental change to and further erode the rural
character of the countryside.

5. The proposal Is contrary to the Strateglc Planning Policy Statement for Northern Ireland and
Policy NHE of Planning Policy Statement 2, Natural Heritage in that the siting of the proposal is
unsympathetic to the special character of the Area of Outstanding Matural Beauty in general and
of the particular locality.

Refusal Reason 1- Rebuttal. A dwelling an an infill site under Policy CTYA is an exception to Palicy
CTYL of PP321 and it is contended that the application site is compliant with Policy CTYE and by
virtue is compliant with Policy CTY1.

Refusal Reason 2- Rebuttal, Policy CTYE states that an exception will be permitted for the
development of 2 small gap site sufficient only to accommodate up to a maximum of two houses
within an otherwise substantial and continuously built up frentage. The application site fits that
criteria as the recantly constructed dwelling provides the infill opportunity. The officer states that in
refation te Mo3  "os bhe curbiloge does not extend to the public rood”, this has to be challenged as

Tumelty Planning Services, 11 Ballyalten Park, Downpatrick, BT30 7T
Tek: OFFREDSTELY
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the site consists of a dwelling and outbuildings with access way 1o the public road accompanied by a
band of planting either side, so this statement is incorrect as the site has a curtilege which extends
to the road and has an ornamental pillars and walling with planting to the rear 5o this interpretation
has to be challenged. It is the appellant's opinion that the officer has not considered the planting
which is adjacent to the vehicular tarmacked drivewsay and ormamental garden planting set within
existing boundary fencing and hedging. It is further noted that the proposed site frontage is similar
insize to Nod and widens as you enter the site and the proposed dwelling is 1o be sited in line with
the existing dwelling thus it is contested that the proposal meets the policy constrainks. | zgree with
the officer’s statement that "It is considered that the propasal respects the plot size of other
development i the grea” Which indicates the gap site that exists between existing and established
development.

Refusal Reason 3- Rebuttal, Policy CTY 13 of PPS 21 requires a building to be visually integrated inte
the surrounding landscape. Contrary ta the officer’s interpretation that the application site is an
cpen fleld and would be considered prominent, rather the site is in a gap between existing buildings
two of which are 2 storey in nature and as such the proposal would be in keeping with the existing
build form and would not be considered prominent. It has to be argued that the officer’s
interpretation that the site is open ta views and wauld be unable to provide a suitable degree of
enclosure for a dwelling te integrate into the landscape s not considered to be a true interpretation
of what is on the ground. The site is bounded on either side by mature hedging and contrary he
officers report 2 minimal amount of new landscaping would be required and would be to the rear of
the site. It has to be said that the dwelling on the right of the application site did nat benefit from
any moare existing planting and relies on new planting to integrate

Refusal Reason 4- Rebuttal, CTY 14 states that planning permissicn will be granted for & building in
the countryside where it does not cause a detrimental change to, or further erode the rural
character of an area. The chosen site between existing development with the same backdrop as the
existing structures could not be considered prominent and rather than creating a rinbon avails of the
gap opportunity and as the proposal is to be considered &5 2storey would not be out of keeping and
would et e unduly prominent.

Refusal Reason 5- Rebuttal. The officer's deliberation that the site as applied for is unsympathetic
to the special character of the A0NE Policy NH-6 has to be refuted as the new development will be
located between existing buildings and will be clustered with existing built form. The chosen site
makes use of the existing backdrop of vegetation and surrounding buildings and offers a sympathetic
pasition between existing dwellings and cutbuildings,

Conclusion

The site as chosen complies with the requirements of a dwelling under Policy CTY8 as it completes
the gap that exists on the ground following the construction the new dwelling. A lot is made of the
fact that the site is open and a new dwelling would not integrate into the surround built form. The
existing vegetation of the proposed site is mature unlike the adjacent new dwelling and the
adjacent approved foothall fleld. The site avails of the backdrop of drumlin countryside while
nestling in the gap between the existing development.

The applicant would respectfully ask the Committee to overturn the Officer's recommendation
and to grant Planning Approval.

Tumelty Planning Services, 11 Ballyalten Park, Downpatrick, BT30 7T
Tek: OFFREDSTELY
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