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Mid and East Antrim Borough Council BELFAST | DUBLIN
Local Development Plan Team

County Hall

182 Galgorm Road

Ballymena

BT42 1QF

Dear Sir/Madam,

Re: Mid and East Antrim Borough Council Local Development Plan — Response to the Draft Plan
Strategy for lands located at Greenfield Road, Kells/Connor

This letter is submitted on behalf of our client |G < re'ates to the publication of
the Mid and East Antrim Borough Council draft Plan Strategy, which was launched by the Council on
Tuesday 17" September 2019. It highlights how some draft policies are not sound and proposes how
such policies could be amended to become sound.

In addition to this, we draw your attention to specific lands north of Greenfield Road within our client’s
ownership. The site is currently in industrial use however, within the forthcoming Local Development
Plan, we urge the council to retain the site as ‘white lands’ within the settlement limit of Kells/Connor.

Development Plan Practice Note 6 sets out 3 main tests of soundness for Local Development Plans,
with each test having a number of criteria, as follows:

Procedural Tests

P1 Has the DPD been prepared in accordance with the council’s timetable and the Statement of
Community Involvement?

P2 Has the council prepared its Preferred Options Paper and taken into account any
representations made?

P3 Has the DPD been subject to sustainability appraisal including Strategic Environmental
Assessment?

P4 Did the council comply with the regulations on the form and content of its DPD and procedure
for preparing the DPD?

Consistency Tests

C1 Did the council take account of the Regional Development Strategy?

c2 Did the council take account of its Community Plan?
Gravis Planning www.gravisplanning.com
1 Pavilions Office Park, Kinnegar Drive, Holywood, BT18 2JQ, Northern Ireland info@gravisplanning.com
028 2042 5222

VAT Reg. No. 839 4999 51 Company Reg. No. NI 54223



c3
4

CE1

CE2

CE3
CE4

MEA-DPS-025

Did the council take account of policy and guidance issued by the Department?
Has the plan had regard to other relevant plans, policies and strategies relating to the council’s
district or to any adjeining councll’s district?

Coherence and Effectiveness Tests

The DPD sets out a coherent strategy from which its policies and allocations logically flow and
where cross boundary issues are relevant it is not in conflict with the DPDs of neighbouring
councils;

The strategy, policies and allocations are realistic and appropriate having considered the
relevant alternatives and are founded on a robust evidence base;

There are clear mechanisms for implementation and monitoring; and

It Is reasonably flexible to enable it to deal with changing circumstances.

Mid and East Antrim Borough Council Vision

We support this vision as it a positive position the council area over the plan period to 2030 and
reflects the Council aspirations for the area to have improved job opportunities, house availability and
connectivity that meets the needs of the community, The provision of good quality community
infrastructure is an important part of fostering healthy sustainable communities and delivering
successful places. It also sets out that quality of life is also influenced by prosperity of individuals and
communities, making the Council area a better place in which to live and work over the plan period.

Strategic Objectives

On pages 44-46, the council sets out 25 Plan Strategy Objectives broken up into three broad
categaries:

Economic — LDP Topic Areas: Sustainable Economic Growth/Transportation, Infrastructure
and Connectivity

Social = LDP Topic Area: Building Sustainable Communities

Environmental = LDP Topic Areas: Countryside Strategy, Stewardship of our Built
Environment and Creating Places, and Safeguarding our natural environment

We are generally supportive of these 25 objectives in principle. Further discussion on the relevant
strategic policies are discussed in detail below.
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Spatial Growth Policy

We are generally supportive of the Spatial Growth Strategy set out below. Specifically, the criterion
to sustain rural communities living in and around villages and small settlements. However, the role of
villages such as Kells/Connor should also be considered as providing opportunities for housing and
employment of an appropriate scale and character to individual settlements.

$SGS1 Spatial Growth Strategy

Tabie 8.2 Spaual Growth Strategy Link to RDS Spatial
Framework Guidance (5FG)
T e e e

Manage growth to secure sustainable paterns of developmant across Mid
and East Anerim.

Focus major population growth and economic devalopmant in tha threa SFGL 4,5, 10,
main towns of Ballymena, Camrickiergus and Larmnae, strangthening their roles L1215

a5 the prirme locations for business. retail, housing, administration, lesisure and

cultural facllitlas within the Borough

Facllitate appropriate growth in our small towns o provide opponunites for SFGLS. 14
buzinoss, retail, housing and servicos
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Sustain rural communities living in and arcund villages and small sexdamants
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Facilitate sustainable developmant in the open countryside. balancing tha
nead 10 protect the snvironmant and nural character while sustaining a strong
and vibrant rural commuinity.

Policy ECD1 ‘Economic Development in lem 4 £

Devel £

We agree with the justification and amplication text relevant to policy ECD1 ‘Economic Development
in Settlements’ at para 71.13 (page 125) which states that ‘land will not be zoned for economic
development purposes in our small towns, villages or settlement, both in the interests of flexibility and
due to small towns being located in proximity to main towns where you should aim to focus economic
growth’,

We are also generally supportive of Policy ECD2 ‘Retention of Economic Development Land’. We
broadly agree with the exceptional circumstances criteria set out for unzoned lands in settlements,
However, requiring a full year of continuous active marketing Is too long and may result in
lands/buildings lying vacant for over a year, which could result in dilapidation that would have an
adverse impact upon the surrounding area. A more reasonable timeframe for continuous marketing
is 6 months. The property market is fairly fast moving and sale completions are regularly concluding
within 6 months of land/properties going on the market. Therefore, if there is no interest shown in
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land/buildings within & months of going to the market, it is a fairly clear indicator that the site is
unsuitable for industrial/employment use.

A reduced timeframe will also ensure land/buildings are not lying vacant for a long period of time
before being reused or redeveloped, thus reducing the potential for dilapidation and adverse impacts
upon the surrounding area,

Zoned Land

A development proposal that would result in the lozs of land zoned for economic davelopmant to
other uses will not be permitted, uniess the land has been substantially developad for alternative uses.

Uniass otherwise specified through Kay Site Requiremants in the adopted Local Policies Plan, an
axcoption will be parmitted for the developrmen: of 4 5ul genaris employmant use whare the applicant
nas demonstrated that all the following criteria are mer

a) the proposal is compatible with the predominant economic developmant use,
Bl it s of a scale, nature and form aperopriate to the location; and

¢} the proposal will not lead 1o a significant diminution of the economic developmant land rescurce
in the town of the Borough genarally.

Retailing or commarcial leisura developmant will no: be permited except whare justified as acceptable
ancillary developmant

Unzonad land In Sattlements

A developmant proposal that would result In the ioss of land currently of 1ast used for economic
davelopmant to other ules will only be parmitted whera the applicant can demanstran that 0ne or
mofa of the following critaria am mat.

a) tha proposal is a specific mixed-use regenaration initiatve which will bring substantial
community, environmental or economic benefits that outweigh the loss of land for economic
developmant usa: or

bl the proposal is for a companble sul generis use of a scale, nature and form appropriate 1o the
\ocaton; of

) the siw is unsultabla for modern aconomic devalopment purposes and thefa (T no market
interass in the sita foliowing one year of continuous active marketing.

Soundness Test

= Strategic Policy ECD2 is not sound as it is not reasonably flexible to enable it to deal with
changing circumstances (Test CE3) and it is not based on a robust evidence base (Test CE2).

Remedy

* Revise Policy ECD2 to provide a more reasonable timeframe for continuous marketing at 6
maonths rather than one year. i
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! ical Remains and their Settings’

We are generally supportive of Policy HE1 set out below. Policy HE1 ensures the preservation of
archaeological remains of regional importance and their settings and the protection of archaeological
remains of local importance and their settings.

We agree that development proposals impacting on archaeological remains and their settings should
be assessed on the individual merits of each case, taking into account the intrinsic importance of the
archaeological remains in question, their potential use for amenity, tourism and education purposes
and weighing these against other factors, including the need for and the benefits of the proposed

development,

We would suggest that the draft policy should be updated to include provision that allows sympathetic
and appropriate new development on sites containing archaeological remains where such
development will ensure the protection, preservation or promotion of such remains,

Policy HE1 Archaeological Remains and their Settings

Thae Prasarvation of Archasological Remains of Regional Importance and their Settings

Thera is a presumption in favour of the physical preservation in situ of archaeciogical remains of
regional imporance and their setings  Thasa comprisa Areat of Significant Archasological Interest
monuments n Staté Carg, schaduled monuments and other sités and Mmanuments that would mant
il;hﬂldl.lllng, Davelopment which would M’ affect such sites of regional importance of the
imtagrity of thair settings will not ba permitted unless there are exceptional clicumstancas

A dovelopment proposal which would adversaly affect the intagrity of thosa sssats and their 1attings
will only be parrittad In axcaptional circumstances whare it i determinad 1o be of overriding regional
Imporiance and thafa afe no AlteManve 1olutions

The Protection of Archasological Remains of Local Importance and their Settings

Davalopment proposals which would adversaly affect locally imporiant archagaological stes or
monumants of thair settings will only be parmitted whare it is cloarly demonsiratad that the nead for
the proposad development outweighs the value of the refmains and/or thlr attings.

Archaeological Assessment and Evaluation

Councll shall seck sll necessary information from applicants particularly in cases where the Impact
of a development proposal on archasological remains 5 unclear, or the relative significance of such
remains is uncertain. Should an applicant fail © provide 3 suitable assessmant of evaluation on

request Council shall adopt a precautionary approach and refuse planning permission|

Archasslogical Mitigation

In axceptional circumstances whaere planming parmission is granted for development which will affect
slwes known or likely to contain archasological remaing. Conditions will ba attachad 10 ensura thay
approprista measuras are in place for the idendficaton and mitgation of the archaeological impacts
of the development. including where appropriato the completion of a licensed excavation™, recarding
axamination and archiving of remains bafore developmant COMMancas.
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Policy TOU2 ‘Tourism Development in Settlements and Tourism Opportunity Zones'

We are generally supportive of Palicy TOU2 which relates to ‘Tourism Development in Settlements
and Tourism Opportunity Zones'. Proposals for tourism development will be permitted within a
settlement; where it is of high-quality design, meets the General Policy, accords with other provisions
of the LDP and provided it is of a nature appropriate to the settlement.

Policy HOUS ‘Affordable Hou lements’

Policy HOUS states that where a need for Affordable Housing is established by the Northern Ireland
Housing Executive (NIHE) or other relevant housing authority through a Housing Needs Assessment;
proposals for housing developments of 10 dwellings or more, or on a site of 0.2 hectare or more, will
only be permitted subject to meeting the following quota:

= Main and Small Towns: 20% Affordable Housing
* Villages and Small Settlements: 10% Affordable Housing

Whilst we support the delivery of affordable homes in the Council Area and welcome the similar to
the approach used in the Northern Area Plan 2016 in NIHE identifying need; we consider that the
threshold for affordable housing should be introduced once the proposals meet or exceed the ‘major
residential development’ threshold comprising 50 residential units or more or sites of 1 ha or more,
Setting the provision of affordable housing threshold to major developments is also an approach
which has been widely used in England.

The current thresholds are extremely low and the provision of social housing dwellings on small-scale
development sites will render many unviable; resulting in a significant decline in small scale housing
developments,

Soundness Test
« Policy HOUS is not sound as it is not reasonably flexible to enable it to deal with changing
circumstances (Test CE4) and it is not based on a robust evidence base (Test CE2).

Remedy

s Revise HOUS so that affordable homes provision is only required on ‘major residential
development’ that comprises 50 units or more or 1ha or more and/or where there is an
identified level of need in agreement with NIHE.

Policy HOU7 * le and Accessible Homes'

Policy HOU7 relates to adaptable and accessible homes and states that planning permission will be
granted for a new dwelling where a number of criteria are met. This includes criteria relating to
Lifetime Homes standards which ensures that all dwellings are adaptable for all stages of life. As we
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understand it, the Lifetime Homes standard provide a model for building accessible and adaptable
homes capable to accommodate all ages,

Policy HOU? Adaptable and Accessible Homes

To assist with the delivery of adaptable and accessible homes, planning permission will b# granted for a
new dwelling where the following criteria are mest;

a) whara 3 dwelling has car parking within its individual plot boundary, at least one parking space
should be capable of enlargement to achieve a minimum width of 3200mm. Where communal
parking i& propoded at least two out of every 20 spaces should have 3 width of 3300mm;

b} dining areas and living rooms should allow space for turning a wheelchair,

¢l aliving room/living space will normally be expacted to be provided on the entrance level of every
dwelling;

d) the principal window in the principal living space shoild be sited to enable outlook when seated,
and

&) an accessible bathroom, which allows pace for turiting 8 wheelchair, dhould be providad on the
same floor as thé main bédroam

All proposals for residential development will also be reguired to meet the General Policy and accord
with othar pravisions of the LDP

Whilst some of the Lifetime Homes standards are included in technical booklet Part R of the Building
Regulations (Northern Ireland) 2012, many are not, This policy seeks to address those elements of the
standards that can be adequately addressed through the planning system. The policy will apply more
to new dwellings provided through the private sector as the requirement for Housing Associations

to build to the Lifetime Home standards has applied in NI since 1998 and is set out in the DfC Housing
Association Guide (HAG).

Although, we support the Lifetime Homes approach, we do not think it should be a planning
requirement. In England for example, the Lifetime Homes Standard was once a planning requirement,
however, it has since been abolished and built into updated Building Regulations (Requirement M4(2)
and/or M4(3). We believe the same approach should be taken here within Northern Ireland, Lifetime
Homes would also create yet another design challenge at planning application stage which may not
be achievable on all sites, specifically those which are constrained in terms of size.

E_Qung"nggs ng_t -
¢ Policy HOU7 is not sound as it is not based on a robust evidence base (Test CE2) and at

planning stage mechanisms for monitoring of building to the lifetime homes standard is not
clear (Test CE3)

Bemedy

s Revise HOU7 to remove lifetime homes as a planning requirement and ensure it is brought
forward under the authority of Building Regulations,
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Monitoring & Review

The Local Development Plan is intended to be a flexible document which responds to changing needs
and circumstances locally. Monitoring will therefore be essential for the delivery of the local
development plan and should provide the basis to trigger any requirement to amend the strategy,
policies and proposals of the Plan,

Initial indicators and targets are set out in Technical Supplement 1 Monitoring and Review,
accompanying the draft Plan Strategy. We broadly suppert the monitoring indicators set out in the
technical supplement, which are to be used to measure how well the plan is performing in terms of
achieving its strategic objectives, including ensuring an adequate supply of housing for the district
over the plan period.

However, other relevant policies specified above should be amended as required in order to enable
accurate monitoring of the plan.

Soundness T'E§"t

s Policies ECD2, HOUS and HOU7 are not sound under which the success of the plan is being
assessed and are not based on robust evidence (Test CE2).

Remedy

+ Revise as per previous recommendations.

Aspiration for the site in our client’s ownership

We draw your attention to the attached parcel of land (please refer to Annex 1) which is under our
client’s ownership. Within the current development plan (Ballymena Area Plan 1986-2001), the land
sits within the settlement limit for Kells and Connor and is currently ‘white lands’, not currently zoned
for any particular use.

The site is currently in industrial use; however, we consider that a zoning for such use is unnecessary
given the scale of the settlement and maintain that industrial zonings should be fecused within larger
settlements on the main towns of Ballymena, Carrickfergus and Larne.

Within the site, lies the remains of Kells Abbey which is a scheduled monument. The Augustian Abbey
founded in the 12th century is also associated with earlier ecclesiastical activity at Connor. Early
histories of both sites (Kells and Connor) have indicated that various forms of settlement, both secular
and religious, developed around the church bulildings. As the abbey is scheduled, its setting is also
protected, and it is acknowledged that any new development would have to be carefully situated
within the site so as not to obstruct the setting of the abbey and its associated archaeology.

Given the historic background to the site, we consider that the site has the potential in future to be
redevelopment for a mixed-use tourist/community led redevelopment, making the Abbey more
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Annex 1

Subject Site in Clients Ownership
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Annex 2

Photo of existing 12th century Abbey remains on site
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