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November 8th, 2023

Notice Of Meeting

You are invited to attend the Planning Committee Meeting to be held on Wednesday, 15th
November 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

Councillor McAteer

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 Committee Meeting held on 18 October
2023 & Special Planning Committee Meeting held on 26
October 2023

1 Planning Committee Minutes 18 Oct 2023.pdf
1 Special Planning Committee Minutes 26 October 2023.pdf

Addendum List - Planning applications with no

representations received or requests for speaking rights
1 Addendum list - 15-11-2023.pdf

Page 1

Page 9

Page 12

Development Management - Planning Applications for determination

6.0

P/2007/0422/F - Erection of Residential Development with
Access off Dublin Road, parking provision (part underground),
associated site works and landscaping (revised scheme for 44
No. apartments (in two 4-storey blocks of 22 apartments) and

1 No. detached dwelling with individual access of Dublin
Road, with demolition of the existing dwellings at Nos. 97 and
99 Dublin Road) - Nos.97 and 99 Dublin Road, Newry
(extending to lands to the north (rear) of Nos. 1-8 Riverdale
House, off Heslip's Lane)

APPROVAL

[ P.2007.0422.- Professional Recommendation Report.pdf

Page 13

7.0

LA07/2019/1302/F - Dwelling and reconfiguration of parking



8.0

9.0

10.0

layout on site with associated access arrangements - to the
rear of No's 65-69 South Promenade, Newcastle

REFUSAL

¢ A request for speaking rights has been received from Kieran Fitzpatrick, in

objection to the application. (Attached)
¢ A request for speaking rights has been received from Declan Rooney (agent), in

support of the application. (Attached)

[y LA07-2019-1302-F.pdf Page 35
1 LAO07-2019-1302-F-Deferral Report.pdf Page 43
1 LAO07-2019-1302-F - Objection.pdf Page 48
1 LAO07-2019-1302-F - D Rooney.pdf Page 55

LA07/2023/2466/F - Section 54 application for the removal of
condition 7 of planning approval LA07/2022/1106/0 'the
proposed dwelling and garage shall be sited in the area
shaded brown on the approved plan 12610 Doyle Rev 1' - 30
Carmeen Road, Newry, BT34 2RZ

REFUSAL

¢ A request for speaking rights has been received from Declan Rooney (agent), in
support of the application. (Attached)

1 LAO07-2023-2466-F.pdf Page 57

[1 LA07-2023-2466-F - support.pdf Page 62

LA07/2021/0132/F - Proposed new campsite, ancillary
buildings and associated works - Killyleagh Outdoor Centre,
Shore Road, Killyleagh

APPROVAL
[ LA07-2021-0132-F.pdf Page 64

LA07/2021/0903/F - Erection of 1 No. 2 storey detached
residential dwelling - Adjacent and immediately south of 45
Park View, Cloughoge, Newry



11.0

12.0

13.0

APPROVAL
O LA07-2021-0903-F.pdf Page 85

LA07/2021/2056/F - Erection of 18 no. dwellings with 15 no.
detached garages and 3 no. garden rooms - Lands
approximately 38m east of no. 22 Seafield, Warrenpoint

APPROVAL
[ LAO07-2021-2056-F.pdf Page 93

LA07/2022/1474/F - Additional trail networks comprising of 0.9
hectares of new basalt surface (as per existing trails) with
associated wayfinding, sighage, interpretation panels,
benches and bins - Delamont Country Park, Downpatrick
Road, Killyleagh

APPROVAL
O LA07-2022-1474-F.pdf Page 113

LA07/2022/1776/F - Proposed infill development for 2 no. two
storey dwellings with detached garage - Site between 4
Tullymurry Road and 1 Tullymurry Cottages, Newry, BT34 1NQ

REFUSAL

¢ A request for speaking rights has been received from Rory Pepper (agent), in
support of the application. (Attached)

¢ A request for speaking rights has been received from Councillor David Taylor, in
support of the application. (Attached)

[ LA07-2022-1776-F.pdf Page 127

1 LAO07-2022-1776-F - Clir D Taylor.pdf Page 138

01 LAO07-2022-1776-F - support.pdf Page 139
For Noting

14.0

Historic Action Sheet (Attached)
[ Planning HISTORIC TRACKING SHEET - Updated October 2023.pdf Page 140



Invitees

Clir Terry Andrews



Clir Michael Rice
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NEWRY MOURNE AND DOWRN DISTRICT COUNCIL

Minutes of Planning Committee Meeting of Newry, Mourne and Down District Council
held on Wednesday 18 October 2023 at 10.00am in the Boardroom, Monaghan Row,
Mewry and via Microsoft Teams.

Chairperson: Councillor D Murphy

In attendance: (Committee Members)
Councillor P Byrme
Councillor C Enright

Councillor A Finnegan
Councillor G Hanna
Councillor C King
Councillor M Larkin
Councillor D McAteer
Councillor S Murphy
Councillor M Rice

Councillor J Tinnellby

(Officials)

Mr J McGilly Assistant Director of Regeneration

Mr A McKay Chief Planning Officer

Mr Pat Rooney Principal Planning Officer

Mr Peter Rooney Legal Advisor

Ms A McAlarney Senior Planning Officer

Ms M Fitzpatrick Senior Planning Officer

Mr Mark Keane Sanior Planning Officer

Ms P Manley Senior Planning Officer

Ms 5 Taggart Democratic Services Manager

Ms L Dillon Democratic Services Officer
P/069/2023: APOLOGIES AND CHAIRPERSON'S REMARKS

The following apology was received:

» Councillor P Campbell

P/O70/2023: DECLARATONS OF INTEREST

MNo declarations of interest,
P/O71/2023: DECLARATIONS OF INTEREST IN ACCORDANCE
WITH PLANNING COMMITTEE PROTOCOL- PARAGRAPH 25

Declarations of Interest in relation to Para.25 of Planning Committee Operating
Protocol — Members to be present for entire item.
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Thera were no declarations.

The Chairperson remindad those Councillors whio were not in attendance at site visits, to be mindful
of this when deciding to take part In any voling process in relation to these applications.

MINUTES FOR CONFIRMATION

P/O72/2023: MINUTES OF PLAMNING DEVELOPMENT COMMITTEE MEETING
WEDNESDAY 20 SEPTEMBER 2023

Read: Minutes of Planning Committee Meeting held on Wednesday 20 September
2023. (Copy circulated)

On a paint of accuracy, Councillor Tinnelly referred to Planning Application LADF/2023/2525/F, and
stated he had queried the position of the red line within the application with regard to Mary Street
but this was not reflected within the minutes.

Officers gave an assurance that the position of the red line would be rectified in due course in

relation to the area at Mary Street, which had been omitted from the application, but which would
be included in the pverall schemse,

AGREED: On the proposal of Councillor Hanna, seconded by Councillor
McAteer it was agreed to adopt the Minutes of the Planning

Committea Meeting held on Wednesday 20 September 2023 as a
true and accurate record, subject to the above amendment.
FOR DISCUSSION/DECISION

P/O73f2023: ADDENDUM LIST

Read: Addendum List of Planning Applications with no representations received or
requests for speaking rights = Wednesday 18 October 2023,
{Copy circulated)

AGREED: On the proposal of Councillor McAteer, seconded by Councillor Hanna,

it was agreed to approve the Officer recommendation in respect of
the following application listed on the Addendum List for Wednesday
18 October 2023:

« LAO7/2023/2409/F - Partial Demaolition of Two Storey Library to Create Single Storey Eco
Library Building - KILLYLEAGH LIBRARY 52 HIGH STREET KILLYLEAGH
APPROVAL

« LAOF2019/0549/F - RBesidential development to comprise 18 Nr. semi-detached dwellings 3

nr detached dwellings. - Lands at No. 15 Old Warrenpoint Road, Newry BT34 2TD.
APPROVAL
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LAD7 /2021 /0167 /F -Demolition of existing dwelling and eraction of 6 new dweallings - 32
Ballyhiolland Road, Ballyholland.
APPROVAL

LAD7f2022/1763/F - Public realm improvement scheme comprising resurfacing of the
existing breakwater; refurbishment of railings; replacement lighting; installation of naw strest
furniture including seats, wind breaks, bins, cycle stands and bollards; - Lands at the
breakwater along Warrenpoint Front Shore located approximately 12 metres south west of 3
Csborne Promenade Warmrenpaint, BT34 3NQ.

APPROVAL

LAD7 /2023 /2527 - Environmental improvements comprising the installation of new planting
schemes to existing open space, improvements to existing uncontrolled crossing points,
refurbishment works to the fountain area, refurbishment of existing street lighting, refurbishment
of existing finger posts, installation of heritage style planters and all associated works - Lands
adjacent to 1-12 Main Street, 1-45 Church Road, 2 Dale Terrace, 21-6 Wakefield Temace, 1-23
Charlemont Square West, 1-8 Charlemaont Square.

APPROVAL

LAD7 2021 /0480/F - Erection of 12 houses, housing development and associated site works -
9 & 11 Rathfriland Road, Hilltown. Lands zoned for housing immediately adjacent to and north of
11a Rathfriland Road, Hillkown. Public footpath opposite and immediataly east of no. 13
Rathfriland Road, Hilitown. Public footpath on Rathfriland Road Hilltown immediately MW of the
Downshire Hotel.

APPROVAL

LAD7f2023/2528/F - Emvironmental improvements comprising the installation of new heritage
style streat lighting, remedial works to existing footpaths, improvements to existing uncontrolled
crossing points, and all associated works - Lands adjacent to 1-92 Main Street, 33-37 Saintfield
Mill, 1-11 Fairview, 2 Comber Street, Saintfield, BT24.

APPROVAL

LAD7 /2023 /2529 /F - Environmental improvements comprising the refurbishment of street
lighting to the Upper Square Carpark, installation of heritage style bus shefters to Upper and

Lower Sguare, installation of heritages style street furniture including pedestrian guard rails -
Lands adjacent to 15-101 Main Street, 1-29 Upper Square, 2-44 Lower 5quare, Castlewallan.
APPROVAL

LAD7/2021/1350/0 - Replacement Dwelling - Between 38 & 40 Ballvgoskin Road, Crossgar,
REFUSAL

LAD7 /2022 /0959 /F - Replacemant of existing turbine approved under R/2012/0153/F with a
Vestas V52 Wind turbine comprising of a 50m Hub height and Blade Span of 26m (overall tip
height of 76m) - Approx. 650m South East of No 4 New Line, Crossgar.

APPROVAL
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LOCAL DEVELOPMENT PLAN ITEMS
EXEMPT INFORMATION

The Chairperson advised the following was for noting:

P/074/2023: LDP UPDATE — PRESENTATION OF FUTURE PAPERS

Read: Report dated 18 October 2023 from Mr 1 McGilly, Assistant Director
Regeneration, regarding the Local Development Plan: presentation of future
papers and Local Development Plan Work
(Copy circulated)

AGREED: On the proposal of Councillor Tinnelly, seconded by Councillor King, it
was agreed to note the content of the officer’s report.

P/075/2023: CONSULTATION RESPONSE: REVIEW OF THE PLANNING (LOCAL
DEVELOPMENT PLAN) REGULATIONS (NORTHERN IRELAND) 2015

Read: Report dated 18 October 2023 from Mr J McGilly, Assistant Director
Regeneration, regarding the Consultation Response: Review of the Planning
(Local Development Plan) Regulations (Northern Ireland) 2015

AGREED: On the proposal of Councillor Finnegan, seconded by Councillor
Murphy, it was agreed to note the content of the officer’s report.

DEVELOPMENT MANAGEMENT -
PLANNING APPLICATIONS FOR DETERMINATION (WITH PREVIOUS SITE VISITS)

P/076/2023: PLANNING APPLICATIONS FOR DETERMINATION

(1) LAD7/2022/1714/F

Location:
Lands 71m South-West of existing agricuitural building which are immediately adjacent to Mo. 52
Ribadoo Road, Ballyward, Castlewellan

Proposal:
Mew Dwelling and Garage

Conclusion and Recommendation from Planning Official:
Refusal

Power-point Presentation:
Councillor Declan Murphy explained this application had been previously presented to Committes
and deferrad for a site visit which had since taken place.

Note:

Cllrs Campbell, Enright; Finnegan; Larkin; D Murphy; D McAteer attended site visit on 9% October
2023. It was noted that Councillor Campbell was not present in the Chamber, however Councillor
Hanna who had not been on the site visit but had previously heard the presentation in the
Boardroom agreed to make up the quorum for voting on the decision.
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Speaking rights:

In support
In line with the updated Operating Protocol, no further speaking rights were permitted on this

application,
Mark Hanvey, Agent was in attendance to provide clarification if required.

Councillor Larkin proposad and Councillor Hanna seconded to issue an approval in respect of
Planning Application LAQY/2022/1714/F, on the basis that having visited the site and taking into
account the vantage point; the proposed dwelling site; the existing dwelling; and the shed an the
farm; the site could be clearly seen and was visually linked.

Following discussions, the proposal was put to a vote by way of a show of hands and voting was
a5 Follows:

The proposal was put to a vote and voting was as follows:

FOR: 5
AGAINST. 0
ABSTENTIONS: 1

The proposal was declared carried.

AGREED: On the proposal of Councillor Larkin, seconded by Councillor
Hanna, it was agreed to issue an approval in respect of planning
application LAD7/2022/1714/F, contrary to officer
recommendation, on the basis that having seen the site it was
apparent that the proposed new building would be visually linked
to the other group of buildings on the farm.

Planning Officers be delegated authority to impose any relevant
conditions.

{(2) LAD7/2022/1384/F

Location:
50 Carrickbroad Road, Drumintes, Newry

Proposal:
Proposed replacement dwelling and asscciated =it works with retention of existing dwelling for

ancillary use.

Conclusion and Recommendation from Planning Official:
Refusal

Power-point Presentation:
Councillor Declan Murphy explained this application had been previously presented to Committes
and deferred for a site visit which had since taken place.

Mote:
Clirs Enright; Ainnegan; Larking king; D Murphy; 1 Tinnelly attended site visit on 7 September 2023

]
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Speaking rights:

In support
In line with the updated Operating Protocol, no further speaking rights were permitted on this

application,
Mark Tumilty, Agent was in attendance to provide clarification if required.

Councillor Larkin proposad, seconded by Councillor King to overturn the officer’s recommendation
and issue an approval in respect of Flanning Application LADT2022/1384/F. This was on the basis
that, having visited the site, the proposal did reflect the existing development at that part of the
road in relation to the proposed replacement dwelling to the north and to the existing
devalopment to the west of the site. Councillor Larkin stated both site sizes and frontages wers
identical, as was previously shown in the Agent’s presentation, and the proposed retention of the
existing dwelling sits well on the site. He stated the new dwelling will be visually integrated into
the surrounding landscape.

The proposal was put to a vote and voling was as follows:

FOR: 5]
AGAINST: 0
ABSTENTIONS: 1

The proposal was carried.

AGREED: On the proposal of Councillor Larkin seconded by Councillor King it
was agreed to issue an approval in respect of Planning Application
LAD7 /2022 /1384 /F, contrary to Officer recommendation, on the
basis that having visited the site it complied with the policy and
will visually integrate into the area and AONB.

Planning Officers be delegated authority to imposa any relevant
conditions.

DEVELOPMENT MANAGEMENT -
PLANNING APPLICATIONS FOR DETERMINATION

(1) LAD7/2022/1285F

Location:
Lands Approximately 60m South-West of no. 89 Cullaville Road, Crossmaglen

Proposal:
Erection of dwelling and detached garage

Conclusion and Recommendation from Planning Official:
Refusal
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Power-point Presentation:

Ms M Fitzpatrick, Senior Planning Officer, gave a power point presentation an the application with
supporting information induding a site location plan, an aerial view of the site and photographs
from various critical views of the site.

Speaking rights:

In support
Mr Colin O'Callaghan, Agent, presentad in support of the application, detailing, and expanding upon

a written statement that had been circulated to Committes Members,

After extensive debate and discussion, Councillor Hanna proposed and Councillor Finnegan
seconded to issue an approval in raspect of Planning Application LA 2022/1384/F, contrary ko
Officer recommendation, on the basis that the planning application complied with CTYE and would
have a positive impact in terms of road safety.

The proposal was put to a vote and voling was as follows:

FOR: 11
AGAINST: i
ABSTENTIONS: 0

The proposal was carried,

AGREED: On the proposal of Councillor Hanna, seconded by Councillor
Finnegan, it was agreed to issue an approval in respect of Planning
Application LADY /2022 /1285/F contrary to officer
recommendation, on the basis that the application does comply
with planning policy CTY8 and the development will have a positive
impact on road safety in the area.

(2) LAO7/2023/2587/F

Location:
Land at the Fathom Line (B75), Newry City

Proposal:
Carlingford Lough Greenway connecting Victoria Lock with NI/ROI Border.

Conclusion and Recommendation from Planning Official:
Approval

Power-point Presentation:

Ms P Manley, Senior Planning Officer, gave a power point presentation on the application with
supporting information induding a site location plan, an aerial view of the site and photographs
from varipus critical views of the site.

Speaking rights:

In objaction

Mr Adrian O'Hare, presented in objection of the application, detailing and expanding upon a writben
statement that had been circulated to Committee Members,
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Councillor Tinnelly clarifiad whether the objector was permitted to attend a site visit in order for the
them to outline the issues that exist at the =site.

Mr Pat Rooney stated it would be unusual for this to occur, however it would be possibbe In terms of
a reguest from an objector. He did clarify that these issues had been considered as part of the
aszessment of the planning application.

Following further discussions, Coundillor Hanna proposed to defer a decision in order that Members
could complete a site visit. This was seconded by Councillor Enright.

The proposal was put to a vote and voting was as follows:

FOR: 11
AGATNST: a
ABSTENTIONS: a

The proposal was carried.

Councillor Enright asked whether it was possible for the objector to attend the site visit along with
Members. The Chairperson stated this was completely against the protocols.

AGREED: On the proposal of Councillor Hanna, seconded by Councillor Enright,
it was agreed to defer Planning Application LAD7 /2023 /2587 (F for a
site visit.

There being no further business the meeting ended at 12.16pm

Signed: Chairperson

Signed: Chief Executive
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NEWRY MOURNE AND DOWRN DISTRICT COUNCIL

Minutes of Special Planning Committee Meeting of Newry, Mourne and Down District

Council held on Thursday 26 October 2023 at 10.00am in the Boardroom, Monaghan
Row, Newry and via Microsoft Teams.

Chairperson: Councillor D Murphy

In attendance: (Committee Members)
Councillor P Byrme
Councillor C Enright
Councillor A Finnegan
Councillor C King
Councillor M Larkin
Councillor D McAteer
Councillor J Tinnelby

{Officials)

Mr 1 McGilly Agsistant Director of Regeneration

Mr Pat Rooney Principal Planning Officer

Mr Mark Keane Senior Planning Officer (Teams)

M= P Manley Senior Planning Officer

Ms S Taggart Democratic Services Manager

Ms S Kieran Democratic Services Officer
P/OG9[2023: APOLOGIES AND CHAIRPERSONS REMARKS

The follawing apologies were racejved:

» Councillor P Camphbell
« Councillor G Hanna

P/070/2023: DECLARATONS OF INTEREST

Mo declzrations of interest,

P/O71/2023: DECLARATIONS OF INTEREST IN ACCORDANCE
WITH PLANNING COMMITTEE PROTOCOL- PARAGRAPH 25

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

There were no declarations.

The Chairperson reminded those Councillors who were not in attendance at site wvisits, to be mindful
of this when deciding to take part in any voting process in relation to these applications.
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DEVELOPMENT MANAGEMENT -
PLANNING APPLICATIONS FOR DETERMINATION (WITH PREVIOUS SITE VISITS)

P/O72f2023: PLANNING APPLICATIONS FOR DETERMINATION

(1) LAD7/2023/3587/F

Location:
Land at the Fathom Line (B79), Mewry City

Proposal:

Carlingford Lough Greenway connecting Victoria Lock with NIJROI Border., The proposed Greenway
consists of the following: 4m wide timber boardwalk (1025m in length), 3m wide unbound gravel
greenway (375m) and 3m wide bound asphalt greenway (110m). Associated infrastructure and works
include: fencing, vehicle restraint system (crash bamiers), edging kerbs for bound greenway,
directional/trail head signage; piling installation for boardwalk and drainage works. Greenway ties in
with related planning application LAQY 2020/1082/F.

Conclusion and Recommendation from Planning Official:

Approval

Power-point Presentation:
Councillor Declan Murphy explained this application had been previously presented to Committes
and deferred for a site visit which had since taken place.

Note:
Clirs Byrne, Enright, Finnegan, Hanna, Larkin, O Murphy, S Murphy, McAteer, Rice and Tinnelly
attended site visit on 18™ QOctober 2023,

Speaking rights:

In objection

In ling with the updated Operating Protocol, no further speaking rights were permitted on this
application.

Adrian OHare, Marrow Water Bridge Community Metwork Agent was in attendance to provide
clarification if required.

Councillor © Murphy said at the meeting held on 18 October both the planners and objector had
delivered presentations and the Committee had the opportunity for questions t© go to both the
Planners and Objector. He said on the back of a proposal from Councillor Enright, the Committes
had agreed to visit the site.

Councillor Larkin proposad, seconded by Councillor King to issug an approval in respect of planning
application LAOT/2023/2587/F, as per the recommendation contained within the Case Officer’s

Report.
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The proposal was put to a vote by way of a show of hands and voting was as follows:;

FOR: 7
AGAINST: 1
ABSTENTIONS: 0

The proposal was declared carried.
AGREED: On the proposal of Councillor Larkin, seconded by Councillor King, it was
agreed to issue an approval in respect of planning application

LADT /2023 /2587 (F, as per recommendation contained in the Case Officer
Report.

There being no further business the meeting ended at 10.20am

Signed: Chairperson

Signed: Chief Executive
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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 15
Movember 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 befow they will be deferred to the next Committee Meeting fior a full
presentation:

« P/2007/0422/F - Erection of Residential Development with Access off Dublin Road,
parking provision (part underground), associated site works and landscaping (revised
scheme for 44 Mo, apartments (in bawo 4-storey blocks of 22 apartments) and 1 Mo.
detached dwelling with individual access of Dublin Road, with demaolition of the existing

dwellings at Nos. 97 and 99 Dublin Road) - Mos.87 and 8% Dublin Road, Newry
(extending to lands to the north {rear) of Nos. 1-8 Riverdale House, off Heslip's Lane)
APPROVAL

« LAD7/2021/0132/F - Proposad new campsite, ancillary buildings and associated works
= Killyleagh Outdoor Centre, Shore Road, Killyleagh
APPROVAL

« LAD7/2023/0903/F = Erection of 1 No. 2 storey detached residential dwelling -
adjacent and immediately south of 45 Park View, Cloughoge, Newry.
APPROVAL

« LAD7/2021/2056/F - Erection of 18 no. dwellings with 15 no. detached garages and 3
no. garden rooms — Lands approximately 38m east of no. 22 Seafield, Warrenpoint
APPROVAL

« LAD7/2022/1474/F - Additional trail networks comprising of 0.9 hectares of new
basalt surface (as per existing trails) with assodated wayfinding, signage, interpretation
panels, benches and bins — Delamont Country Park, Downpatrick Road, Killyleagh.
APPROVAL

~0-0-0-0-0-0-
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Newry, Mourne
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Application Reference: P/2007/0422/F

Date Received: 20°" March 2007

Location: Nos. 97 and 99 Dublin Road, Newry (extending to lands o the north
(rear) of Nos. 1-B Riverdale House, off Heslips Lane)

Proposal: Erection of residential development with access off Dublin Road, parking
provision (part underground), associated site works and landscaping
(revised scheme for 44 No. apartments (in two 4-storey blocks of 22
apartments) and 1 MNo. detached dwelling with individual access off
Dublin Road, with demolition of the existing dwellings at Mos. 87 and 99
Dublin Road)

1.0 SITE CHARACTERISTICS & AREA CHARACTERISTICS:

1.1 The site is located approximately 1.5 miles south of Newry City Centre along
Dublin Road, a busy arterial Route which 15 dentified as a Protected Route.
Measuring 0.86 heclares, the site boundary encompasses two exisling
pccupied properties at Mos. 97 (detached 2 storey) and 99 Dublin Road
(detached bungalow) and their curtilages, and a grassed field adjacent and
between these properties that extends back from Dublin Road. A watercourse
(Drumalane Stream) flows along sections of the site to the south and east
houndaries and through the site, northwards 1o the city centre.

1.2  Tothe south and rear of No. 97 Dublin Road, the southern site boundary adjoins
tha rear of Riverdale House, a three storey apartment block located off Heslips
Lane in addition to a tyre depot building and car wash facility. The site has a
frontage of 160 metres along Dublin Road along its eastern boundary. Fart of
thewestern site boundary adjoins the rear of properties within Chancellor's Hall,
a large housing development which is sited at higher level and a steep
embankment separating, with the remaining part of the western boundary
adjoining the curtilage of No. 3 Heslips Lane, a substantial two storey dwelling



1.3

2.0

21

2.2
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set within a large plot size, which includes an area of mature trees to the rear,
overlooking part of the application site.

The site is located within an established residential area, with the addition of
some commercial units (ncluding tyre depot car wash directly south of the
application site and further south along Dublin Road, there is an existing
supermarket [ pet shop ( chanty shop, car wash and garden centre.) The
residential character and density of this area has changed through the
introduction of apartment development, with an additional three storey
apartment block also located further north of the site (at No.91 Dublin Road,)
resulting in an increase in density, from the traditional settlement pattern of
large, detached dwellings set within large plot sizes, which were once prevalent
along this stretch of Road frontage.

PLANNING HISTORY:

Site History:

P2002/1997/F - 97 Dublin Road, Newry. Extension to dwelling, Permission
Granted 11.12.2002

P/1985/1030 - 97 Dublin Road, MNewry. Mew vehicular access, Permission
Granted 23.07.1986

Pr982/0690 - Lisdrumliska, Newry, Site for bungalow. Permission Granted
27.10.1982

30.09.1981

PNA76R0362 - Lisdrumliska, Newry. Proposed site of 2 hungalows, permission
refused O7.07.1976 (roads reasons for refusal)

F1978/0919 - Dublin road, Carrivemacione, Newry. Proposed extension and
improvements to dwelling. Permission granted 08.11,.1978

Relevant Surrounding History:

LAQT/2018/076L/F - Demaolition of existing building and proposed new tyre
depot with required parking and associated site works. (Adjacent to and
immediately South of No.99 Dublin Road, Newry) Permission Granted
31.10.2018

PR2007I0967/F — Erection of dwelling (Lands directly north of 97 Dublin Road,
mMewry) Permission Granted 12.11.2007

Fr2000/0789/F — 8 apartments & 12 parking spaces (Riverdale House)
Permigsion Granted 22.02,2001
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Pr2007/0889/0 — 10 apartments & associated parking (20 metres west of
Mo.87 Dublin Road, Newry) — Permission Refused 16.07.2008 (Refusal
reasons under PPST QDL

PR2000A07TIF — Demolition of existing vacant dwelling and erection of 18 no.
2 bedroom apartments (San Jose apartments, 91 Dublin Road) Permission
Granted 21.07.2001

P2000/M0735%F — 12 apartments (Malinmore Mews, Heslips Lane [ 105 Dublin
Road) Permission Granted 0%9,08.2000

OBJECTIONS & REPRESENTATIONS:

The application was originally advertised on 13/04/2007 and has been re-
advertised on several occasions, with the most recent being on 06/10/2021
following receipt of final amendments to the scheme. The statutory advertising
period subsequently expired on 20/10/2021.

895 no. neighbouring properties have been notified of the application by letter
and re-nofified on several occasions. The most recent notification letters were
issued on 27092021 and the statutory notification period expired on
11/10/2021.

At the time of writing (Oct 2022) there have been 2 letters of objection submitted
from Mo's 2 and 8 Riverdale House, Heslips Lane. A summary of issues raised
in these letters of objection, together with consideration thereof s inciuded
below:

1. Residential amenity: Including privacy issues on residents at Riverdale
House, construction traffic, hoise, disruption and foss of light. The resident
ar No. 8 Riverdale House has raised concemns in reiation to loss of dayfight
to their property, noting that there are trees af least 50 feet in height at the
side of this house (belonging to the neighbour hext door,) which currently
block a considerable amount of light at the side and rear of their house,
resulting in reliance on lights for the kitchen, upstairs bathroom and
bedroom during the day. The concerns are that if apartment blocks s
approved, this will further reduce the amount of daylight at the rear of No. 8
Riverdale House, wilh concerns given to the 4 storey height in this regard.
The resident at No.2 Riverdale House also shares concerns in relalion o
the amount of daylight reaching the apartment block at Riverdale House as
a result of the development.

The former Planning Authority requested a reduced scale of development
following concemns in relation o overdevelopment and residential amenity
The proposal was reduced from 79 aganments 10 44 apartments and a
detached dwelling {and from 3 blocks 1o 2} and an assessment of dayvlight
RS 1R | ||Il.':|i|" 1 Imthet I|!-'.l:.1-'|'||'||l"'|'.l'| AT .'|'._':i"_':- < LTOr the sUImimel
and winter months) © assess the impact of the proposad buildings o
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surrounding properties and residents (Drawing Mo, 21813 -210, date stamp
recenved 7 Sept 2021)

The propased apartment hinck, which is located to the nonh of Riverdale
House would not affect the existing sun-path (east -west) in terms of levels
of daylight to Riverdale House, including the rear elevation which is north-
facing. The shadow analysis demonstrates that given the siting and
arientation of Block A in refation 1o the sun-path, the proposed development
wialld not resull in overshadowing o reduce the levels of light 10 Riverdale
House or any other existing residential proparties,

Environmental Health have not raised any objections o the proposal in
erms of noise pollution. There will ikely be short term disruption from
construction noise, however this will be limited to normal hours of aperation
and will not be permitted at unreasonable hours, This impact wauld be short
term and would not merit a recommendation (o refuse the application,

The combination of reduced scale, revised siting and additional information
provided have addressed previous concerms in relation to residential
amenity.

2. Environmental Impacts: Additional buildings will reduce the amount of
greenery and wildlife in this area an increase carbon footprint. There is also
a small river in this area which may become hlocked an as a result may
need to be diverted.

The site s located within the settiement development limits of Newry and
the landscape features on site as existing are not protected by policy or
legislation, That being said, development must comply with all requirements
of Planning Palicy Statement 2 (Natural Heritage.) NIEA has not raised any
concems in relation o natural hertage, The Planning Authority has
requested additional landscaping measures and condibens will be
employed 0 ensure these are implemented and maintained in perpetaity
Mitigating measures will also be conditioned (o prevent any pollution 1o the
gxisting watercourse during construction

3. Impact on properiy value:

This 15 not a matenal planning consideration or matter for the Planning
Avthaority.

4. Scale of development is excessive:

The Planning Authority have had strong concerns in relation © the scale of
development originally submined. This has been reduced from 79
aparnments to 44 apartmerts and 1 dwelling, with two separate apartmeant
blecks, The reduced scale of development has addressed previous
cancemns In relation to cverdevelopment of the site and residential amenity.

4.0 PLANNING POLICY CONTEXT & MATERIAL CONSIDERATIONS:
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o

The M| Regional Development Strategy 2035 (RDS)

The Strategic Planning Policy Statement for Northern Ireland {(SPPS)
Banbridge, Newry Mourne and Down Area Plan 2015 (BNMAR)

A Planning Strategy for Rural Morthern Ireland (PSENI) — DESZ, SP18

]

oo

o PPS2 — Natural Heritage

o PPS3 - Access, Movement & Parking

o PPST — Quality Residential Environments

o PPST Addendum — Safeguarding the Character of Established Residential
Areas

o PPS8 - Open Space, Sport and Outdoor Recreation

o PP312 — Housing in Settlements

o PP315 (Revised) — Planning and Flood Risk

DCANS — Housing in Existing Urban Areas
DCANLS - Vehicular Access Standards

DOE Parking Standards

Creating Places & Living Places Design Guides

P T

COMNSULTATIONS:

Dl Bivers Agency (latest response dated 05/04/2021) - additional information
required to meet PPS15 (Revised) reguirements, see PPS315 (Revised)
discussion balow,

NMMDDC Environmental Health (latest response dated 05/04/2021) — No
objections to the proposal, subject to waste and contamination requirements
being met (informatives provided.)

Ofl Roads (latest response dated 24/02/2022) - considers the application
unacceptable as submitted. Insufficient detail is available on transportation
issues. Should Planning Service be minded to progress the application towards
an approval Dl Roads require several following points to be addressed - see
PP53 discussion below.

Ml Water (latest response dated 5/10/2021) - Recommend refusal as the
receiving foul sewerage network has reached capacity, However subject to
successful discussions and outcomes regarding issues highlighted, NI Water
may reconsider s recommendation — see discussion below.

MIEA Water Management Unit (latest response dated 11/02/2013) - Raise
cancerns regarding sewerage infrastructure capacity. Advise If NIW indicates

that the WWTW is able to accept the additicnal load, with no adverse effect on
the operation of the WWTW or its ability t0 comply with its consent conditions,
then WML would have no objection to the proposal. Concerns also raised in
relation to the proposed culverting of part of the existing watercourse, advising
that the construction of new culverts should be avoided unless no practicable
alternative exists., And where culverting is proposed, it should comply with

Planning Policy Statement 15 Planning and Flood Risk Policy FLD 4 -
5
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condition attached in relation to mitigation measures to protect the water
environment.

Loughs Agency (07/10/2008) - Potential impacts from the development
gutlined, including: increases in silt and sediment loads (from construction,)
point source  pollution during construction, overloading of the WwTW
infrastructure increasing risk of sewerage overflows. Conditions provided in the
event that approval is issued, together with informatives.

Shared Environmental Services (19/10/2022) — The site is hydrologically
connection to European sites located in Carlingford Lough and due to the scale
and nature of proposal. potential impacts require further consideration.

ENVIRONMENTAL IMPACT ASSESSMENT

This application falls to be considerad under The Planning (EIA) Regulations
(MI} 1999 as it was submitted prior on 200 March 2007, As the development
falls under Category 10 (B) of Schedule 2 of the above regulations, the Planning
Authority is obliged under Regulation 9 of these regulation o make a
determination as to whether the application is for EIA development.

The former Planning Authority, DOE Planning Service determined on 1*
September 2008 that the planning application does not require o be
accompanied with an Environmental Statement.

CONSIDERATION AND ASSESSMENT:
Summary of Proposal

The original proposal as submitted was for a development of 79 apartments, in
3 large blocks which range in height from 2-5 storeys. This first scheme acted
as the Department's slarting point in a long process of negotiation with
Applicants” Design Team. The scheme has undergone considerable
amendment as a result and following concerns, the scheme has been reduced
to 44 apartments and 1 detached dwelling with an individual access (Revision
3, 23 Aprl 2012). These amendments follow a written direction from the then
Divisional Planning Manager in August 2010 that 3 apartment blocks amounted
to overdevelopment of the site, but that 2 blocks would be acceptable in
principle,
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7.2  Banbridge/ Newry and Mourne Area Plan:

Exrrect from Map MNo. 3i02s BMNEAP 2015

SN : 4 Section 45 of the Planning Act

‘ L {Morthern Ireland) 2011
requires the Council to have
regard o the Local
s Development Plan (LDP,}) so
= far  as  material w  the
4 v application, and to any other
C AT material considerations.
. BNMAP 2015 operates as the
7 current LDP plan for this site
and identifies the site as being
within the setttement
development limits of Newry
(NY01,) on land with no
particular zoning (white land,)
as identified by the BNMAPR
2015, As there are no
particular zonings or site reguirements for this site identified within the plan, the
development proposal will be considered under normal planning and
environmental considerations taking into account responses from consultees
and objections and prevailing policy reguirements outlined.

7.2.1 The principle of residential development on the application site is established
by wvirtue of the existing two dwellings on site (Mos, 97 and 99 Dublin Road),
both occupied, its location within an established residential area and there
being no conflict with the Area Plan in this regard. The principle of residential
development is therefore acceptable in principle with the Area Plan, the
acceptability of the detailled scheme will fall to be considered against the
remaining prevailing policy requirements.

7.3 SPPS and PP52: NIEA have not raised any concerns with the proposal in
relation to natural heritage. Water Management LInit raise concerns in relation
to the sewerage network capacity, considered further below {para 7.5.20.)

7.3.1 The potential impact of this proposal on European designated sites has been
assessed, in accordance with The Conservation (Matural Habitats, etc)
(Amendment) Regulations (Northern Ireland) 2015, The site is hydrologically
connected to Carlingford Lough SPA and Ramsar via the Drumalane Stream
on site. SES have advised that further assessment would be necessary to
assess the potential impacts of the proposal on European Sites. It is noted that
there are several outstanding requirements to be addressed with this
application, not less for DIl Rivers Agency, DAERA Water Management Unit
and NI Water, Until such times as this information is awvailable, further
consultation with SES is considered premature. A condition will be necessary
to ensure the outstanding information is provided prior to any commencement
of development hereby approved to enable tormal assessment of these matters
in consultation with SES.
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7.4 PPS3, DCAN 15 and Parking Standards: The proposal involves the creation
of a private drive to the detached dwelling and a private gated entrance to the
apartments, both off Dublin Road. The most recent layout indicates there will
be a right-hand trn lane into the apartment access. Dfl Roads in most recent
comments dated 24.02.22 advise that should The Planning Authority be minded
to progress the application towards an approval, Dfl Roads require the following
points to be addressed:

1. Red line to be extended on site location plan lo include the proposed
single dwelling to the southern side, this will require 2.4m x 90m

£, Proposed access will curmently require the removal of a pedestrian refuge
ferossing island — this is unsatisfactory.

3. Position of sliding gate to be located & minimum of 10m from edge of
pubiic road.

4. 10m Radii required at proposed access,

5. Proposed pedestrian crossing points at new access o be positioned (o
rear of the 10m Radii

6. Cross sechions to be provided along entire site frontage (10m centres) to
show existing road, foolpath, verge & existing stream. (existing &
proposed)

7. Bin storage point to be located to the rear of the proposed sightline &
within the applicant's control.

8. Current Road bralfic islands along site frontage are not shown on drawing
MNo21813-203 Please amend accordingly.

7.4.1 The Planning Autharty wrote to the agent on 22/04/2022 requesting additional
and amended information to address the above requirements betore 13" May
2022. The Council have been made aware of personal circumstances and as
such granted an extension of time to enable these matters to be addressed.
However since a significant time has now passed and no information to the
ahove has been provided, the application must progress on the merits of
imformation available for assessment, The consideration of this application to
date is material to this final assessment. It is acknowledged that a commitment
has been given for residential development by the previous planning authority
and on the basis of the timeline of events to date, the Planning Authority
consider an approval can only be granted having addressed the abowve
requirements. It is therefore necessary o condition that the above Roads
matters are addressed prior to the commencement of any development hereby
recommended for approval.

T.4.2 Interms of parking, the proposed layout includes an under-ground car park (35
spaces) o senve Block A, 10 spaces to the front of Block A, with a further 26
spaces to the front of Block B, totally a provision of 71 spaces. DOE Parking
Standards set out that 68 parking spaces are required to serve the two
apartiment blocks (comprising 36 no. 2 bed apts. and 8 no. 3 bed apls.) The
proposed parking details (as amended) exceeds these requirements and is
considered acceptable in terms of a proportionate arrangement with the two
blocks to avoid remote or inaccessible parking.
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7.4.3 The detached (4 bed) dwelling has an area for private parking within its
curtilage, in addition to a detached garage which can easily facilitate 3 in
curtilage spaces as required by DOE Parking Standards.

7.4.4 In summary, the parking provision (as amended,) is considered acceptable to
FPolicy AMPT and DOE Parking Standards.

7.5 SPPS, PPS7 (QD1 and QD2), PPS7 (Addendum), PPS8, PPS15, PSRNI
(DES2), DCAN B, DCAN 11 and Creating Places

The SPPS is a matenal consideration in the assessment of all applications.
Howewver as there is no significant change to the policy requirement for housing
in settlements following the publication of the S5PP3S, which is arguably less
prescriptive, the retained policies of PPS7, PPSY (Addendum) and PPS12 will
be given substantial weight in determining the principle of the proposal in
accordance with paragraph 1.12 of the SPP5:

7.51 Surrounding Context [Topography! Layout

The site is located within the development limits of Mewry City on land with no
particular zoning, within an established residential area, with the site itself
having an established residential use, in the present form of two detached
dwellings. The surrounding context comprises of a range of bulldings and uses
with concentrations of primarily residential development surrounding; The site
sits amongst a group of apanments, known as 5an Jose, Riverdale House and
Malinmore Mews. Edencrieve, along Heslips Lang, is a medium-sized cul-de-
sac of semi-detached two-storey dwellings. Development to the north along
Dublin Road consists of individual large, detached dwellings, within larger
mature plot sizes. Highfields opposite and west is a long established private
development comprising a mix of modern detached dwellings in relatively small
plots. Chancellors Hall sits elevated above the site, to the west, accessed off
Chancellors Road. The surrounding residential character is evidently mixed,
ranging from detached dwellings to apartment buildings and a low o medium
density of development,

7.5.2 The proposed layout of a detached dwelling and two separate apartment blocks
are reflective of the existing pattern of development found at this location. The
overall layoul incorporates the apartment blocks set back from the road side,
with landscaping in front o soften the scheme to the roadside. This would not
be out of context with the surrounding development, including San Jose
apartments directly to the north of the site.

7.5.3 In terms of topography, the site rises in level currently towards the west, with
approximately 5-6m difference in ground levels from east to west. The proposed
development has taken account of the existing change in levels by proposing
an underground car park in Block A, leaving the building's finished floor level at
similar level to the existing ground level, with a stepped access to the front. The
design has taken account the existing landform, with all three buildings
positioned so as to avoid the use of extensive earthworks or retaining structures
within the scheme.
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7.5.4 The overall layout of proposed dwellings have separation distances of 20m
plus between properties to avoid overlooking, which exceeds recommended
separation distance guidance set out in ‘Creating Places.)

7.5.5 Landscapingl Hard Surfaced Areal Pedestrian Links/ Private Open Space

The proposed open space provision for the apartment development is integral
to the overall layout and 15 well within the recommendations of size
requirements within Creating Places’ guidance and Planning Policy OS2 of
PPSEB (minimum 260m2 for this scheme.) The detached residential property
also has an area of private amenity space located to the rear ensuring private
amenity space is kept out of view from the main thoroughfare and ensure it
remains private.

7.5.6 The proposal raised initial concerns in terms of car parking dominating the
streetscape and a disproportionate level of hard surfacing. The scheme has
zince been amended w set the car parking back from the roadside and augment
the road frontage with trees, hedgerow and grassed areas to soften the
approach to the scheme from the Dublin Road.

7.5.7 Proposals will incorporate extensive landscaping particularly along the frontage
of the site and entrance 1o the development which will involve the large areas
of open space along with new planting along the road frontage. The entrance
of the development to either side proposes detached properties with low density
accompanied by swathes of open space and landscaping which will not only
present an attractive aspect to the road but will help to soften its visual
appearance with areas of landscaping/ planting bands acting as a buffer to
traffic, noise and views from Dernryvbeg Lane and Craigmaore \Way,

7.5.8 Archaeological and Built Heritage

There are no identified or known features of archaeological or built heritage at
this location which would be affected by the development.

7.5.9 Local Neighbourhood Facilities

There is no policy requirement for the provision of local neighbourhood facilities
to be as part of the proposed development. There are a wide range of
community facilities within the surrounding locality to adequately facilitate the
proposed number of residential units.

7.5.10 Movement Patterns! Disabled Access

Safe pedestrian movement is provided for within the site, with linkages to the
existing pedastrian footway via internal pathways. The proposed apartment
blocks front onto areas of shared space and pathways, ensuring informal
sunveillance and assist the safety of users. The overall layout and design have
taken into account users with impaired mobility: Access and parking areas are
on a level surface, with ramped access 10 the underground car parking, Block
A, which is accessible via steps to the front, also has an accessible lift running
from the car park level to all floors. There are bus stops along Dublin Road

14
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within walking distance to the site and areas for bicycle parking included within
the scheme, which will encourage sustainable methods of movement.

7.5.11 Parkingl Roads

As considered above under PP33, there are additional requirements (o be met
in relation to PPS3 / DCANIS which will be dealt with by condition. In terms of
parking, the previous concemns in relation to the detailed parking layout [which
appeared as overly dominant in terms of hardstanding to the roadside) have
been addressed through a revised layout of parking, in addition to the
implementation of landscaping measures to soften the areas of parking and
create a more agsthetically pleasing outiook from the existing streetscape and
a higher guality residential layout.

7.5.12 Impact to Amenity

The concerns of residents within Riverdale House to the south have been
consideraed in this regard (concerns in relation lo privacy and loss of light.)
Apartment Block A would sit approximately 5m higher than the ridge level of
Riverdale House. In considering the proposed layout, which incorporates over
20m of a separation distance between the two blocks, together with the
orientation of buildings in relation the sun-path via detailed shadow analysis,
the proposed apartment block would hawve little impact on the rear elevation of
Riverdale House (which is north facing) in terms of loss of light. Whilst the
proposed block is higher, given its separation distance / set-back and scale of
side elevation (17m wide,) the arrangement would nat result in dominance or
‘hemming' in o existing residents at Riverdale House., There are no window
openings proposed in the southern elevation of Block A which would not result
in any issues of overlooking or 1055 of privacy.

7.5.13 There are significant changes between levels of the site and Chancelliors Hall
to the west, however the separation distances are 30 plus metres and with the
positioning of the proposed apartment blocks, there are no concerns in terms
of amenity concerns 1o proposed residents in terms of overlooking / privacy.

7.5.14 Subject 1o appropriate waste requirements being met, Environmental Health
have not raised any abjections o the scheme,

7.5.15 Prevention of Crime and Promotion of Personal Safety

All residential units within the layout will overlook areas of public use allowing
for informal surveillance with the aim of enhancing public safety. The vehicular
access is also proposed to be privately gated to promote secure access to the
development,

7.5.16 House Types

The scheme includes 44 apartments {36 no. 2 bedroom and 8 no. 3 bedroom)
set over two 4 storey blocks each with 22 units) and 1 no. 4 bedroom detached
two storey dwelling, External finishes are in keeping with the surround area and
incorporate brown / red brick fimshes, which is characteristic of this area,

11
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including at San Jose and Chancellors Hall developments in the immediate
locality. The proposal is acceptable to PPST QD1 {h) and PPS12 PCP 2 (Good
Design) in this regard.

7.5.17 Density

The proposal as onginally submitted (comprising three apartment blocks)
raised concerns in terms of over-development and would have been
nappropriate on the site, The scheme has been reduced to two apartment
blocks and one detached dwelling. The density levels associated with the
amended scheme are comparable with existing and proposed development
within the wvicinity of the site and is acceptable to PP512 Policy PCP1
(Increasing Housing Density without Town Cramming. )

7.5.18 Social Housing

The site has not been identified within the area plan requiring social housing

provision nor has the applicant/agent provided any indication that the
development will he utilised for social housing.

7.5.19 Flooding/ Drainage

Ofl Rivers Agency in comments dated 05/04/2022 advise that Policies FLD1-
FLD4 of PPE15 (Revised) are applicable to this site:

» FLD1 (Development in Fluwial Flood Plains) -The Flood Map (NI) indicates that
minor parts of the site (adjacent the existing watercourse) lie within the 1 in
100 year fluvial flood plain. However, the applicant is proposing to divert this
designated watercourse known to DIl Rivers as Drumalane Stream Extension
(U4504Ext) as part of their proposals. The proposed diversion will change the
characteristics and route of the designated watercourse and has the potential
to alter the 1 in 100 year fluvial floodplain extents associated with this modelled
watercourse. The applicant should carry out a Flood Risk Assessment for
Rivers Agency's consideration that will verify the more accurate extent of the
floodplain. This will involve a detailed river maodel of the proposed diversion,
Cinly those areas determined 1o be located outside the newly determined 1 in
100 year fluvial floodplain can he developed, unless deemed an exception by
the Planning Authority under FLD1 of PPS15.

It is noted that the extent of the development site did not change from the
ariginal submission in 2007, Rivers Agency were consulted and replied in
March 2013, whereby there was no mention of development within the flood
plain or concerns in relation to FLDL in this regard, However, it is noted that
Planning Policy was revised in Seplember 2014 (PP515 Revised.)

For most part, the watercourse is open and retained as existing. A small area
of culverting is proposed and the building will he set on ground above the
existing watercourse level therefore there is no risk of flooding. Also given its
elevated location on the Dublin Road, the prospect of flooding at this site is
considerad unlikely. For this reason and in considering the comments
provided by Rivers Agency throughout the processing of this application, it is

12
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considered an unreasonable request o seek such detailed modelling
information in relation to FLDL at such an advanced stage of consideration of
this application.

« FLDZ (Protection of Flood Defence and Drainage Infrastructure) — Drawing
Mo 21813-202 shows that a substantial maintenance strip will be maintained
as part pt the proposed works. Therefore, DH Rivers are satisfied that the
applicant has addressed FLDZ of FP315.

« FLD3 (Development and Surface Water) — FLD3 sets out the thresholds
whereby a Drainage Assessment will be required. As the proposal comprises
a residential development of 10 units or more and also includes new hard-
surfacing exceeding 1000m2Z, a Drainage Assessment is reguired. This
information has been requested and at the time of writing has not been
provided. It will therefore be necessary to condition that a detailed drainage
assessment is provided prior to commencement of any development to ensure
the proposal is fully complaint with FLD3.

« FLD4 (Artficial Modification of watercourses) — The proposal includes
culverting approximarely 10m of the existing watercourse to facilitate the
entrance road to the site in addition to diverting and canalising a section
(approx. 50m) of the existing watercourse downstream of the proposed culvert
lo be constructed at the site entrance. Under FLD 4, artificial modification of a
walercourse will only be permitted in exceptional circumstances.

The agent has provided correspondence (dated 03/11/2020) from Nicolas O
Dwyer Ltd consulting engineers in an attempt to jusbfy how the exceptional
circumstances are met. This correspondence in summary nates that as the
entrance road into the development crosses perpendicular to the walercourse,
it's necessary to culvert approximately 10m of the watercourse to facilitate the
site access / entrance. The statement also includes justification for the further
canalisation works proposed against section 6.51 of FLD4, in that there are
no overnding envirenmental concerns for the re-alignment.

It is accepted that the proposed culverling works are in ling with the first
exception W0 FLD4 “Where the culverting of short length of & walercourse Is
necessary to provide access fo a development site or part thereof,” Provided
works are carried out as proposed, the scheme will promote the retention of
the watercourse as a central amenily feature, as promoted by Policy. 1t is
noted that the applicant will require separate consent from Dl Rivers Agency
for these works, this will be included as an informative for the developer's
awareness,

7.5.20 Water/ Sewerage

The proposal seeks to connect to existing NIW mains water and sewerage
infrastructure. NIW advise in comments 21/10/2021 that there is capacity at the
WWTW and available water supply to serve the development. However, there
are network capacity issues with the existing public surface water and the

13
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receiving foul sewerage network has reached its capacity. For these reasons,
MIW recommend refusal, though note that subject to successful discussions
and outcomes regarding issues highlighted in the responses below, NI Water
may reconsider its recommendation. NIEA Water Management Linit has also
expressed their concerns in relation to the sewerage infrastructure and patential
impact on the ground water environment.

7.5.21 To ensure a practical solution to sewage disposal is possible at this site, a
planning condition will be necessary to ensure that no development shall take
place untl the method of sewage disposal has been agreed in writing with
Marthern Ireland Water (NI Water) or a consent to discharge has been granted
under the terms of The Water (NI} Order 1999,

7.5.22 The applicant may wish to consider discharging surface water into the
warercourse with the agreement from Dfl Rivers Agency as an alternative (via
Schedule 6 consent) or an alternative arrangement.

7.5.23 Given the personal circumstances relating to the case, the passage of time
and the commitment already given to the project from the former Planning
Authority. The only remedy is to negatively condition requirements prior to
commencement of development at this location.

8.0 SUMMARY CONSIDERATION AND ASSESSMENT:

8.1  Two objections have been received which have been fully considered and has
resulted in several changes to the scale, site layout, crientation, position and
sgparation distance of proposed dwellings from Riverdale House, which waill
avoid any negative Impact 1 amenity.

8.2  Whilst objectors wish to see a less dense housing scheme, the site is
nevertheless located within the development limits of Newry City on land with
an established residential use, but with no specific zoning or key site
requirements or restrictions. Whilst it may not be of any consolation to the
objectors the Planning Authority during the planning process have acted 1o
ensure that the amenity between the proposed development and existing
dwellings was upheld.

8.3 Itis noted planning policy requirements have changed since the proposal was
originally subrmitted in 2007, Overall the proposal are acceptable in principle
and subject to the proposals meeting the conditions set out below, the
requirements of prevailing planning policy and concerns raised by consultees
are capable of being complied with,

8.0 RECOMMENDATION: Approval subject to the conditions below baing mat;

14
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10.0 PLANNING CONDITIONS:

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

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

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

« (1 - Site Location Map (date stamp received 20 March 2007)

= 21813-202 Rev D - Proposed Site Plan 1/250 (date stamp received 08
Moy 2020}

« 21813-203 Rev C - Proposed Car Park Layout {date stamp received 7
Sept 2021)

= 21813-2017 - Proposed Domestic Garage {dale stamp received 7 Sepl
2021)

« 21813-208 - Proposed Detached House (date stamp received 7 Sept
2021)

= 21813-205 Rev A - Proposed Apartment Block A {date stamp receved
T Sept 2021)

» 21813-206 - Proposed Apartment Block B (date stamp received 7 Sept
2021)

« 21813-211 Rev C - Proposed Site Sections (date stamp received 7
Sept 2021)

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

3. Prior to the commencement of the development hereby approved, all
amended drawings and additional information requested in writing by the
Local Planning Authority on 22" April 2022 (including items detailed in
consultation response from Dfl dated 24" February 2022,) shall be
submitted to and agreed in writing by the Local Planning Authority in
consultation with Dfl Roads, addressing all of the following matters:

« Red line 0 be extended on Site Location Plan to include the proposed
single dwelling to the southern side, this will require 2.4m x 90m;

» Proposed access will currently reguire the removal of 2 pedestrian
refuge { crossing island;

= Paosition of sliding gate to be located a minimum of 10m from edge of
public road,

= 10m Radii required at proposed access;

« Proposed pedestrian crossing points at new access to be positioned to
rear of the 10m Radii;

«  Cross sections o be provided along entire site frontage (10m centres)
1o show existing road, footpath, verge & existing stream. {(existing &
proposed);

« Bin storage point to be located to the rear of the proposed sightline &
within the applicant's control;

15
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= Current Road traffic islands along site frontage are not shown on
drawing No 21213-203 Please amend accordingly.

Reason: To ensure the proposal is compliant with The Strategic Planning
Policy Statement for MNorthern Ireland (SPPS,) The Department's
Planning Policy Statement 3; 'Access, Movement and Parking' and the
guidance of both Development Control Advice MNote 15 “Wehicular
Access Standards’ and 'Creating Flaces.'

. Priar to the commencement of the development hereby approved, a detailed
drainage assessment, compliant with Annex D of PP515 (Revised) shall be
submitted o and agreed in writing by the Local Planning Authority, in
consultation with Dfl Rivers Agency. Development shall take place
accordance with the approved details.

Reason: To safeguard against flood risk to the development and elsewhere
and to ensure the proposal is compliant with The Strateqic Planning Policy
Statement for Northern Ireland (SPPS) and Planning Policy Statement 15
(Revised) 'Planning and Flood Risk.'

. Prior to the commencement of the development hereby approved, a
Schedule & Consent to Discharge shall be submitted to and agreed inwriting
by the Local Planning Autharity in consultation with Dfl Rivers Agency.

Reason: As required by the terms of Schedule 6 of the Drainage (MI) Order
1973 and to ensure surface water can be safely discharged from the
proposed development.

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

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

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

Reason: To ensure the appropriate foul and surface waler drainage of the
site,

. Prior 10 commencement of development hereby approved, an
Environmental Management Plan {Including method of works statements for
all culverting, canal and earthworks operations) shall be submitted 1o and
agreed in writing by the Local Flanning Authority, in consultation with

16
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DAERA Water Management Unit and Shared Environmental Services.
Development shall take place accordance with the approved details.

Reason: To ensure effective avoidance and mitigation measures have been
planned for the protection of the water environment and o ensure the
proposal is compliant with: The Strategic Planning Policy Statement for
Morthern Ireland (5PPS,) Planning Policy Statement 2 “Matural Herntage
and The Conservation (Matural Habitats, etc) (Amendment) Regulations
(Morthern Ireland) 2015.

8, All storm water from the development site shall not be discharged to nearby
watercourses unless first passed through pollution interception and flow
attenuation measures.

Reason: To prevent pollution to surface waters which is detrimental
to fisheries interests.

10.During the first available planting season after the occupation of the first
residential unit hereby approved, or as othenwise agreed in writing by the
Local Planning Authority, landscaping shall be carried out in accordance
with the Proposed Site Plan (Drawing Mo 21813-202 Rev D date stamp
recenved 6 Nov 2020) and maimntained thereafter.

Reason: In the interest of visual and residential amenity.

11.The open space and amenity areas as indicated on the drawing MO, 21813-
202 Rev D date stamp received 6 Nov 2020 (Proposed Site Plan,) shall be
managed and maintained in accordance with a detailed Landscape
Management and Maintenance Plan which shall be submitted to and agreed
in writing by the Local Planning Authority prior to the first occupation of any
unit hereby approved,

Reason: To ensure successful establishment and ongoing management
and maintenance (in perpetuity) of the open space and amenity areas in the
interests of visual and residential amenity,

12.1f 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 Local Planning Authority, seriously
damaged or defective, another tree, shrub or hedge of the same species
and size as that originally planted shall be planted at the same place, unless
the Local Flanning Authority gives its written consent 1o any variation,

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

131t during the development works, new contamination or risks to the water
environment are encountered which have not previously been identified,
works shall cease, and the Local Planning Authority shall be notified
immediately. This new contamination shall be fully investigated in
accordance with the Land Contamination: Risk Management (LCRM)
17
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guidance (available at hitpsJdiwew.gov.uk/guidance/land-contamination-
how-to-managethe-risks.) In the event of unacceptable risks being
identified, a remediation strategy shall be agreed in writing with the Local
Flanning Authority and subsequently implemented in accordance with the
approved details and timeframe.

Reason: Protection of environmental receptors to ensure the site is suitable

for use,
Case Officer: Q. Rooney Date: 18.10.23
Authorised Officer: F. Manley Date: 18.10.23
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Annex 1: Final Drawings
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Drawing No. 21813-202 Rev D - Proposed Site Plan 1250
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Drawing Mo, 21813-203 Rev C - Proposed Car Park Léynut_

Drawirsg Mo, 21813-208 Rev A - Pmpas;i Apartment Block &
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Drawing Mo, 21813-208 - Proposed Detached House

21



Agenda 6.0 / P.2007.0422.- Professional Recommendation Report.pdf

TN | PV B ST T LTS
[ gl o]

AL LA
T A
Drphi el i s

Back to Agenda

architagts

B e Sl i
= - —
-

Dranving Mo, 21813-2017 - Proposed Domestic Garage

—

22



Back to Agenda

Comhairle Ceantair
an Iiir, Mhuarn
dagus an Duin

Newry, Mourne
and Down

District Council

&

Application Reference: LAOT2018/1302/F
Date Received: 27.08,201%
Proposal: The application is for full planning permission Provision of dwelling with

associated parking and amendment of Application RI2011/0794/F o remowve parking area for
apartments and replace with shared amenity space.

Location: The application site is located within the settlements limits of Newcastle and in an
Area of Townscape Character as designated in the Ards and Down Area Plan 2015.

Site Characteristics & Area Characteristics:

The site iz located off South Promenade Newcastle and is comprised of roughly soquare and
rectangular plot located to the rear of Mos. 65-69 South Promenade and immediately to the
front of Mo 63 South Promenade, The site is grassed at present and nses steeply from
South Promenade in a W direction toward the properties at Mo 63 South Promenade and
28 King Sireel which sit at a higher level than those along South Promenade, The existing
access o Mo 63 runs parallel o the MW boundary along the site, which will also serve this
site. The immediate area s predominantly residential, however there are retail premisas to
the east of the site.
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Site History:
R/1994/0072 REAR OF 658 South Promenades Newcastle Bungalow Granted

RIZ0OO0/0330/F 67 South Promenade, Ballaghbeg, Newcasile, Change of use of parnt of
supermarket to a hot food carry oul PERMISSION GRANTED 26.05.2000

RIZ011LA07B4/F 65 and 67 South Promenade Mewcastle, Proposed change of use of
restaurant to retail unit on ground floor and 2no 1 bedroom apartments on the first floor
PERMISSION GRANTED 03.09,2012

LAOT/2017/1614/F Apantment B 65 South Promenade Mewcastle Bedroom and utility room
extension PERMISSION GRANTED 12.12. 2017

LAOTF201800681F To the rear of 65-69 South Promenads, Newcaside, Proposed dwelling
Permission Refused 24/01/2019,

LADT/2018/0750/F - Apariment B 65 South Promenade
Newcaslle - Proposed bedroom and ulilily room extension to first floor apartment, with
additional bedroom at second floor Permission Refused - 07.03.2019

Planning Policies & Material Considerations:

The application site is located within the setflement limits of Mewcastle, within the Mourne
ACNE, an Area of Townscape Character (ATC) and sphere of influence of an archaeolagical
site and monument as designated in the Ards and Down Area Plan 2015 and as such the
SPPS 15 the relevant palicy docurment, which is read in conjunction with PPS 2, PPS 3, PPS
B, PPS T 'Quality Residential Environmenis’ and the second addendum to PPST
‘Safeguarding the Character of Established Residential Areas’ (the Addendum).
Supplemantary guidance contained in 'Creating Places - Achieving Quality in Residential
Developments' (CF) is also material to the consideration of the application as 15 DCAN 8
Housing in Existing Urban Areas’.

Consultations:

Ml Water — statutary response
DF| Roads — objection = detailed below
Historic Environment Division — No abjections

Ohbjections & Representations

In line with statutory requirements seventeen neighbours have been notified on 09.08.2019
The application was advertized in the Mourne Observer on 11.09.2019.

Two letters of abjection have been recenved from the occupants at No 63 South Promenade
and Mo 28 King Street. Mo €3 has also sent in a second letier to counter argue the parking
survey that was submitted,

Kieran Fitzpatrick 63 South Promenade, Newcastle raises the following issues:
» [nadequate vehicular access to the site
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= Build restrictions and guidance {and the need to avoid town cramming)
s |s506es regarding boundaries and proposal in close proximity

« Previous application for a refusal on the same site

» Loss of pivacy and overooking

= [naccuracias on current plans

» Allocation of parking for the aparnments already approved

Robert Martin 28 King Street, Newcastle raises the following issues
= Dhjections from the previous application
» Existing Right of way
» Commercial storage already on the site
» [ncomrect sightlines
« Additional wehicles and their impact and access to the site
* Access serves 63 South promenade and 28 King Street
» Nature of amenity space for apartments
=« Excavation work has already taken place on the site, now a steep topography
¢ Loss of amenity to property

One letter of support has been received from Jim Wells MLA stating that the applicant
has met Roads concerns and the site is brownfield site within Newcastle,

Consideration and Assessment:

Section 45 of the Planning Act (MI) 2011 requires the Council to have regard to the Local
Development Plan, so far as matenal to the apphcaton and to any other material
considerations. The application is located within the settlement of Mewcastle, within the ATC
and with the Mourne AQNE,

The Strategic Planning Policy Statement for Northemn Ireland 2015 (SPP3S) provides advice
regarding housing in settlements to planning authorities engaged in preparing new area
plans. Whilst advocating increased housing density without town cramming, its provisions do
not conflict with extant regional policy in respect of proposals for dwellings  within
settlements.

FPS 7 -Flanning Policy Statement 7 Quality Residential Environments

Planning Policy Statement 7 Quality Residential Environments

Planning Policy Statement 7 Quality Residential Emvironments (FPST) sets oul planning
policies for achieving guality in new residential development. Palicy QDL of PPST states
that in established residential areas proposals for housing development will not be parmitted
where they would result in unacceptable damage to the local character, environmental
guality or residential amenity of these areas. Motwithstanding the strategic objective of
promaofing mare housing in urban areas, paragraph 1.4 of PPST states that this must not
result in town cramming. It adds that in established residential areas the overnding objective
will be to avoid any significant erosion of the local character and the environmental quality,
amenity and privacy enjoved by existing residents.
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Folicy QD1 thereof states that planning permission will anly be granted for new residential
devalopment where it is demonstrated [hat the proposal will create & guality and sustainahle
EMVIronment.

The current proposal seeks full planning pemmission for the erection of a detached
dwelling, The dwelling has an overall height of 5.8m to FFL and an underbuild of 0.35m,
There is a single storey rear return which extends 6.3m to the rear and which drops in
ridge height to 4.4m abowve FFL. The dwelling will be finished with smooth rendered
walls and bifack plinth, aluminium windows, aluminium and glass front door, black PPC
Aluminium rainwater goods and dark flat roof e ! slate,

Within Policy QD1 of PPS T there is a requirement for all proposals for
residential development o conform to the listed crteria & - 1.

(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;

This is a full application to establish whether a dwelling at the site to the rear of No's 65 and
GO South Promenade is acceptable. The site layvout provided shows the proposal

in refation to Number 63 South Promenade and Mo 28 King Sireet. The plot on which the
actual dwelling will 2it is 15.5m x 15m. The remaining portion of the red line is baing used o
reconfigure the amenity space for the apanments at Mo 65 South Promenade.

CCAN 8 discusses that for a site o be successful backiand development it must have
appropriate plot depth and configuration. DCAM 8 states ‘Backland development on plot
depths of less than 80m is unlikely 10 be acceptable, except where the existing urban grain is
wvery urban in character, and whers careful design can overcome concems of overlaoking
and day lighting’. The site size is less than a guarter of this. with the overall backland plot
approx. half of the recommended 80m. The urban grain could not be described as a “tight
urban grain® nor would It be sufficiently tight to overcorme concerns regarding residential
amenity and character and o allow for a lesser plot depth.

The layvout arrangement shows a dwelling positioned close to the boundaries with Mo 63
and 69 South Promenade and with Mo 30 King Street which resulls in poor private amenity
space which is approx. 45m® of useable space (plans indicate 62m?* some of which is to the
rear of the rear return of the proposal which 15 located approx. 2m from the boundany wath
lands just to the ME of Mo 20 King Street). This is at the lower end of the guidance from
Creating Places whereby amenity space should be between 40me — 70mE, The dwelling is
6.5m to the boundary with No 63 South Promenade and Lm from the boundary with No 69
South Promenade (indicated as being owned /controlled by the applicant). The front of the
dwelling which includes two living room windows and a bedroom window is approx. 1.5m
from the grassed bank owned by No 63 where there is a change in levels of approx. 1.5m
and thus the outlook for potential residents would be poor. The cwner/occupiers of Mo's B3
and 6% may be prepared to olerate a lower level of amenity than s reguired ig not a
sufficient reason (o permit an otherwise unacceptahble proposal as its neighbours or future
occupiers may not. Thus a dwelling on the plot would be overdevelopment of the site and not

4
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respect the surraunding context and is inappropriate to the character and topography the
site

e

e o | site for dwelling

(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;

Historic  Environment Division have been consulted regarding the proposal  and
grchasological and built hentage will not be impacted upon.

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

Given the nature of the development public open space is not a requirement. There is
adequate private space within the application site 10 accommodate the privale open space
prowvision.

(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 neighbourhood sendces is not applicable to this application given the scale
of development.

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

Givean the scale of development a mavemeani patlern is nol reguirad,

(f) adequate and appropriate provision is made for parking;
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The proposal is able to provide off sireet in curtilage parking which is deemed to be
acceptable. Parking for the adjacent proposal will be discussed later in the report.

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

The proposal is for a 3 bedroom dwelling, with no issues regarding the materials and finishes
of the dwelling.

(h) the design and layout will not create conflict with adjacent land uses and there is
no unacceptable adverse effect on existing or proposed properties in terms of
overlooking, loss of light, overshadowing, noise or ather disturbance; and

The dwelling has been designed with 3 blank walllgables in order o reduce overlooking,
howeyer, this contrived design solution, 15 a reflection of the restricted nature of the plot as is
the ariemtation of the dwelling. There will however, still be some element of overlooking of
the proposal from the neighbouring properties Mos 28-30 and Mo 63 South Promanade.

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

It is considered that the proposal would not give rige o crime o antisocial behaviour and
should promote personal safety in the same regard as the existing dwellings.

PP5 3 - Access, Movement and Parking PPS 3 sets out the planning policies for wehicular
and pedestnan access, lranspor assessment, the protection of transport routes  and
parking. It forms an important element in the integration of transpaort and land use planning.

The applicant has indicated two parking spaces to serve the proposal. Also as part of this
proposal the area to the rear of the apartments which is currently used for parking is to be
reconfigured to remove any parking and provide communal amenity space for the
apartmenis,

Transport Ml has advised that if the proposal is permitted it would prejudice the safety and
convenience of road users since it proposes 1o intensify the use of an existing access al
which visibility splays of 2m x 80m cannot be provided in accordance with the standards
contained in the Departments DCAMN 15 due to parked cars. Conseguently, it is considered
that the proposal would prejudice road safety and is therefore contrary to Policy AMP 2 of
FPS 3.

In relation to the reconfiguration of the amenity space for the apariments, these had been
approved under the previous application R/Z0110794/F showing two car parking spaces, it
I= not appropriate o now remove parking spaces so that the additonal parking can now be
used (o serve the proposed new dwealling.

FPPS & Planning, Archaeology and the Built Environment

Planning Policy Statement & Planning, Archasology and the Built Hertage sets out planning
policy for the protection and conservation of archasological remains and features of the built
heritage. HED Historic Monuments has assessed the application and on the basis of the
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information provided is content that the proposal is satisfactory to SPPS and PPS 6
archasological policy reguiremeants.

Addendum 10 PPS 6 — Areas of Townscape Character
Faolicy ATC 2 — New Development in an area of Townscape Character

The Department (Councill) will only permit development proposals in an Area of Townscape
Character where the development maintains or enhances its overall character and respecls
the built form of the area. As mentioned previously the proposal s located within the ATC in
Mewcastle. The proposal would not provide a guality residential development and in this
respect, it would not maintain or enhance the overall character of the area.

Conclusion

Based on careful consideration of all the relevant material planning considerations including
objections, it is contended thal the apphcation does meet the planning poboies as outlined
above and permission should be refused hased on the refusal reasans below,

Recommendation:
Refusal

Refusal Reasons:

1. The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and
Criteria & of Policy QD1 of Planning Policy Statement 7 (PPST): Quality Residential
Ervironments, as the development does nol respect the surrounding conlext and is
considerad inappropriate (o the character and lopography of the sile in terms of
layout, as it is considered overdevelopment of the site and an unacceptable form of
backland development.

2. The proposal s contrary to the Strategic Planning Policy Statement (SPPS) and
Criterion C of Policy QD 1 of PPS T Quality Residential Environments, in that the
proposal has not made adequate provision for private amenity space.

3. The proposal is contrary to the Strategic Planning Policy Statement {(SPP3S) and
Criterian F of Policy QD 1 of PPS 7: Quality Residential Enviranments, in that there is
inadequate provision for parking within the scheme as the proposal is wilising the
parking provision for Mo 65 South Promenade o service the proposed deeelling.

4. The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and
Folicy AMP 2 of Planning Policy Statement 3 (FFP33) Access, Movement and Parking
in that it would, if permitted, prejudice the safety and convenience of road users since
it proposes o intensify the use of an existing access at which visibility splays of 2m x
BOm cannot be provded in accordance with the standards contained in the

Department's Development Control Advice Note 15 due to parked cars.
7
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5. The proposal is contrary to Policy ATC 2 of Addendum to PPS B Areas of Townscape
Character, in that the proposad development fails to maintain or enhance the overall
character of the ATC and does not respect the buill form of the area,

Case Officer Signature

Cate

Appointed Officer Signature
Date
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Committee Deferral

Development Management Officer Report

Case Officer: Catherine Moane

Application ID: LADV/2019/1302/F Target Date:

Proposal: Location:

Dwelling and reconfiguration of parking To the rear of no's 65-69 South Promenade
layout on site with associated access MNewcastle

arrangements

Applicant Name and Address: Agent Name and Address:

Margaret Ireland 324 Bryansford Road

69 South Promenade Mewcastle

Mewcastle BT33 0LG

BT33 0EY
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Reconsideration

The application was presented to Planning Committee in February and August 2020 and deferred for
site visits an both occasions which have since taken place.

The reasons for refusal recommended were as follows.

1. The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and Criteria A of
Policy QD1 of Planning Policy Statement 7 (PPSY): Quality Residential Environments, as the
development does not respect the surrounding cantext and is considered inapprapriate to
the character and topography of the site in terms of layout, as it is considered
overdevelopment of the site and an unacceptable form of backland development.

2. The praposal is contrary to the Strategic Planning Policy Statement (SPPS) and Criterion C of
Policy QD 1 of PRS 7: Cuality Residential Enwironments, in that the proposal has not made
adeguate provision for private amenity space.

3. The propaosal is contrary to the Strategic Planning Policy Statement (3PP3) and Criterion F of
Policy D 1 of PPS 7 Quality Residential Enwironments, in that there is inadequate provision
for parking within the scheme as the proposal is utilising the parking provision for Mo 85 Scuth
Promenade to service the proposed dwelling.

4, The prapasal is contrary to the Strategic Planning Policy Statement (SPPS) and Policy AMP 2
of Planning Policy Statement 3 (PP53) Access, Movement and Parking in that it would, if
permitted, prejudice the safety and convenience of road users since it proposes to intensify
the use of an existing access at which visibility splays of 2m x 60m cannot be provided in
accordance with the standards contained in the Department's Development Control Advice
Mote 15 due to parked cars.

LT The proposal is contrary to Policy ATC 2 of Addendum to FPS & Areas of Townscape
Character, in that the proposed development fails to maintain or enhance the overall
character of the ATC and does not respect the built form of the area.

Following presentation of the application ta Committee on the 26 August 2020, the application was
deferred to allow for the submission of additional infermation for DF) Roads on matters of access and
road safety.

There followed a lengthy consultation exercise between the planning office, agent and DFI Roads
regarding these matters.

Meighbour Motification was carried out en the 12 October 2023 and expires on the 02nd November
2023 in relation to the latest amendments upon which this application has been assessed, It is
acknowledged that the Meighbour notification will nat expire until 02 Nov 2023 and this report will be
signed off on the 01 Novemnber 2023 The Flanning Committee will be briefed on the 15th Nowv 2023
when this application is due to be heard, in relation to any further representations received in the
interim period,

The latest revisions which have been found acceptable to DFI Roads show the access arrangements to
include sight splays of 2.0 by 60m a footway along the frontage of Ireland's shop & extended to
| Macken's Bar minimum of 2m, kerbing and buitd out, removal of the wall at Macken's in full and
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' existing telegraph Poles to be set back behind vis splays. FSD drawing 07 Rev D reflects these
requirements for adoeption. Conditions refer.

The proposal has also been amended to now include within the red line of the application site
pravision of 2 no parking spaces for the 2 existing apartments at No 65 South Promenade and 2no
parking spaces for Irelands white good vans alang with 2 car parking spaces far the proposed new
dwelling. The P1 form has been amended in relation to the proposal description to read “Dwelling and
recanfiguration of parking layout on site with associated access arrangements”

With the provision of the 4 spaces, serving the apartments and Irelands Electricals, comes a reduction
inthe communal amenity space for the apartment dwellers at Mo.65 South Promenade,

DFl Roads have been consulted on the revised access arrangements and parking layout and have
respondad with no objection.

Given parking has been retained for the apartments and provision is made for the new dwelling the
planning authority would have no objection to this and an this basis Refusal Beason 3 in relation to
insufficient parking provision has been removed. Given that acceptable access arrangements have now
been proposed, refusal reason 4 is also now removed,

The remaining reasons for refusal 1.2 and 5 based on PPS 7 QD1 and PPS & ATC 2 in respect to character
and overdevelopment of the site remain.

1. The proposal is contrary toe the Strategic Planning Policy Statement (SPP5] and Criteria & of
Policy QD1 of Planning Policy Statement 7 (PPS7): Quality Residential Environments, as the
development does not respect the surrounding context and is considered inappropriate to
the character and topography of the site in terms of layout, as it is considered
overdevelepment of the site and an unacceptable form of backland developrment.

2. The praopasal is contrary to the Strategic Planning Policy Statement (5PPS) and Criterion C of
Policy QD 1 of PPS 7: Quality Residential Erwironments, in that the proposal has not made
adequate provision for private amenily space.

5 The propaosal is contrary to Palicy ATC 2 of Addendum ta PPS & Areas of Townscape
Character, in that the proposed development fails to maintain or enhance the overall
character of the ATC and does not respect the built form of the area.

Neighbour Motification Checked Yes

Summary of Recommendation

Reifusal

Reasons for Refusal:

1. The proposal is contrary to the Strategic Planning Policy Statement (5PPS) and Criteria
Aof  Policy QDI of Planning Policy Statement 7 (PP37); Quality Residential Environments, as
the develc_:!:nrne nt does not respect the surrou nding:_mnter.t and is considered inappropriate to
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the character and topography of the site in terms of layout, as it is considered
overdevelopment of the site and an unacceptable form of backland development,

2. The proposal is contrary to the Strategic Planning Policy Statement (5PPS) and Criterion
C of Policy QD 1 of PPS 7: Quality Residential Environments, in that the proposal has not made
adequate provision for private amenity space.

5. The proposal is contrary to Policy ATC 2 of Addendum to PPS 6 Areas of Townscape
Character, in that the proposed development fails to maintain or enhance the overall
character of the ATC and does not respect the built form of the area.

! Appointed Officer: A.McAlarney Date: 01 November 2023
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Development Management Consideration
Details of Discussion:

Letter(s) of objection/support considered: Yes/iNo

Group decision:

D.M. Group Signatures

Date
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Planning Committes "Call in® Reguest Form

Committee Meeting Planning Application Number :
15/11/23 LAO7//2019/1302/F

Eiﬂuest Far F;geah:igg Fiights

area for apartments and replace with shared amenity space

Background:
v The application was recommended for refusal by the Planning Department in 2020 for the following reasons:
o The proposal does not respect the surrounding context and is considered inappropriate to the
character and topography of the site int terms of layout, as it is cansidered overdevelopment of the
site: and an unacceptable form of backland develaprment
o [Daes not provide adequate private amenity space
o Inadequate provision of parking within the scheme
o Would prejudice the safety of road users
* |n February 2020 the Planning committee deferred the application for a site visit,
The application was brought back to the Aupust 2020 committee in which the Committee considered the
application and deferred it once more to allow the applicant time to provide evidence that the required
splays can be achieved.
*  The application is now brought back to the committee as the applicant has been able to achieve adeguate
visibility splays onto South Promenade, and 0l Boads have returned no objections.

Proposed decision (including reasons if the decision is refusal) -

Refusal:

1.The proposal is contrary to the Strategic Planning Policy Statement (SPPS) and Criteria A of Policy QD1 of
Planning Policy Statement 7 (PPS7): Quality Residential Environments, as the development does not respect the
surrounding context and is considered inappropriate to the character and topography of the site in terms of layout,
as it is comsidered overdevelopment of the site and an unacceptable form of backland development,

Agent's Response;

The stesply rising topography is typical of the harbaour of Mewcastle. The vast majority of dwellings in the entire
harbaur area have had to mitigate the sheping topography i some way, To say that a dwelling built on.a plot to the
rear of South Praomenade an rising topography does not respect the local character is not accurate. 27 of the
surrounding houses on King 3treet/Scuth Promenade have been built 25 split leve!l dwellings due to the nature of the
local topography. Additionally the 4 storey, terraced dwellings located at 30-36 King Street represent & much more
prominent development. In addition there are 31 apartments immediately 1o the east (Edgewater Apartmeants), in
addition to 3 storey apartment blocks along Scuth Promenade. The case officer in the planning report has also
incorrectly applied Develppment Contral Advice Note & in stating that the &0m plot depth is required for 1 dwelling:
The 30m depth of sites for back-land development 15 to accommodate 2 dwellings on a developrrent site which s
dual fronted. This proposal is to acoommedate 1 dwelling. The back land development paragraph within Development
Control Advice Nete B summarises and re-peats findings of “Sustainable Residential Quality” {Londen Planning
Advisory Committes, 1958} The DCAN, paragraph 5.7 explains that it is based upon the aforementioned guidance. A
diagram within this report illustrates the correct way to interpret the 80m recommendation - which is for 2 houses,
In any case, the appropriate Policy Test is the Addendum to Planning Policy Statement 7 = Safeguarding the Character
of Established Residential Areas which the proposal meets and exceeds, Regarding precedent of previous planning
decisions: particularly relevant to this application is the context of application reference LAOT/2018/1814/F which
was granted 24 May 2019 and is located only several hundred meters from the applicants site: this application
allowed 2 self-contained holiday apartment units on a site much smaller than the proposed plot (100m2) which
demonstrates that although these are holiday apartments:; the planning department have deemed the proposal
apprapriate 1o allow a far greater density of development and increased built footprint for this area thus meeting
PP516 T5M1 which has similar site context requirements as PPS7's OD1A. The application site proposes 1 dwelling on
a site area of over 600m2 which is approximately 10 times less dense a proposal with regard to built footprin ratio,
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