Title of Report: Planning Committee Report — LA01/2022/1203/F

Committee Report Planning Committee

Submitted To:

Date of Meeting: 25" September 2024

For Decision or For Decision — Council Interest Item

For Information

To be discussed In NO
Committee YES/NO

Linkage to Council Strategy (2021-25)

Strategic Theme Cohesive Leadership

Outcome Council has agreed policies and procedures and decision making is
consistent with them

Lead Officer Senior Planning Officer

Budgetary Considerations

Cost of Proposal Nil

Included in Current Year Estimates N/A
Capital/Revenue N/A
Code N/A
Staffing Costs N/A

Legal Considerations

Input of Legal Services Required NO

Legal Opinion Obtained NO
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Screening Required for new or revised Policies, Plans, Strategies or Service Delivery
Requirements Proposals.

Section 75 Screening Completed: N/A Date:
Screening
EQIA Required and N/A Date:
Completed:
Rural Needs Screening Completed N/A Date:

Assessment (RNA)

RNA Required and N/A Date:
Completed:

Data Protection Screening Completed: N/A Date:

Impact

Assessment

DPIA

( ) DPIA Required and N/A Date:
Completed:

App No: LA01/2022/1203/F Ward: Drumsurn

App Type: Full Planning

Address: Adjacent to 46 Drumsurn Court, Drumsurn, Limavady

Proposal: Change of Housetype to Sites 10-12 to provide 1No. Detached &
2No. Semi-Detached 2 Storey Dwellings with Garages as
Improvement to Layout Previously Approved under
B/2008/0188/RM and All Associated Works.

Con Area: N/A Valid Date: 14.11.2022

Listed Building Grade: N/A Target Date: 27.02.2023

Agent: Bell Architects Ltd, 65 Main Street, Ballymoney, BT53 6AN

Applicant: Liam Chivers, 275 Drumsurn Road, Drumsurn, Limavady, BT49
8PP

Objections: 0 Petitions of Objection: 0

Support: 0 Petitions of Support: 0
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Executive Summary

This proposal is considered unacceptable at this location having
regard to the Northern Area Plan 2016 and all other material
considerations.

The application site comprises a small portion of an existing
agricultural field and is located within the rural area as defined in
the Northern Area Plan 2016

The proposal is for change of house type to provide 1No.
Detached & 2No. Semi-Detached 2 Storey Dwellings with Garages
as Improvement to Layout Previously Approved under
B/2008/0188/RM which related to the erection of 40 dwellings.

The timeframe for the commencement of development (17
September 2011) on the previous planning permission has expired
and no Certificate of Lawful Development or Use has been
submitted to certify that a lawful commencement has occurred.

In the absence of a Certificate of Lawful Development or Use the
Planning Department cannot give determining weight to the
previous planning history of the site and as such the proposal must
be considered against the Northern Area Plan and prevailing
regional planning policies.

The proposal fails to comply with the relevant planning policies
including the SPPS (Paragraph 6.73) and PPS21 (Policy CTY1) in
that it does not meet with one of the permitted types of
development in the countryside.

In the absence of a Certificate of Lawful Development or Use the
Planning Department cannot provide a detailed assessment on the
layout and design of the proposal

Refusal is recommended.
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Drawings and additional information are available to view on the
Planning Portal-
https://planningregister.planningsystemni.gov.uk/simple-search

1.0

2.0

2.1

2.2

2.3

240925

RECOMMENDATION

That the Committee has taken into consideration and agrees
with the reasons for the recommendation set out in section 9 and
the policies and guidance in sections 7 and 8 and resolves to
Refuse planning permission subject to the reasons set out in
section 10.

SITE LOCATION & DESCRIPTION

The application site is located immediately adjacent to and North
West of No. 46 Drumsurn Court, Drumsurn. The application site
as indicated is located in the south eastern portion of an existing
agricultural field. The application site is undefined other than
along its south eastern boundary which is defined by close
boarded timber fencing along the curtilage boundaries of Nos.
13, 18 and 46, and across the road frontage where access to the
site is proposed.

The application site falls gently in a southern direction. Within
the application site and adjacent to the access from Drumsurn
Court the levels within the site have been raised to accord with
that of the road within Drumsurn Court. This raised area extends
a short distance into the site and is grassed over.

The application site is located within the rural area outside of any
settlement limit as defined by the Northern Area Plan 2016. The
site lies adjacent to the settlement limit to its south eastern
boundary. The site is located on agricultural lands and is abutted
to the north, north west, west and south west by agricultural
lands. The housing development at Drumsurn Court abuts the
site to the south east, with the housing developments at
Donald’s Hill Court and Cottage Garden to the north of the site
on the northern side of the Drumsurn Rd. To the North West of
the site, beyond the field in which the application site is located,
there are lands within the settlement limit which are zoned for
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3.0

240925

housing (DNH 07) and further housing developments at Church
View and Castle Meadows.

RELEVANT HISTORY

B/2004/0190/0 - Site for residential development with
associated formal and informal open space - Land to the south
of 283 Drumsurn Road, Limavady — Permission Granted
13.05.2005.

B/2008/0188/RM - Proposed housing development comprising
16 no two storey terraced dwellings, 22 no. two storey semi
detached dwellings, 2 no. two storey detached dwellings and
roadway for private streets determination - Land to South of 283
Drumsurn Road, Limavady (between Drumsurn Court and 283
Drumsurn Road) — Permission Granted 17.09.2009.

Adjacent Application Site to east + south (Drumsurn Court)

B/2003/0337/F - Erection of 20 dwellings and associated parking
- Approx 90 metres south east of 283 Drumsurn Road,
Drumsurn, Limavady — Appeal Allowed 13.04.2004.

B/2005/0523/F - Erection of housing to include 14 semi-
detached and 2 detached houses (change to previously
approved layout) - Lands approximately 90 metres south east of
283 Drumsurn Road, Drumsurn — Permission Granted
17.11.2006.

B/2007/0115/F - Alteration to existing housing scheme (approval
B/2003/0337/F) to provide additional site replicating adjacent
sites 17-21 inclusive (approval B/2005/0523/F), erection of 4no.
2 storey semi-detached dwellings & 1no. 2 storey detached
dwelling all to include detached garages - 8-11 Inclusive
Drumsurn Court, Drumsurn, Limavady — Permission Granted
08.01.2008.

LAO01/2017/1498/F - Proposed change of house type to sites 2-
16 to provide 6 no semi-detached and 2 no. detached two storey
dwellings with garages and all associated works - 2-16
Drumsurn Court, Drumsurn, Limavady — Permission Granted
01.08.2018.
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4.0 THE APPLICATION

4.1

5.0

5.1

5.2

6.0
6.1
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The application seeks full planning permission for change of
house types to provide 1No. Detached & 2No. Semi-Detached 2
Storey Dwellings with Garages as Improvement to Layout
Previously Approved under B/2008/0188/RM and all Associated
Works. The revised layout proposes to swap the siting of the pair
of semi-detached and detached dwellings from that initially
approved, with the detached dwelling now proposed immediately
adjacent the primary internal road. Access to the site is
proposed via the adjacent housing development at Drumsurn
Court.

PUBLICITY & CONSULTATIONS

External

Advertising: 30.11.2022 and 22.11.2023
Neighbours: There are no objections to the proposal.

Internal

Dfl Roads: No objections

Northern Ireland Water: Advice provided
Environmental Health: Advice provided
Historic Environment Division: No objections

Northern Ireland Electricity: No objections

MATERIAL CONSIDERATIONS

Section 45(1) of the Planning Act (Northern Ireland) 2011
requires that all applications must have regard to the local plan,
so far as material to the application, and all other material
considerations. Section 6(4) states that in making any
determination where regard is to be had to the local
development plan, the determination must be made in
accordance with the plan unless material considerations indicate
otherwise.
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6.2

6.3

6.4

6.5

6.6

7.0

8.0

8.1
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The development plan is:
e Northern Area Plan 2016 (NAP)

The Regional Development Strategy (RDS) is a material
consideration.

The Strategic Planning Policy Statement for Northern Ireland
(SPPS) is a material consideration. As set out in the SPPS, until
such times as a new local plan strategy is adopted, councils will
apply specified retained operational policies.

Due weight should be given to the relevant policies in the
development plan.

All material considerations and any policy conflicts are identified
in the “Considerations and Assessment” section of the report.

RELEVANT POLICIES & GUIDANCE

The Northern Area Plan 2016
Strateqic Planning Policy Statement (SPPS)

Planning Policy Statement 2: Natural Heritage

Planning Policy Statement 3: Access, Movement and Parking

Planning Policy Statement 7: Quality Residential Environments

Addendum to Planning Policy Statement 7: Safequarding the

Character of Established Residential Areas

Planning Policy Statement 21: Sustainable Development in the

Countryside

CONSIDERATIONS & ASSESSMENT

The main considerations in the determination of this application
relate to: principle of development, layout and design and
Habitat Regulations Assessment.
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8.2

8.3

8.4

8.5

8.6

8.7
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Principle of development

The application site is located within the rural area outside of any
settlement limit as defined by the Northern Area Plan 2016. Prior
to the adoption of the Northern Area Plan 2016 the subject lands
were sited within the settlement development limit of Drumsurn
as defined within the Limavady Area Plan 1984-1999. The
settlement development limit for Drumsurn as defined in the
Northern Area Plan 2016 was subject to Independent
Examination by the Planning Appeals Commission prior to the
Plan’s adoption. As the application site is located within the rural
area the proposal therefore falls to be considered against the
rural housing policies contained within the SPPS and Planning
Policy Statement 21 (PPS21).

Both the SPPS and Policy CTY 1 of PPS21 outline the range of
types of development which in principle are considered to be
acceptable in the countryside.

For proposals for multiple dwellings (more than 2) in the
countryside CTY1 makes provision for the following types of
development
e A small group of houses in a designated Dispersed Rural
Community in accordance with Policy CTY2
e The provision of social and affordable housing in
accordance with Policy CTY5

In this case the proposal is not in accordance with Policy CTY2
as the application site is not located within a Dispersed Rural
Community (DRC) as designated in the Area Plan, and is not in
accordance with Policy CTY5 as Drumsurn is not a small
settlement, as set out within Policy SET1 of the Northern Area
Plan.

As the proposal fails to meet with the requirements of the SPPS
and Policy CTY1 of PPS21 the principle of development is
considered unacceptable unless other material considerations
outweigh the aforementioned policy provisions.

The applicant contends that the principle of development is
established on the lands in the form of an extant planning
permission granted under applications B/2004/0190/0 and
B/2008/0188/RM.

Page 8 of 31



8.8

8.9

8.10

8.11

8.12
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The requirements for the commencement of development are
set out in legislation. Given the timeframe for commencement of
planning approvals B/2004/0190/0 and B/2008/0188/RM
extended to 17" September 2011 the definition of
commencement of development was outlined under both Article
36(1) of the Planning (Northern Ireland) Order 1991 and Section
63(2) of the Planning Act (Northern Ireland) 2011. For
clarification there is no difference between both pieces of
legislation in defining commencement of development.

Both pieces of legislation state that “development shall be taken
to be begun on the earliest date on which any of the following
operations comprised in the development begins to be carried
out—

(a)where the development consists of or includes the erection
of a building, any work of construction in the course of the
erection of the building;”

As the previous planning permission on the site was for the
erection of buildings (40 dwellings), commencement of planning
approvals B/2004/0190/0 and B/2008/0188/RM can only be
taken from the date upon which works of construction
commenced on one of the approved dwellings.

A statutory process exists for the determination of lawful use or
development. The mechanism for this determination is via the
submission of a Certificate of Lawful Development or Use
which, in this instance, is required to establish that a lawful
commencement of development approved under applications
B/2004/0190/0 and B/2008/0188/RM has occurred. This
position has been set out in case law in Saxby v Secretary of
State for the Environment, Transport and the Regions 1998,
and is also the “settled position” of the Planning Appeals
Commission (PAC) on such matters as evidenced in appeals,
2015/A0129 (Appendix 1, notably paragraphs 5 & 6).

The applicant was requested to submit a Lawful Development
application on 30.01.2023 and 03.03.2023 to determine the
lawfulness, or otherwise, of the asserted commencement of
B/2004/0190/0 and B/2008/0188/RM. The agent advised in an
email 28.03.2023 that the applicant does not intend to submit a
CLUD application and further advised on 29.08.2023 that they
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8.13

8.14

8.15
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do not see the benefit of a CLUD application given the current
application has been submitted. To date no CLUD application
has been submitted.

In the absence of a CLUD application it cannot be
demonstrated that a lawful commencement of applications
B/2004/0190/0 and B/2008/0188/RM which, relates to the
erection of 40 dwellings has occurred. The Planning
Department advise that this application is not the appropriate
mechanism to confer the lawfulness of a material start on
B/2004/0190/0 and B/2008/0188/RM.

From a site inspection the application site remains in
agricultural use with no evidence of development occurring.
From the proposed entrance to the site, adjacent to Nos. 13 and
46 Drumsurn Court, the land has been raised in a manner
reflective of the proposed access road. This area of raised land
extends approximately 20m into the field and is grassed over.
Additionally, photos of topsoil being stripped in preparation for
the construction of the section of access have been submitted
by the agent, advising that theses took place within the
timeframe of the original permission. The agent also advises
that a sewer line has been laid within the site. However, this
sewer line runs from the adjacent Drumsurn Court housing
development through the lands granted permission under
B/2004/0190/0 and B/2008/0188/RM to housing lands to the
northwest of the site, which are inside the settlement
development limit. While it may have been the intention that the
housing development approved under B/2004/0190/0 and
B/2008/0188/RM would connect into this sewer it is noted that
this sewer was put in place circa 2006, prior to application
B/2008/0188/RM being granted permission, to serve the
adjacent development at Drumsurn Court, and does not relate
to specific works in relation to application B/2008/0188/RM.
Please refer to Paragraph 8.9 above.

No foundations were evident on site and Building Control have
confirmed that they have no record of any foundation
application or inspections on these lands. Appeal 2017/E0010
(Appendix 2, notably Paragraphs 5.8 & 5.9) clarifies that in
determining the commencement of development, where the
development consists of or includes the erection of a building,
the focus is on the buildings and that work carried out must be
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8.17

8.18

8.19
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works of construction in the course of the erection of the
buildings. From the information provided to date it has not been
demonstrated that a lawful material start has occurred.

The agent has queried the location of the application site within
the rural area, stating that the site is development land with an
extant approval within the development extents of Drumsurn,
and has asserted that the Northern Area Plan Maps are
incorrect. Please refer to Paragraph 8.2 regarding this matter.

Consequently, the principle of development must be considered
in the context of prevailing planning policy which, as outlined
above at Paragraphs 8.2-8.6, is considered to be unacceptable.
Additionally, it has not been demonstrated that there are
exceptional or overriding reasons as to why the development is
essential in this location and could not be located in a
settlement. The proposal is Contrary to Paragraph 6.73 of the
SPPS and Policy CTY1 of PPS21.

Design and Layout

The application proposes three dwellings which comprise a pair
of semi-detached dwelling and a detached dwelling, with single
storey garages proposed at plots 10 and 12. The general layout
and design of the dwellings are similar to the previously
approved site, other than the sting of the detached and semi-
detached dwellings being swapped. However, in the absence of
a Certificate of Lawfulness to determine a lawful
commencement of B/2008/0188/RM a detailed assessed of the
proposal and its acceptability cannot be undertaken.

Habitat Regulations Assessment

There are no watercourses within or immediately adjacent the
application site. A small watercourse is identified approximately
45m south of the application site, which provides a satisfactory
land buffer to prevent polluting effects associated with the
construction phase of development. NI water have confirmed
the presence of foul and surface water sewers which can serve
the proposed development, with sufficient capacity at the
receiving waste water treatment works. Officials are satisfied
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that, subject to the implementation of best practice during the
construction phase, the proposal will not result in any adverse
impact on any European designated site.

8.20 The potential impact of this proposal on Special Areas of

9.0
9.1

Conservation, Special Protection Areas and Ramsar sites has
been assessed in accordance with the requirements of
Regulation 43 (1) of the Conservation (Natural Habitats, etc)
Regulations (Northern Ireland) 1995 (as amended). The
proposal would not be likely to have a significant effect on the
features, conservation objectives or status of any of these sites.

CONCLUSION

In the absence of a Certificate of Lawful Development or Use it
has not been demonstrated that a lawful commencement of
Planning Approvals B/2004/0190/0 and B/2008/0188/RM has
occurred. Consequently, the Planning Department cannot give
determining weight to the previous planning history of the site
and as such the proposal must be considered against the
prevailing regional planning policies. The proposal fails to
comply with Paragraph 6.73 of the SPPS and PPS21 (Policy
CTY1) in that it does not meet with one of the permitted types of
development in the countryside it has not been demonstrated
that there are exceptional or overriding reasons as to why the
development is essential in this location and could not be
located in a settlement.. Refusal is recommended.

10.0 Reasons for Refusal

240925

The proposal is contrary to The Strategic Planning Policy
Statement for Northern Ireland (SPPS), Paragraph 6.73, and
Planning Policy Statement 21, Policy CTY 1 in that there are no
overriding reasons why the development is essential and could
not be located in a settlement.
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Site Location Map
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Proposed Site Layout
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Extract from Northern Area Plan — Drumsurn Map
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Appendix 1 — Appeal 2015/A0129

Park H

Appaal 87191 Graan Vicioria Street
X ._a BELFAST

e BT2 ThS

Flanning Appeals Decision T: (528 D024 4710

B F 0288031 2536
Commission E: info@pacni.gov.uk

Appeal Referance: 201880128

Appeal by: Kedvin Properties Lid

Subject of Appeal: The rafusal of full planning permission

Propossed Developmant: Relocation of an appeoved ralail showroom (including
amendad alevations) in substibulion far planning permiEsion
CI200DEZATF, along with genaral site works

Lecation: Land adjacent io Unit 10 (Pels at Home), Riverside Regicnal
Canirg, Castlerce Road, Calerains

Planning Authority: Causewsy Coast and Glens Borough Cauncil

Application Refersnce: Cl20140206/F

Pracedura: Irformal Hearing on 28 January 2016
Decision by: Commigsioner McShane, dalsd 8 Juna 2016
Decigion

1. The appeal is dismissed.
Reasons

2. The main igsues in this sppeal ane whather:

= ihe proposal s in acoardance with the local davelopmeant plan;

» ime impact of the proposal on the vEality and viabibty of Coleraine town
cenire would be acoeptable bofh in its awn right and in terms of the
precedent it wauld create; and

» fhere is & peed for the development at this lecalion.

3. The appeal proposal seeks planning permission bo erect a new relal shawroom
adjacent o Pats at Home, Riverside Cenire, Colaraine, The proposal is described
as a relocalion and substibution of a previous planning approwal for a retad
sHowToom on 8 sie lecaied norh of Burger King, Rwerside Canlra. The Appedant
proposes that permission C/2008/0824, which was granted full planning
parmission an 12 May 2010 and which had no resirction placed on the form af
retadling to be carried out from &, be the subject of an uncpposed revocation order,
iszued by tha Planning Autharity, with no compensation claimed by him

4, The Appsllant, in seaking fo rely on the revocation of the May 2010 approval,
argues that thal planning pemmission remaing exlant based upon a number of
aerags and other sile works that & is claimed fook place on 6 Mey 2015, The
Planning Authority witness statad that ha was not in a pasition o confim the dale
the works ook place and while recognizsing that & s a matter of judgemeant as (o
whether a material slart has been made o a devalopmant he pointed oul thal the

2018128 1
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proper channel for establshing such & maber was for the Appelant ta apoly %ar a
Cartificate of Lawful Development (LDG),

£, Thers is & dspute betwaen the parties as to whather the claimad works took place
prior fo 11 May 2015 and as o wheihar the nalure af those works amaunls to a
commenoement of developmenl. This sel of circumstances is dislinguishabia from
pppeal dacision 200408420, In that appeal the date of commencemeant af works
and Eeir exdent wena not disputed by the Depariment, In any event, the setied
Commission posilion i that thara &2, as argued by the Planning Authority, a legal
process imroduced by statuls thad should ba fallowesd. Sections 168 — 174 of the
2011 Act provide the melevant legislation in respect of LDCs; replading Ardicles
B3A-F af 1891 Crder &5 inbraducad by the Planning (Amendmens) (M) Order 2003
(no.d30). The stabulony scheme inalves the initial determination of lawful use by
applicatian 1o the planning autharity far the issue of a cerlificate. If the application
g mefusad, the rght of appeal io the Commission is provided Ter.  In =uch
circurstances, 0 would not be appropriate o sidesiep the LDC process.
Consequenlly, no weighlt can be afached o the argumaent that the appeal
proposal can be treabed a2 & substilube for an extanl permission and e
gezasamant of whether there is a justifiable basis to allow an unmesiricied retail
wail an Be appesl gite must ba mada in that conbe:xt

6. The appeal must be detemined in scoordance with the |ocal davelapment plan. so
far 85 materal o the application, unless any othe: material consideralions indcate
otherwise. The local development plan in this instance is the Norlbern Area Plan
(MAP), which was adopted in 2015,

7. Tha MAP shates that the Riverside Cenire, which is un@aned, has devalopad with &
paricular cornmercial role accommadating a range of retailing cammanly found in
out-of-fown cenlre siles. It goas on o siate that it wil seek to enswe that any
future development there is complementary to, rather than competing with, the
town cantres, and does not adversely affect the vilality and viabily of the latter.
The NAP's focus is on maintaining a vibrant, compact, mulli-funclional town canbre
and to this end a lown centre baundarny for Coleraine is defined in which “normally
all repdl davelopment will be required 1o locale”,

8, The appeal sile ts exlensive measwring approximalely 7 heclares. The 4G4sqm
refail unit proposed would be located adjacent fo Peds al Home and would use
axisting car parking. There i no apecific end user in mind, however it is propased
that the wunit could include any of the following: & pharmacy; local comenience
sicre; dry cleanars; hire shop; barbershairdressens; travel agent; baby
productslequipment; outdcor lelswwe goods or bed retailer, These ane unrestricied
Class A1 ftown cendre rebail uses. Any of these uses would compels with
businessss |n the fown centre and in thel sanse woukl not be complementary o
thaz boreen cEnile,

8, |t was estimatad that the likely impact of the proposal on Coleraing lown Ganine,
assuming & worst case scenario hal the diversion by the propesal fram the bown
comire was 100%, would be &%, This was nol disputed. Simiarly, there was fa
dispute that impacts on town cantres below 10%-12% are congidanad acceptable.

10, Mobaithstanding this, the Planning Authanty is concemed about precedent If the
appeal proposal were to be allowed, the Planning Authority would find it difficull to

IR FL] z
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reaigl future apphcations for small scale unresirchied Class A1, redail unils & the
Riverside Carire. There was no persuashe argumeant &5 to how the precedent
would be Emited. Therefore, allowing the appeal would creale an undesiable
pracedent and such & self evident precedent would pose an unacoeptable threal bo
the vitality and viablity of Colaraing town centre.  Accordingly, tha appeal proposal
is not n sccardancs wilh tha NAF.

1. Tha Strategic Planning Policy Stalement for Ml {SPF3), published in Seplember
2015, provides strabegic subject planning policy for a wide range of planning
matiers, including town cemires and redaling. It cancelled Planning Palicy
Stasement 5 Retailing and Town Cenbres and Planning Poliey Stetement 1
Gamaral Principhes,

12, The SPPS stales thal @ 8 important that planning suppors the role of town centres
gnd cooiributes fo their success.  The premise thal underpine tha megional
strategic ratai u-l:pl:ﬂm and palicy, which musi be taken inbd accounl in e
preparation of LDPs and in the determinaticn of planning applcations, & he fown
oontres frsl spproach (my emphasis). MNobwithstanding ﬂ'lir Plarining Autharity's
reference to Paragraph 8.279, which i primarily abaut retailing in the countryside,
1ha concam of the Flamning Authority s that the appeal development wauld have
an adversa impact on Colaraine fown centre, given its proposed size, unresiricled
Cless A1 use and cul of cenlre Issation. It hes alraady been concluded that the
propossl is not m accardance wilk e NAF 85 (he upaccaptable precedant that |
wauld eregte would pose a theeat to the vilalty and wiability of the bran canina. B
tharefone fallows that the propesal 15 completely at variance with the bown canbnes
first approach of the SP3E.

13. The MAP, notwithstanding is adoption in Seplember 2015 and its end dale of
2016, has nol been prapared with regard ta the new regional palicies in the SPFG.
Accordingly, it is nol an up-to-dale plan. Therafore, as required by Paragraph
B.282 of the 5PPS. an assessmenl of need miust ba prapared. These B no conflict
bebwesn this parsgraph and Paragraph 8,283, which requires applications. for nedsdl
davelopments abowe a threshold of 1000sqm, which are not proposed in bren
cantre location and are nol in accordance with the LDP, o undetake a full
assasamant of retail impact as wall a2 {iry emphasia) need.

14. The needs assassmenl provided by e Appellant explained his need 1o beals a
retall unit in a8 commercially atiractive par of the Riverside Cantre; but this anly
=xplaine how the appeal development would benefit fhe developar. He pointed fo
the nead bo pravide & amall sk retail unit 1o maed e needs ol We local resident
population; hawesear, tha Appellant has not specified what the specific end use is,
explained why it is nesded al this pamicular location or provided avidence an the
neads of the local populagion. The construction of the refall unit would generate
employmenl; hawewar, this would also be e case il it were to be DUt within the
town centre or al an edge of canbre location, The nesds assessment provided is
insuMciently robust and does mol cutwelgh the threat posed fo the vitality and
wviabilty of Colaraine town centre of allowing a small scale, unrestricted Class A1
retmil use oubside tha bown cantre and the undesirable precadent § would create

14, The sppeal propasal is not in accordance with the NAP or regional retail palicy

within 1he SFP5. The Planning Authorty has sustained Rs objection bo the
propesal and the appeal must fail

HBATES 3
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The decislon |s basad on the following drawings:-

APP Drawing SLO1 (DOE Draraing No 01 Site Location Map (Scale 1:2500)
APP Drawing SKO2 {D0OE Deawing Mo.03 (REV A): Proposad Site Plan
{Scale 1:800)

APP Drawing SKO4 (DOE Drawing Mo, 05k Proposed Plan (Scale 1:100)
APF Drawing SKOE (DOE Draaing Mo. 0Tl Proposad Elevations

{Scale 1;100)

COMMISSIONER DMCSHANE
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Appendix 2 — Appeal 2017/E0010
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