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Submission of a Representation to Mid Ulster District Council Local
Development Plan 2030 - Draft Plan Strategy

s

>

Comhairle Ceantair Local Development Plan Ref:
LarUladh Representation Form Date Received:
Mld UlSter Draft Plan Strategy (For official use only)
District Council |

Name of the Development Plan Document
(DPD) to which this representation relates

Draft Plan Strategy

Representations must be submitted by 4pm on 19t April 2019 to:

Mid Ulster District Council Planning Department
50 Ballyronan Road

Magherafelt
BT45 6EN

Or by email to developmentplan@midulstercouncil.org

Please complete separate form for each representation.

SECTION A

1. Personal Details

Title

First Name

Last Name

Job Title

(w here relevant)

Organisation
(w here relevant)

2. Agent Details (if applicable)

Mr Mrs
Gareth Angela
Wilson Wiggam
Director
Farrans Construction Turley




Address Line 1
Line 2
Line 3

Line 4

Post Code

Telephone
Number

E-mail Address

SECTION B

99 Kingsw ay
Dunmurry

Belfast

BT17 9NU

| I
|

Hamilton House

3 Joy Street

Belfast

BT2 8LE

Your comments should be set out in full. This will help the independent examiner understand
the issues you raise. You will only be able to submit further additional information to the

Independent Examination if the Independent Examiner invites you to do so.

3. To which part of the DPD does your representation relate?

(iy Paragraph

(ii) Objective

(iii) Growth Strategy/

(iv) Policy
(v) Proposals Map

(vi) Site Location

Spatial Planning Framework SP4 & 6

GP1: HOU2 & TOU4

4(a). Do you consider the development plan document (DPD) is:

Sound

Unsound v




4(b). If you consider the DPD to be unsound, please identify which test(s) of soundness your
representation relates, having regard to Development Plan Practice Note 6 (available on the
Planning Portal Website at https://www. planninani.aov.uk/index/advice/practice-
notes/development plan_practice note 06 soundness__ version 2 may 2017 _-2a.pdf.pdf).

Refer to enclosed report

Soundness Test No.

5. Please give details of why you consider the DPD to be unsound having regard to the
test(s) you have identified above. Please be as precise as possible.

If you consider the DPD to be sound and wish to support the DPD, please set out your
comments below:

Refer to enclosed report

(If not submitting online and additional space is required, please continue on a separate sheet)




6. If you consider the DPD to be unsound, please provide details of what change(s) you
consider necessary to make the DPD sound.

Please note your representation should be submitted in full and cover succinctly all the
information, evidence, and any supporting information necessary to support/ustify your
submission. There will not be a subsequent opportunity to make a further submission based
on your original representation. After this stage, further submissions will only be at the
request of the independent examiner, based on the matters and issues he/she identifies at
independent examination.

Refer to enclosed report

(If not submitting online and additional space is required, please continue on a separate sheet)

7. If you are seeking a change to the DPD, please indicate if you would like your
representation to be dealt with by:

Written Representation Oral Hearing v

Please note that the Department will expect the independent examiner to give the same
careful consideration to written representations as to those representations dealt with by oral
hearing.

Signature: Catriona Blair on behalf of Turley Date: 17 April 2019
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Executive Summary

1. This representationis submitted on behalf of Farrans Construction who welcomes the
opportunity to submit comments on the draft plan strategy issued by Mid Ulster
District Council (MUDC).

2. Farrans Construction is a local indigenous company who has significant landholdings
within the District. We are committed to delivering quality developments that
contribute to positive places which support our local communities and promote
sustainable development.

3. We support the ambition and drive of MUDC in terms of its vision for the Council area
but having reviewed and considered the Local Development Plan (LDP) as issued, we
consider that aspects of the Plan are unsound. We consider that the legal compliance
tests have not been met, and the following policies contained within the Draft Plan
Strategyare unsound. The table below summarises the changessought.

4, We appreciate that this draft Plan Strategy s the first, LPD prepared by MUDCand
offer these comments as a ‘critical friend’ who is keen to see the smooth progression
of the draft Plan Strategy from a consultation document to an adopted Plan Strategy.

Schedule of Key Comments

Policy, Comment Crossref.

Growth Strategic Planning Framework Policies SPG 4 & SPG 6 Section3 —

Strategy& change required: paragraphs

S’/’atla,l That Council reconsiders its evidence base to support these 3.1t03.14

Rlanning draft policies

Framework

~SPF4 86

GP1 General Principles Planning Policy Section4
Change required: paragraphs

Redraft criterion (c) of GP1 in tandem with deleting Policy %d — %2
UD1. Text should explicitly request the submission of a
Design Concept Statement for residential planning
applications and a Design & Access Statements for major
development proposals. Referencesto a height restriction
within supporting text should be deleted
HOU2 Quality Residential Developments Section5
Change required: paragraphs
5.1t05.29

The policy should be redrafted (in parts) and supported by
robust evidence to underpin proposed thresholds. Further
evidence should be prepared to demonstrate the coherence
of the overall strategy and how HOU2 emanates from it




TOU 4 Other tourism facilities/amenities and attractions Section6
Change required: paragraphs

That Council reconsiders its evidence base to support the 6.1t06.4
policy




1.

1.1

1.2

1.3

Introduction

Turley submits this representation on behalf of Farrans Construction, and welcomes
the opportunity to return comments on the Mid Ulster District Council.

In line with Council’s procedures, each representationis set out on a separate page
within each of the Chapter headings with the policy clearly identified.

The structure of the submission is as follows:

° Chapter 2: Provides an assessment of how the draft Plan Strategy addresses the
legislative compliance tests;

o Chapter 3: Details our representations to the Strategic Policy Framework;

o Chapter4:Detailsour representations to General Principles Planning Policy

° Chapter 5: Details our representations to Social Policies — Accommodating
Growth);

° Chapter 6: Details our representations to Economic Policies — Creating Jobs &

Prosperity; and

o Chapter 7: Sets out our conclusions.
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2.1

2.2

2.3

2.4

2.5

2.6

2.7

Legislative Compliance

In preparing their Draft Plan Strategy (dPS), Mid Ulster District Council (MUDC) is
required to adhere to the provisions of the Planning Act (Northern Ireland) 2011 (‘Act’)
and the Planning (Local Development Plan) Regulations (Northern Ireland) 2015

(‘Regulations’).

This section identifies weaknesses in the compliance of the draft Plan Strategy (dPS)
with the Act and the Regulations.

Planning Act (Northern Ireland) 2011

Under Part 2 (8) of the Act the Plan Strategy must set out:

o the council's objectives in relation to the development and use of land in its
district;

° its strategic policies for the implementation of those objectives; and

o such other mattersas maybe prescribed.

The Act also stipulates that the Plan Strategy should be prepared in accordance with
the Council’s Timetable, as approved by the Department and in accordance with
Council’s Statement of Community Involvement. The publication of the dPS is in
accordance with Council’s timeline which had estimated Spring 2019, however we note
that the period allowed for consideration of counter representations is likely to fall
beyond that previously agreed with the Department of Infrastructure and the
timetable may require modification.

In preparing a plan strategy, the council must take account of:

o “the regional development strategy;

o the council's current community plan

o any policy or advice contained in guidance issued by the Department;.

o such other mattersas the Department may prescribe or, in a particular case,

direct, and may have regardto such other information and considerations as
appear to the council to be relevant.”

This representationidentifies specific instances where, in particular, policy issued by
the Department hasnot been takenin to account.

The Act also requires that the Council:
“(a) carryout an appraisal of the sustainability of the plan strategy; and

(b) prepare a report of the findings of the appraisal.”

Turley



2.8

2.9

2.10

The Planning (Local Development Plan) Regulations (Northern Ireland) 2015

Regulation 15 identifies a schedule of the information that should be made available
alongside the publication of the dPS. This includes:

“such documents as in the opinion of the council are relevant to the preparation of the
local development plan.”

We acknowledge that Council has prepared and made available its Preferred Options
Public Consultation report which provides an insight as to how comments made to the
Preferred Option Paper have been considered in the preparation of the dPS.

Notwithstanding this, there is insufficient supporting evidence to support a number of
the proposed policies within the dPS and therefore the requirements of Regulation15
have not been met. We identify the specific concerns within the remainder of this
representation.
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3.1

3.2

3.3

3.4

3.5

Growth Strategic & Spatial Planning
Framework

SPF 4 — Maintain and consolidate the role of the villages as local service
centres providing opportunities for housing, employment and leisure activities
in keeping with the scale and character of individual settlements

Policy SPF 4 is unsoundas the policy fails the tests of CE2 and CE4

We appreciate the sentiment behind the policy, but have concerns with the evidence

used to formulate the policy.

Farrans Construction requeststhat Council reconsidersits evidence basis to support
SPF4

Full Response

The development direction within SPF 4 focuses on maintaining and consolidating
growth within the village, relative to their size and current level of services. Farrans
Construction fully supports sustainable growth and recognises the value and
importance of this principle in determining the location for future development.

We note that reference is made at paragraph4.26 that ‘inthe main we do not intendto
reserve land for housing or economic development although exceptions may exist
where there is a need to expand or accommodate an identified rural enterprise within
the settlement limit’. We seek clarification as to whether Council is stating that there is
no intention to zone sites for housing development.

With respect to Moneymore which is identified as a village, we note that information
used to inform the draft plan strategy —the Housing Monitor and the Strategic
Settlement Evaluation dates back to 2014.

The Preferred Options Paper identified a requirement for 166 new residential units
within the village which has been carried through into the draft Plan Strategy. We
understand that there are currently 362 units which have the benefit of planning
permission, but have yet to be built. From a review of background documents, we
note that these figures are based on 2014 Housing Monitor outputs and a number of
previously committed planning permissions have since lapsed.

The Strategic Settlement Evaluation for Moneymore referencesthe disused quarry
which forms part of the physical fabric of the village; the first phase of its
transformation to a residential area was granted planning permission in June 2010 and
consists of 51 units. However the Evaluation, due to the age of the document fails to
address recent planning permissions for Phase 2 and accordingly fails to appreciateand
consider the regeneration potential of the balance of the site and the contribution it
could deliver by way of new homes, walking trails, the opportunity to extend the
Moneymore Heritage Trail, and provide a tourist and recreationalfacility centred
around the former quarry dam; please refer to Appendix 1 for further details of the
Gallion Heights Extension.
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3.6

3.7

3.8

3.9

3.1

3.2

SPF 4 fails soundness tests CE2 and CE4. The policy is formulated on out dated
evidence and no information has been provided to demonstrate how the policy would
respond to changing circumstances.

Recommendation

We would encourage Council to prepare an up to date Housing Monitor and Capacity
Study which provides an accurate understanding of the level of remaining capacity
which has a reasonable expectation of being delivered in order to ensure that the
strategic aim of the policy can be delivered.

The Settlement Evaluation for Moneymore should be updated to reflect recent
developments and consideration given to the proposal detailed in Appendix 1. We
note that within the draft Plan Strategy reference is made to there being limited
capacity within the WWTW to accommodate further growth. Our proposal includes
details (presented in Appendix 2) as to how further development within the quarry site
would be serviced by way of Package Plant. Details are also provided to demonstrate
that there is sufficient capacity within the existing Moneymore Road junction to
accommodate the development with committed developments accounted for.

That the supporting text in paragraph4.27is amended to acknowledge that a degree of
flexibility may, on occasions need to be provided to accommodate new residential
development if sites which have the benefit of planning permission and/or are zoned
housing sites within the settlement limit do not come forward with a reasonable time
period.

SPF 6 — Accommodate development within the countryside that supports the
vitality and viability of rural communities without compromising the
landscape or environmental quality and whilst safeguarding our natural and
built heritage

Policy SPF 6 is unsoundas the policy fails the tests of C1, C3, CE1 and CE2

The policy does not reflect current regional planning policy and jars with the draft

plan objectives

Farrans requests that Council reconsiders its approach evidence base to support SPF
6

Farrans expresses concern with Council’s position as set out in 4.34 where it states
that:

“The Countryside will not be subject to an allocation of the Districts HGI, however
housing development will be monitored. At presents 40% of our Districts households are
located in the open countryside. Accordingly for review purposes if the number of
houses being approachedin the countryside exceeds40% of the Districts HGI this will
trigger the need to change policy at the Plan review.”

Based on a HGI of 11,000 new homes as proposed at Paragraph4.15 of the draft Plan
Strategy, 40% would equate to 4,400 new homes that could be approved within the
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3.3

3.4

3.5

3.6

3.7

3.8

open countryside. This is a significant number of residential units when compared to
Council’s proposal to allocate 3,285 to 6,569 homes to the 3 main towns.

An allowance of this scale is contrary to the principles of sustainable development set
out in Regional Development Strategy 2035 (policy RG8: Manage housing growthto
achieve sustainable patterns of residential development) and the Strategic Planning
Policy Statement (SPPS).

We would respectfully highlight that a similar concern has been raised in the relation
to the Fermanagh & Omagh District dPS by the Department for Infrastructure (Dfl).

Council has failed to consider the environmental effects of such a high number of
dwellings within the countryside in terms availability of utilities and the
interrelationship of homes, jobs and local services and facilities in underpinning the
town and villages. Permitting the scale of development gives rise to a degree of
tension with the draft Plan objectives.

Policy SPF 6 fails soundness testsC1, C3, CE1 and CE2. The policy fails to take account
of the Regional Development Strategyand the SPPS. The policy is at odds with the Plan
objectives and there is no evidence base to support it.

Recommendation
Itis recommended that further work is undertaken to consider the implications of the
SPF, particularly in relation to impact on the plan objectives (paragraph 3.15)

We also recommend that comments made by Dfl in representations to the Fermanagh
& Omagh dPS are considered in light of the approach proposed by Mid Ulster.
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4.

General Principles Planning Policy

Policy GP1 — General Principles Planning Policy

4.1

4.2

4.3

Policy GP1 is unsound as the policy fails the tests of CE1 and CE4

The policyis incoherent and has the potentialto give rise to confusion as design
policies are referenced within both GP1and UD 1 : Urban Design, with a restriction
on height noted within the policy justification and amplification of UD 1 and notin

the main policy or GP1

We respectfully seek that design policies are contained within one overarchingpolicy
in orderthat the plan strategy can beread and interpretedin alogical manner

Full Response

GP1 is a criterion based policy which applies to all future planning applications,
irrespective of type. The policy sets out a positive presumption to granting planning
permission for development proposals which accord with the Local Development Plan
and can demonstrate that there is no demonstrable harm to 10 policy criterions.

Farrans Construction welcomes this positive planning policy; however we consider
criterion (c) to be unsound.

Criterion (c) Siting, Design and External Appearance sets out prescriptive requirements
to be met which largely mirror that presented in UD1. An extract of criterion (c) is
presented below together with our assessment of the policy against the wording of
uD1.

(c) Siting, Design and External Appearance

New development should respect its surroundings and be of an appropriate design for

the site and its locality. It should be sited having regardto its relationship with existing

buildings and the visual effects of the development on the surrounding area and where

applicable, the landscape. [This largely reflects the wording within the first bullet of

uD1j.

Development should:

- in the urban setting have regardto the street scene and pattern of

development [Largely reflects the wording and spirit of the first bullet
point in UD1]

- in the countryside, have regardtothe character of the area, the local
landscape and not rely primarily on new landscaping for integration. [Not
applicable]
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4.4

4.5

4.6

4.7

Where relevant, consideration will be given to:
- the size, scale, form, massing, height, and density of the development and

- the externalappearance which should have regardtothe locality in terms
of style, fenestration, materialsand colours. [These two aspects reflect the
wording of the third bullet point in UD1].

The starting premise of UD1is that developers will be expected to demonstrate
through a Designand Access Statement how a development proposal meets the policy
requirements. There is no reference tothis within GP1 nor does UD1 acknowledge that
within the Planning Act (Northern Ireland) 2011 the requirement to provide a Design &
Access only applies to major development proposals, or applications within designation
or sensitive locations.

Within the policy justification and amplification toUD1 (on page 101) reference is
made that new development must respect the prevailing building height within the
settlement which is mainly 2- 3 storey. The text referencesthat exceptionally
consideration may be given to taller buildings if this is demonstrated through the
provision of a Design & Access Statement.

Recommendation

Farrans Construction fully supports the intent behind the GP1 and how it seeks to
embrace the core planning principles set out in the Strategy Planning Policy Statement
(SPPS).

We support the deletion of UD 1 on the basis that criterion (c) of GP1 is redrafted to
improve the coherence of the draft plan strategy; inserted text has been underlined to
assist the reader.

New development should respect its surroundings and be of an appropriate design for
the site and its locality. It should be sited having regardto its relationship with existing
buildings and the visual effects of the development on the surrounding area and where

applicable, the landscape.

Development should.

- in the urban setting have regard tothe street scene and pattern of
development

- in the countryside, have regardto the character of the area, the local
landscape and not rely primarily on new landscaping for integration.

Where relevant, consideration will be given to,
- the size, scale, form, massing, height, and density of the development and

- the external appearance which should have regard to the locality in terms
of style, fenestration, materials and colours.

All planning applications for residential development should be accompanied by a
Design Concept Statement unless the proposal is a major development proposal. All
major development proposals must be accompanied by a Design & Access Statement
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4.8

4.9

This text should be detailed within the text box and any reference to the building
height of new developments being limited to 2- 3 removed from the policy
justification. Council has provided no evidence of a building height assessment within
the Council area to support this.

All application should be assessed on their individual merits, and the removal of such
wording provides flexibility to respond to any change in circumstances in accordance
with soundness test CE4.
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5.

Social Policies

Policy HOU 2 — Quality Residential Development

5.1

5.2

5.3

5.4

5.5

5.6

Policy HOU2 is unsound as the policy fails the tests of C3, CE1, CE2, and CE4

The policy is notfounded on a robust evidence base which explains the rationale
behind thefirst 3 criterion and the policy triggers associated with criterion 3. There

is a tension between the policy criterion and the text detailed within the justification
and amplification

Farrans Construction requeststhat Councilreconsidersits evidence base to support
HOU 2 and its associated criterion

Policy Summary

HOU2 is a criterion based policy which encompasses 6 criterions to be addressed in
respect of planning applications for residential development.

Criterion (i) & (ii)

These criterions relate to density levels within new developments and the separation
distance betweenresidential properties.

Both criterions read as single statementswith no details provided on the policy
requirements or test to be met; this information is set out within the supporting
justification and amplification text. The lack of substantive detail within the policy text
box gives raise to confusion and tension regarding the weight to be afforded to the
information contained in the justification and amplification text.

Planning case law directs that policy should be clearly set out within the policy text
box. The text detailed under the justification and amplification is a narrative to
support the operation of the principal policy. In its current format the policy is unsound
and fails soundness test CE1.

Criterion (i) is not founded on evidence which demonstrates that the density range set
out in paragraph7.20is realistic and achievable having taking account of criterion (ii).
We note the absence of evidence such as an urban capacity assessment which would
have assisted in informing these twocriterions. Criterion (i) and (ii) fail soundness test
CE2.

Spatial Planning Framework (SPF) Policy 2 seeks to focus growth within the 3 main
hubs. Paragraph4.15 outlines Council’s intention to double the % of households living
within Cookstown, Dungannon and Magherafelt from 30% of the District households to
60%. In order to achieve this ambition, increasing housing density levels will be key. In
the absence of evidence to support the proposed density figures it is unclear how
coherent the plan strategyis and policies which flow from it, accordingly criterion 1
fails soundness test CE1.
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Recommendation

5.7 Farrans Construction fully supports the intent behind criterion (i) and (i) and
acknowledges that the Strategic Planning Policy Statement (SPPS) advocates the need
for a housing strategy which provides for increased housing density without cramming
intown and city centresand in other locations that benefit from high accessibility to
public transport facilities (paragraph6.137).

5.8 We would support criterion (i) being reworded to read:

‘An increase in the density of housing and mixed use developments will be promoted
within town centres and other locations which benefit from accessibility to public
transport facilities’.

5.9 In the absence of evidence to support the density bands the supporting text for
criterion (i) — paragraph 7.20 should be moved to the Local Policies Plan (LPP) and
clearly identified as a guide.

5.10 Criterion (ii) should be deleted and associated text at paragraph 7.24 moved to the
Local Policies Plan (LPP) and clearly identified as a guide.

Criterion (iii)

5.11 This criterionrelates to the provision of a mixture of house types and tenures. No
policy requirements or thresholds are set out within the criterion; this detailis noted in
the policy justification and amplification.

5.12  Planning case law directs that policy should be clearly set out within the policy text
box. The text detailed under the justification and amplification is a narrative to
support the operation of the principal policy. In its current format the policy is unsound
and fails soundness test CE1.

5.13  Further analysis and commentary on both aspects of this criterion are addressed
separately under the respective titles of Mixture of House Types and Tenure.

Mixture of House Types

5.14 The supporting justification and amplification sets out a threshold requiring that on
sites of 25 units of more or on sites of 1 hectare and over, that a mix of residential units
should be provided.

5.15 Farrans Construction fully supports the intent of this policy which flows from the
Regional Development Strategy 2035 and the SPPS. However, in its current format the
policy does not meet the tests of Soundness for the following reasons:

° Reference is made within criterion (iii) to providing a mixture of housing types
and paragraph7.27 refers to ‘catering for the needs of all families and small
households, providing access for all’. We note that no evidence base has been
provided to support this criterion in the form of an assessment which analysed
future household size and type (i.e age group) across the District; accordingly the
policy fails soundness test CE2.
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o It has not been demonstrated that the policy is coherent with aspects of the
Spatial Strategy (policy SPF 2) and other proposed residential and design policies;
the policy fails soundness test CE1.

o The policy is not founded on evidence which demonstrates how Council has
tested the viability implications arising from the policy; the policy fails soundness
test CE2.

Tenure

5.16  The supporting justification and amplification sets out thresholds relating to the
provision of social housing requiring that any development of 50 units or more or on
sites of 2 hectaresand over that social housing should be provided at a rate not less
than 25% of the total number of units.

5.17 The requirements apply in locations where there is an identified social housing need
identified by the relevant strategic housing authority until such times that the LLP bring
forward sites with key site requirements addressing social housing needs.

5.18 Farrans Construction fully supports and welcomes the intent of the policy which flows
from the Regional Development Strategy 2035 and the SPPS. However, in its current
format the policy does not meet the tests of Soundness for the following reasons:

o We note from the Public Consultation Report that discussions were held with the
Northern Ireland Housing Executive (NIHE), however, Council has no evidence
base to support the proposed threshold of 25% - the policy fails soundness test
CE2;

o There is a tension betweenthe header within the justification and amplification
and the associated text. The header associated with paragraphs7.26and 7.27
references ‘Meeting the Needs of All — Provision of a Mixture of House Types and
Tenures’ (underlining our emphasis), yet the paragraph only refersto social
housing. This is at odds with the definition within the SPPS of affordable housing
which pertains to social rented housing and intermediate housing —the policy
fails soundness test C3;

o No information has been provided to demonstrate how this criterion can
respond to changing circumstances —the policy fails soundness test CE4 ;

o It has not been demonstrated that the policy is coherent with other policies
proposed, principally the other aspect of criterion (iii) and criterions (i) and (i) —
the policy fails the soundness test CE1.

Recommendation

5.19  Farrans Construction fully supports the intent behind criterion (i) and acknowledges
that the Strategic Planning Policy Statement (SPPS) advocates the need for a variety of
house types and sizes and tenure to meet different needs in order to support balanced
communities (page 70, SPPS).
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5.20 We disagree however with Council’s approachon this aspect and contend that the
issue of housing type and size should only apply to affordable housing (as defined
within the SPPS).

5.21  Criterion (iii) should be redrafted on this basis and focus solely on the promotion of a
variety of housing tenures across the District, underpinned by a robust evidence base.

Criterion (v)

5.22 Relatesto the provision of open space within residential developments of 25 units or
more. As with other criterionthe requirements or test to be met are not detailed in
the policy criterionrather in the supporting justification. Inits current format the policy
is unsound and fails soundness test CE1.

5.23  We would recommend that Criterion (v) is redrafted that the policy testis contained
within the criterion and information which is intended to be a guide moved to the Local
Policies Plan (LPP) and clearlyidentified as such.
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6.1

6.2

6.3

Tourism

Policy TOU 4 — Other tourismfacilities/amenities and attractions

Policy TOU 4 is unsound and fails soundnesstest CE 2 and CE3 as there is insufficient
evidenceto support the policy

Farrans respectfully suggest that Councilreconsiders its evidence to support this

policy

Farrans welcomes the intent behind Policy TOU4, and the ambition to develop tourist
amenities/facilities in the open countryside. However, thereis a limited amount of
supporting evidence, particularly a comprehensive assessment of the landscape
character and quality to support the policy proposal. Inthe absence of robust evidence
the policy fails against soundness test CE2 and CE3.

Recommendation
Itis recommended that further assessments and evidence are prepared and collated to
support this proposed relaxationin policy.

This policy would permit the scale of ambition outlined in Appendix 1 for the
development of the lands around the former quarry dam in Moneymore for outdoor
recreational uses, however there is a limited amount of information to support the

policy.
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7.1

7.2

Conclusion

We support the ambition and drive of MUDC in terms of its vision for the Council area
but having reviewed and considered the Local Development Plan as issued, we
consider the Plan to be unsound. The legal compliance tests have not been met, and
policies SPG 4 and SPG 6; GP1, HOU2 and TOU 4 should be supported with robust up to
date evidence in order to address the tests of Soundness.

Farrans Construction thanks Council for this opportunity to respond and contribute to
the draft Plan Strategy, and welcomes the chance to present and discuss our proposals
for Gallion Heightswith the Local Development Plan team.

Turley



Appendix 1: Gallion Height Proposal -
Transformation of the former
Quarry
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Gallion Heights Extension

Moneymore
Surrounding Context

Local Attractions

Drum Manor Forest Park

lion

4) Moneymore Model Village

Springfield House - National Trust

6) Lough Neagh
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Ares of Outstanding
Natural Beauty
Boundary
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Moneymore comes from the Irish "Muine Mor® mesning “Large thicket or farge hill”. Given
ites unique raised position allowing for views aut to the Sperrins and Lough Neagh from
me location as well as the site itself including one of Moneymore's historic raths, it
seems fitting to use it as a point to re-astablish and celebrate the rich origins and history of

the town itself

also located just cutside the Sperrins Area of Outstanding Natural Beauty and is
herafelt Road, which is part of the Protected Route Network. Designated
ature Conservation and Amenity Lands (NI) Order 1985 and lying in the

heart of Northern Ireland. the Sperrin AONB encompas a largely mountaincus area of

great geological complexity”. The sitr e lowlands to the east of the Sparrins, this area

t expanses of moorland penetrated by narrow glens and deep valleys. it would .

prudent to retain the natural character of the site as much as possible, g A B Monéymare Development Limet

enhancing it with any development proposed f INAK %5} e e e
Formes Quarry i

tsint

) Viéws to Sperring.
e et o e

SlieveGallic

Lough Neagh




Gallion Heights Extension

Moneymore
Historical Analysis
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M Historic tedt s Conseraation Area in 1980 The most sgnicant vl fsatute of the Conseryation Area
Lt from st al location and which mnphasses the sting of the toan

tercp overiooking the fat Lands borderng the Satymuty Raver. was desg
the ever-changing Backarop of Ml around the town which G Le viewed

Major tormscape features 3uch as High Street can be closely associeted with the bacal topagragny and derve thest ditinctiversess from the focl e of tie Land Cach street

From "Maneymore And Draperstown has it5 major phopucal feature whuch deaws the eye and enhances the view

The Architecture and Planing of the

Estates of the Drapers’ Company in Trere ate 4 Local Landicape Poiicy Areas within Moneymare which are designated at Eaiymully River North & Soueh. Lawtord Street and Ministers Watk inchuging Perbland,

Ulster” the ‘ozal Nature Reserve and an Aces of Archaeoogicat Potental s identfied, within an3 adoring the Conseryation Ares, representing the area of the ongiral clanned
toan 35 4 13 known trom early 178 Century maps.

By James Steven Cur! The htoncal nchness of Maneymare, and ds proxm: Sonnghd! House, managed by the National Trust has the potential 1o mske the viage 4 Loumst 3t prowdeng
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in very poce condison. incliudorg the old Mansion-House: then the vers grand Agen's House. The Agent's Hy by Buaeh bt every e lefp was devigneds by dovve Giton

Opportunity to extend Moneymore Heritage Trail

The trail through Moneymore explains the rich heritage and culture of the
Conservation Area. As a settlement for over 400 years, Moneymore’s historic
past can still be seen in the range of important architectural buildings and
landscape environments which behind the village today.

There is the potential to extend the existing Heritage Trail to the quarry lands
which historically brought employment and industry to the area, enhancing
the villages provision of walking trails, providing opportunities for improving
healm and well-being to residents and visitors alike, as well as involving the

y in ¢ i to making an ing place to visit,
explore and enjoy the local commercial facilities

HERITAGE TRAIL KEY

9) Orange Hall
1) Manor House 10) New Markat House
2) Model Village 11) Corn Store
3) Library 12) Gaol
4) Old Market House 13) Common Barn
5) Draper's Arms 14) Springhill House
6)  First Presbytenan Church 15) St John & St Trea's Church
7)  Manor Park 16) Second Presbyterian Church

8) Manse 17) St John's Desertlyn Church




Gallion Heights Extension

Moneymore
Site Analysis I

Site analysis
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Surrounding Historic Environment
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Moneymore Quarry History

Having employed around 60 people at one time from the Magherafelt, Moneymore, Cookstown area, the Quarry at Magheramorne was
operated by T Glover from 1918 up until its closure in February 2010, extracting Basalt stone which was crushed to give different grades and
stone sizes. This material was either sold as aggregate or used in concrete or blacktop production in the batching plants which were located
in the quarry. Contracts undertaken in the Public and Private realms included Schools, Factories, Private Housing Estates and most promi-
nently Roads construction work. In the era of major road infrastructure and network expansion and improvement throughout the Province,
the quatried Basalt was used on several trunk roads in the 1960s & 1970s including a section of the A6 to form a bypass for small towns
such as Maghera & Knockloughrim. Re-surfacing contracts on the M1 & M2 were undertaken in the 1980°s. DoE Roads Service in Cook-
stown and Armagh were the quarries main customers through tha late 1980s and 1990s completing surfacing works to trunk roads such as
A29 from Dunganon to Moneymore and the Castledawson By-Pass.

The geographic location is significant in the historical development of the quarry, as Moneymore, one of the oldest post towns in the County,
was situated on the mail road from Armagh to Coleraine. Noted in Slater's Directory of Ulster 1846 as a market town north east of Cook-
stown, the town and a large tract of adjacent countryside were the property of the Drapers Company, London who sought to greatly improve
the town and surrounding area completing S0 miles of good roads, building bridges, churches, and founding schools at their own expense.
By 1841 the census credits the town and local area with a population of 942

It was at the north east end of the town that John Glover opened a quarry towards the end of the First World War and supplied basalt stone
to the local farmer's and builders of the area. During the start of WWII the government of the day were starting to build airfield's and Camp's
at Toomebridge, Cluntoe near Ardboe and camp accommeodation at Desertmartin Rd Moneymore which was the hillet tor some of the
American troops. Stone supplies were in strong demand from the Moneymare quarry for building runways and making concrete with some
of the roads being paved with what was then descnibed as tar stone. In the 1940°s the business started to expand and added bitumen to the
stone for more efficient use in road construction and after the war, the lorry fleet was built up again and the business of constructing new
roads and upgrading exsting road's over a wide area in Mid Ulster was supplied from the Moneymore quarry.

JT Glover was purchased by Farrans circa 1974 and Glover/Farrans ran the business untit the T 8 F Thompson Group acquired the company
in 1978, with the road operations being executed by Ma ils. The company ¢ § to expand the business with the installation of
mobile blacktop plant which was eventually sold in 1980's to Italy. The demand for Blacktop in the Mid-Ulster Area was met by the Coleraine
Plant over the next few years until 1985 when King's (NI) Ltd, part of the Tarmac Group Ltd,

Additional quarry plant was installed at Moneymore to increase production of aggregates with the specialist plant producing specifically for
surface dressing contracts. During the 1990's production continued apace and the company were very successful in acquiring contracts in
both the public and private secters, At its peak, the total preduction at the Moneymore Quarry was in the region of circa 150 thousand
tonnes per year (Blacktep and stone products) and supply of quarried Basalt stone at Moneymore covered an area from Lurgan in the south
east to Enniskillen in the West and all of the South Derry area. The oniginal Moneymere stone crusher has been set up as a museum piece
at the Croghan quarry in Coleraine.




Gallion Heights Extension

Moneymore
Site Analysis II
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Gallion Heights Extension

Moneymore
Masterplan
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Proposal Concepts

The goal of this proposal was to provice a link for the trails and
attractions assocated with Moneymaore, as well as to provide
visitors and the local community alike with a natural enviton
ment that implements the theory of Shinrin Yoku in which they
can appreciate both the local history and the greater Area of
Outstanding Natural Beauty close to Moneymore

The addition of subtie interventions within the site gvertime.
such as sculptures by various artists and optical builds such as
the camera obscura, a darkensd room that naturally projects a
raflected image of the surrounding views within itsell, will
allow visitors to the site to interact with and view the area in
different ways
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Appendix 2: Technical Note prepared by
O’Conner Sutton Cronin &
Associates (Belfast) Ltd
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Gallion Heights Extension Development

Technical Note Date: 11" April 2019
Introduction

This technical note has been provided to cover the proposed extension to the existing Gallion
Heights development on the Magherafelt Road, Moneymore. There are currently 43 dwellings
on this site with planning permission in place for a further 35 dwellings. This technical note
relates to the proposed addition of a further 70 dwellings to make the total 148 dwellings on
site.

Proposed STP location
T /174 T [ ——— | Proposed foul

! /i
)s';' 1 Proposed Treated foul
i :

Fig (1)

Treatment Works:

Looking at the site layout and location and according to latest information from NI Water, there
is insufficient capacity in the local WwTW to accommodate the proposed development. The
other option is to have a Sewer treatment plant on site (BioDisc Sewage Treatment Plants).



P

OCONNOR | SUTTON | CRONaN
Multidisciplinary Consulting Engineers

Placing the foul and storm pipe for the proposed dwelling on the spine road of the proposed
development. The STP can be located on the top of the site as show in in (Fig1 above) then
discharge the treated drainage (Foul) to the existing water course. There is a proposal from
the adjacent development (Planning No. LA09-2017-1447F) to divert the water course using
300mm @ drainage pipe which is connected into existing drainage under Gallion Height. In
that case the discharge will be to the new constructed manhole. Regarding the level as the
drainage will be in the proposed road, the drainage level will match it. In locations where a
significant difference in levels site a Back-Drop manhole can be used, which NI water accept.
The BioDisc Sewage Treatment Plants details from Kingspan are below.

The BioDisc Sewage Treatment Plants details:

1. Inlet And Outist Pipework To Be 4" PVCu
2. Unit Must B2 Slung In Pasitions Shown

Kingspan

Environmental
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Existing Junction:

In relation to the RTL capacity from the Magherafelt road, the arrangement in place currently
is similar to the ‘ghost island’ as referenced below (Figure 1/2) which has been extracted from

the DMRB TD 42/95.

Figure 1/ 2 : Ghost Island Junction (para 1.15)

Based on the 50kph (30mph) design speed on the Magherafelt road, the minimum distance
required for ‘a’ + ‘b’ (from Figure 7/4 below) should be 35m (a=10m, b=25m).

A TRICS analysis was also completed on this junction with the output illustrated below. In
terms of capacity, without traffic flows for the main road OCSC cannot model the junction.
However, the TRICS analysis was able to determine that development flows would be
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relatively minor at a peak average of less than 1 vehicle per minute, which would be expected
to be acceptable under the current junction configuration, particularly as there is a right turn
lane for c. 8 vehicles. Please note that the peak arrivals equals 49 per hour and these will be
shared from either the Moneymore or the Magherafelt directions. Therefore not all using the

right turning lane. A full traffic survey would provide greater detail on the split of these vehicle

QCSC

Muiltidisciplinary Consuilting Engineers

counts.
Trip Rates Trip Rates

Time Range  ARRIVALS DEPARTURES Time Range  ARRIVALS DEPARTURES
00:00-01:00 00:00-01:00 0 0
01:00-02:00 01:00-02:00 0 0
02:00-03:00 02:00-03:00 0 0
03:00-04:00 03:00-04:00 0 0
04:00-05:00 04:00-05:00 0 0
05:00-06:00 05:00-06:00 0 0
06:00-07:00 06:00-07:00 0 0
07:00-08:00 0.056 0.23 07:00-08:00 8 34
08:00-09:00 0.133 0.402 08:00-09:00 20 59
09:00-10:00 0.2 0.219 09:00-10:00 30 32
10:00-11:00 0.156 0.172 10:00-11:00 23 25
11:00-12:00 0.154 0.175 11:00-12:00 23 26
12:00-13:00 0.177 0.167 12:00-13:00 26 25
13:00-14:00 0.21 0.201 13:00-14:00 31 30
14:00-15:00 0.2 0.232 14:00-15:00 30 34
15:00-16:00 0.298 0.214 15:00-16:00 b 32
16:00-17:00 0.288 0.178 16:00-17:00 43 26
17:00-18:00 0.334 0.218 17:00-18:00 49 32
18:00-19:00 0.284 0.212 18:00-1S:00 42 31
19:00-20:00 19:00-20:00 0 0
20:00-21:00 20:00-21:00 0 0
21:00-22:00 21:00-22:00 0 0
22:00-23:00 22:00-23:00 0 0
23:00-24:00 23:00-24:00 0 0

Daily Trip Rates:  2.49 2.62 Daily Trip Rates: 369 388

TRICS output figures based on 148 dwellings being served.

David Fletcher

Director

O’Conner Sutton Cronin & Associates (Belfast) Ltd.



Turley Office
Belfast

02890723900

Turley



	MUDPS-78
	MUDPS-78 - Turley



