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Derry City and Strabane District Council Planning Committee Report
COMMITTEE DATE: 6™ January 2021
APPLICATION No: LA11/2019/0866/F
APPLICATION TY.PE Full Planning application

PROPOSAL.: Proposed mixed use development to include 119No. social housing units
(15No. 1 bed apartments, 9No. 2 bed apartments, 50No. 2 bed dwellings,
37No. 3 bed dwellings and 8No. 4 bed dwellings), extension and
refurbishment of the existing clubhouse to providewmultiuse community
building, new access to Bligh's Lane and alteration to existing access,
improvement works to existing car park and associated communal landscape
areas and ofkite works to include improved traffic calming measures at the

Fanad Drivé Central Junction and speed control measures along Farigd Dr

LOCATION: Lands at and to the West of Sean Dd&AC Grounds Blighs Lane, D&Ty8
9PJ

APPLICANT: Radius Housing/Sean Dolan GAC

AGENT: Turley Associates

ADVERTISEMENT: 30.10.2019  Readvertisement 2.12.2020
STATUTORY EXPIRY13.11.2019  Expiry:16.12.2020
RECOMMENDATION Approval

REASON FOR PRESENTATION TO COMMWIEj&Edevelopment

All planning application forms, drawings, letters etc. relating to this planning application are availabl

to view onwww.planningni.gov.uk

1. Description of Proposed Development

Proposed mixed use development to include 119No. social housing units (15No. 1 bed apartments,
9No. 2 bed apartments, 50No. 2 bed dwellindgNo. 3 bed dwellings and 8No. 4 bed dwellings),
extension and refurbishment of the existing clubhouse to provide new vaséiicommunity building,

new access to Bligh's Lane and alteration to existing access, improvement works to existing car park


http://www.planningni.gov.uk/
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and associated communal landscape areas andsa# works to include improved traffic calming

measures at the Fanad Drive / Central Junction and speed control measures along Famad Dr

During the processing of the application the following reports were stiedh PreApplication
Community Consultation Reppbesign and Access Statement Housing; Design and Access Statement
Sports Development; Planning Statement and Open Space Justification; Generic Quantitative Risk
Assessment; NI Biodiversity Checklist; UBib Investigation Report; Transport Assessment Form;
Transport Assessment; Drainage Assessment x 3 and Schedule 6 Consent; Landscape Management
Plan; updated GQRA and Remedial Strategy; Transport Assessment Addendum; Letter in support of

culverting watercarse.

2. EIA Determination

An EIA determination was carried out as the site is greater than 0.5ha and falls within Schedule 2 (10)
b of The EIA Regulations 2017. It was determined that no Environmental Statement was required as

there would be no significant environmental impacts.

3. Habitats Regulation Assessment

This planning application was considered in light of the assessment requirements of Regulation 43
(1) of the Conservation (Natural Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended) by
Shared Environmental Séces. Having considered the nature, scale, timing, duration and location

of the project, SE€oncluded that it is eliminated from further assessment because it could not have
any conceivable effect on the selection features, conservation objectiveatoisstf any European

site.
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4. Site and Surrounding Area
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¢KS aAradsS Aa t20F0GSR G2 GKS az2dz2ik 2F Slad 2F (KS
comprises of both the existing Se@mwlans GAC which includes a clubhouse pavilion, car park and
playing pitch and also the adjoining lanahich are currently undevelopedThe site is zoned as
Existing Recreation and Open Space in the Derry Area Plan 2011. The undeveloped lands are heavily
vegetated and overgrownna topography slopes from the west to the eastern boundary. There is no
vehicular access to the undeveloped lands and this part of the site is enclosed to the north, west and
south by 1.8m high metal palisade fencing and to th&t s post and wire mesh fencing. The buildings

and playing fields associated with Sean Dolan GAC are to the east of the site with residential dwellings
of the Creggan beyond. The lands noatte agricultural fields and covered reservoir. To the west is
agicultural fields and Glassagh Road and diegelopment limitsof the city are located further west

of the application siteTo the south of the site is an urban parkland, pathways and community
allotments. The urban parkland to the south of the site wag of a Master Plan approved at outline

stage to develop housing at Ballymagowan. Reserved matensission washen granted for 180

general social housing dwellings with associated urban park, pathways, shelter bets, community

allotments, landscaping and assated site works under application reference A/2010/0524/RM

Permission was granted in March 2011.

Approved aitline Master Plan for housing and Ballymagowan and urban patkich has been

developed
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Existing Sean Dolans Buildimghich will be extended

Existing Land at Sean Dolans site which will accommodate new proposed car park



Appendix2

Lands at a higher levehbove Sean Dolans GAC which will accommodaasidential Bvelopment

—

Application site to accommodat®esidential Bvelopment
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Southern boundary where it adjoins existing urban park which connects to housing at

Ballymagowan

|

Existing Urban Park at Bginagowan



5. Site Constraints
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There are no constraints identified on theigation site, however the site is zoned as Existing

Recreation and Open Space in the Derry Area 2044, see detailed assessment of policy later in

this report.

6. NeighbourNotification Report

All relevant neighbours have been notified on the application.

6. Relevant Site History

7. Reference

A/1995/0054

A/1998/0093

A/1999/0176

AJ2000/0169/F

A/2001/1108/Q

AJ2002/1095/0

A/2002/1168/F

A/2006/1150/0

A/2008/0289/F

Location

PIGGERY RIDGE BLIGH'S
LANE

BALLYMAGOWAN
LONDONDERRY

DOLAN PARK PIGGERY
RIDGE
LONDONDERRY

Erection of changing rooms
and club room

Change of use from
changing rooms and club
room to

Application Status

Decision
Date

PERMISSION
GRANTED

registered club and changing PERMISSION

rooms

Lands adjacent to Sean DolansErection of 3 no temporary

GAC, Piggery

Ridge, Creggan, Londonderry
Sean Dolans GAC, Blighs
Lane, Creggan,

Londonderry

Piggery Ridge, Creggan,
Londonderry

Lands at Piggery Ridge, Blighs
Lane, Creggan

Estate, Londonderry

Dolan Park Piggery Ridge,
Creggan Estate,

Londonderry

Lands to the rear of No's 2-92
Circular Road &

168-176 Creggan Heights,
south of Sean

prefabricated
classroom units

Erection of 15n0. houses
and 2no. bungalows

Site for housing, school and
associated facilities

Recycling Centre

New Gaelic Football Pitch
Site for general needs social
housing

development with vehicular
access from cul-de-

sac of No's 86-100 (evens)
Circular Road.

Provision of associated
urban country park

Dolan's GAC, east of Glassagh providing park land,

Road and west

of St. Peter's Secondary
School, Creggan,

Derry.

Dolan Park, Piggery Ridge,
Creggan
Londonderry

pathways, shelter belts,
community allotments and
landscaping.

(Revised Concept Plan)
Proposed flood lighting to
pitch including

erection of boundary fence
and spectator fence

and additional car parking

GRANTED

APPLICATION
WITHDRAWN 30/09/2004
PERMISSION
GRANTED

PRE APPLICATION
ENQUIRY

- NON COMMITTAL

18/10/2000

APPLICATION
WITHDRAWN 14/05/2003
PERMISSION

GRANTED 10/10/2003

PERMISSION

GRANTED 03/03/2010

APPLICATION

WITHDRAWN 20/01/2009



Lands to the rear of no.s 2-92

Circular Road &

168-176 Creggan Heights,

south of Sean

Dolan's GAC, East of

Glassagh Road and West

of St. Peter's Secondary
A/2010/0524/RM School, Creggan, Derry

Lands to the rear of 2-92
Circular Road and

168-176 Creggan Heights,
South of Sean

Dolan's GAC and west of St.
Peter's Secondary

A/2011/0428/F School, Creggan, Derry.,
Dolan Park, Piggery Ridge,
A/2012/0283/F Creggan, Derry.,
Sean Dolans GAC, Blighs
A/2014/0426/F Lane, Creggan, Derry,
Sean Dolans GAC, Piggery
ridge, Bligh Lane,
A/2014/0608/F Derry,

Sean Dolan GAC, Blighs Lane,
LA11/2018/0249/Derry, BT48
PAD 9PJ,

Sean Dolan GAC, Blighs Lane,
LA11/2019/0020/Derry, BT48
PAD 9PJ,
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Site for 180 general needs
social housing
development with vehicular
access from cul-de-

sac of no. 86-100 (evens)
circular Road.

Provision of associated
urban park providing

park land, pathwats, shelter
belts, community
allotments, landscaping &
associated site works.
Variation of condition 6 of
planning permission
AJ2006/1150/0 to- the
dwellings hereby

approved shall not be
occupied until the open
space/ playing fields/
children's play area/
allotments and urban park
are constructed in
accordance with the
stamped approved plans or
as otherwise agreed in
writing with the
Department.

Construction of a new grass
playing pitch with
floodlights, car parking and PERMISSION
fencing. GRANTED
Erection of 2.4 high palisade

fencing to secure

the Sean Dolans GAC land PERMISSION
holdings GRANTED
Single storey changing

pavillion go include 4 no

changing rooms, referee

changing, dis changing

area, committee room and

associated toilets and

plant room (replacement of PERMISSION
previous pavillion) GRANTED
Major social housing
development comprising of
144 no. units, access onto
Blighs Lane and a
associated public amenity
space and

landscaping

Major social housing
development including
communal amenity space
and new access onto
Bligh's Lane. Development
of covered play

complex, extension of
existing clubhouse and
alterations and extension of
existing car park

PERMISSION

GRANTED 07/03/2011

PERMISSION

GRANTED 01/11/2011

17/12/2013

28/10/2014

16/03/2015

PAD CONCLUDED

PAD CONCLUDED
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8. Policy Framework
RDS 203®olicy;
RG8 Manage housing growth to achieve sustainable patterns of residential development.

Derry Area Plan 2QiL- The site is locatedn zonedexisting recreation and open space in the Area

Plan.

Strategic Planning Policy Statementfor it KS {tt { A& | &aGFGSYSyid 2F (K
important planning matters that should be addressed across NI. The provisions of the SPPS apply to

the whole of NI and are material to all decisions on applications. Sustainable development is at the

heart of the SPPS, which includes key principles for development and also strategic policies on housing,

natural heritage etc.

PPS 3 Development Control: Bis Considerationg sets out the planning policies for vehicular and

pedestrian access, transport assessment, and the protection of transport routes and parking.

PPS 7 Quality Residential EnvironmeniBhe Council seeks to achieve residential develogsgrat

promote quality and sustainability in their design and layout, are in harmony with their townscape or
landscape setting and which will ultimately make a positive contribution to the character and
FLIJSE NI yOS 2F (KS 02 dzyditN®PR4 lista tBdiciitdris ty 1% yhét dydhousimgt A O @
schemes and requires the submission of a Design Concept Statement demonstrating how the scheme

will meet these criteria.

Planning Policy Statement 8: Open Space, Sport and Outdoor Recreafets outthe policies for
the protection of open space, the provision of new areas of open space in association with residential

development.

Creating Places/Living Placesthis is guidance to aid designers in creating quality residential

developments.

PPS 12 blsing in Settlements; The policy guidance in this statement applies to all residential
development proposals within cities, towns, villages and small settlements in Northern Ireland,
AyOfdzZRAY 3 (GKS LldzaK F2N) Wadzadlrglamdot S RS@GSt 2LIYSy ¢

PPS 1%lanning and Flood Risksets out the Planning policies to minimise and manage flood risk.
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9. Consultee Responses

Northern Ireland Housing Execiwe ¢ advise the development proposal is located in an area of
housing need within th&Vestbank Housing Needs Assessment. The NIHE have provided support for

119 no unitgn total for the following mix:

9 15 no 2 person 1 bedroom apartments (including 2 no active elderly)

1 9 no 3 person 2 bedroom apartments (including 2 no active elderly amd Zeneric
wheelchair)

1 50 no 3 person 2 bedroom houses (including 4 generic wheelchair units)

1 37 no 5 person 3 bedroom houses (including 4 generic wheelchair units)

I 8 no 6 person 4 bed houses.

Shared Environmental Servicesadvise that laving consideré the nature, scale, timing, duration
and location of the project, the appropriate assessment has concluded that the proposal would not

be likely to have a significant effect on the features of any European Site.

DFI Riversg The site is not affected bthe 1 in 100year fluvial floodplain. An undesignated
watercourse has been identified on the site and the agents are proposing to culvert and divert this
watercourse. In order to comply with FLD ghaintenance strip is required to the proposed culvert.
This has been shown on a drawing and will be protected from impediments i.e. tree planting etc. DFI
Rivers have advised this should be imposed as a condition on any planning approval. Officers are
content this can be conditioned, see conditions sectionrlirtethis report.With regards to impacts

from surface water flooding, and in accordance with FLDda@age assessment was submitted in
support of the application. DFI Rivers is content with the assessment submitted subject to a condition
requiring a inal drainage assessment containing a detailed drainage network design compliant with
PPS 15; or, confirmation from NIW that they will adopt a drainage network that will attenuate the 1
in 100 year storm eventn considering FLD #ere will be modificatin to a watercourse within the
application siteas stated earlier, an undesignated watercourse will be culverted and diverted within
the site This is permitted in exceptional circumstances and is a matter for the planning authority. See

detailed considergon of PPS 15 later in this report.

Environmental Health
Contamination: EHD has considered an updated GQRA and detailed remedial strategy dated
De@mber2019. The report and the PQRA May 2019 shows that of soils analysed contaminants fell

well below human health screening levels across the majority of the site with the exception of
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exceedances of two soil contaminants in the one locatiddditional samphg was therefore
undertaken and a detailed remedial strategy which recommended contaminated source material
removal and disposal and also proposals for validation tediHd therefore has no objection subject

to conditions requiring remediation measuresbe carried out and a precautionary condition in the
event that unexpected contamination feund on the site that works would stop and this would be

investigated. See conditions section later in this report.

Construction Site Noise and DusHIE has dvised thatnoise and dust emissions can be generated
from a development of this size and recommend that a condition is placed on the application requiring
a site specifi€onstruction Environmental Management Plan to consider noise, vibration, dustrand ai
guality impacts whichs to be submitted prior to commencement of development. See conditions

section later in this report.

EHD have also conditioned that a wheel wash facility at the site entrance is installed at the site; that
construction traffic m&e use of the wheel wash facility; site roads that give rise to dust to be watered
as appropriate; construction activity to have restricted working times; and, mechanical plant is to be

fitted with silencers. See conditions section later in this report.

Loughs Agency, has no objection to the proposal subject to a condition relating to storm water
discharge in that the development site shall not be discharged to nearby watercourses unless first
passed through pollution interception and flow attuation measuresThrough discussions witK|

Water however NI Watehave advised thaproviding a pollution interceptor will not enable theto

adopt the drainage for the site. Officers facilitated a meeting with both NI Water and Loughs Agency
to discusthe condition proposed by Loughs Agency. Whilst officers appreciate the reasoning for the
condition, it is understood that NI Water will not be able to adopt the storm drainage for the site if it
in imposed. Officers therefore consider that in the widleterests of the site being adopted by NI
Water the condition by Loughs Agency will not be placed on any decision relating to this specific

application.

Regulation Unit (land, soil and Aighas considered the updated GQRA and remediation strategy and
based on the information provided have no objections subject to conditions. The proposed conditions

are the same as those proposed by Environmental Health. See conditions section later in this report.
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Water Management Unit¢ has considered the impacts of éhproposal on the surface water
environment and on the basis of the information provided is content with the proposal subject to

conditions.

Natural Environment Divisiorg has considered the impacts of the proposal on designated sites and
other natural teritage interests and on the basis of the information provided has no concerns subject

to conditions. See assessment of PPS 2 later in this report.

Historic Environment Division (Historic Monuments)is content the proposal satisfies PPS6 policy
requirements. HED has reviewed the submitted archaeological programme of \wwodkagree with

the results and recommendations presented within the document and agree with the archaeological
mitigation strategy proposed and are content for this to proceed to arol@gcal licensing with a

minor amendment. See detailed assessment under PPS 6 later in this report.

NI Water¢ has confirmed public water supply is available within 20m and has capacity to serve this
proposal. A Faul sewer is within 20no serve this poposal¢ NIW advise that although the proposal

is subject to a network capacity chegKkoul discharge solutiohas already been agreed in principle
with NI Water Developer Serviceghe receiving foul sewerage network has reached capacity and NI
Water ard the applicant have agreed an engineering solution to mitigla¢efoul capacity issue and
allow for connection for this development propos@h this basis therefore NI water have provided
two conditions to enable tis application to be progressed cordition requiring that no development

shall be commenced until the developer hagared into an Agreement with NI &éer under Article

161 of the Water ad Sewerage Services Order 2006; and, a condition that no dwellings shall be
occupied until a foubewerage network engineering solution to mitigate the downstream foul capacity
issue is provided by the developer the satisfaction of NI Water and the development shall not be
occupied until the developer has complied with all of the requirements seétirothe agreement

entered into. See detailed conditions set out in the conditions section later in this report.

With regards to surface water the applicant proposes to discharge surface waderuadesignated
watercourse via Schetki6 application to DFRivers. There is availe capacity within the receiving

Waste Water Treatment Works.

DFI Roads has no objection to the application subject to conditions. See detailed assessment of PPS

3 later in this report.

Councils Parks and Recreation Teanmave confirmed that they will takeon responsibility for the
future management and maintenance of the open space areas associated with the housing

development and the equipped play park within the development. A Landscape Management
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Agreement will therefore beentered into between the developer and Council for the future
management and maintenance of the open space; and officers consider a condition is necessary to
ensure that this is deliverecsee conditions section later in this repditshould be noted haever

that there is a new diverted culvert running through a portion of the open space that Council has
confirmed they will not be responsible for the maintenance and manageroéthe culvert. The
applicantRadius Housing Associaticonfirmed theywill retain this obligation and undertake any
maintenance requiredand anecessary legagreement will be put in place. Officers consideis

could be included within the Legal Agreemémt the transfer of ownership and responsibilif the

green space to @mcil.

10. Representations

One objection has been received on the applicafimm Brickkiln Skip Hire 235 Heather Roadlhe

issues raised ithe objection are set out below:

- Increased volume of traffic imposexh existing infrastructurés unsuitable gien number of
additional vehicleghat will use the road; potential 100 plus entering and leaving the site
several times of the day

- Lorries presently use the road numerous times a day as well as other businesses, and local
farming community for silage celition, slurry spreading etc

- Vehicles from Donegal use the road to avoid city traffic for accessing schogipirgho

- Residents from Creggan use the road as a short cut to avoid travelling over numerous traffic
ramps in the area

- Excess spekof traffic a1 the road has lé to accidents

- Overgrown hedgerowand the continuous wall along Holly Hall, Sgrin2 St £ w2+ R I yR
Lane mearraffic remains in the centre of the road

-l 2tfte 2Fffx {LINARy3a 2SSttt FyR . f{A3Iduddoftfaffify S | NB

- Anti-social behaviour

- Business location on Holly Road is only several hundred metres from the proposed
development

- Tender of Expression documents only appeared on the ETenders NI website and the planning

application only submitted.
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Consideration of objections

The objection relates mialy to DFI Roadmatters and DFI havesviewed the main roads
concen® SAy3 GKS AyGSyaArATAaAOlGaAzy 2F GKS SEAaGAY:
Creggan Heights, Springhill Road and Holljgwald. As part of the Transport Assessmetigt

agen®@ road consultant and DFI Roads have considered alternative routes to this development
and consider that access through Creggan via Creggan Heights and Fanad Drive is most likely
route to and from thisdevelopment to access the city ceaf schools and other essential
service and amenitieI.he Transport Assessment was not agreed h@awvé was sufficiently
progressed to enable DFI &3 to conclude their assesient of the applicationOfficers and

DFI Rads then progressed to seethe mitigations that could beelivered. Mitigation works

could not be providedn Creggan Heights as the issue oktneet parking, carriageway width

etc. are not aspects which could be realistically improved as part ofdénelopment.
Mitigation measures being proposed ate Blighs Lane ahto the Fanad Drive/Central
Junction. These mitigation measures include traffic calming measures which have been
included in this proposal and have also went through separate publicuttatisn and
advertisement as part of the Roads Order. Officers and DFI Roads are content that the
proposal has been adequately assessed in terms of intensification on the existing public road
network. DFI Roads has no objectieee detailed assessmentPPS3 later in this report.

The objection has raised concerns regarding -aatial behaviour. The agents in the
supportinginformation provided adviséhe site has been subject to argocid behaviour in

the past, but considethe development is likelyo reduce antisocial behaviour on the site.

The layout has been designed so that there will be no unsupervised areas, housing and
apartments will front onto the streets and open spaces.

Reference made to E tender documentation is not a material plarcongideration.

11. Summary ofSupporting information from agent

A Planning Statement and Open Space Justification Report was submitted in Octif$er 2

accompanying the applicatiomhichthe agent adviseis an assessment of the significant community

benefits that the proposed development will have for Sean Dolan GAC and the wider community that

outweigh the loss of the existing zoned recreation and amenity sgdmeagent states that the report

evidencesthe level of support from the local community that the project benefits from and

demonstrates that redevelopment of the site will bring substantial community benefits that decisively

outweigh the loss of the under used open spagisreport is summaried as follows:
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Joint Venture

- Joint venture between Radius Hougiand Sean Dolan GAC. Capital generated through the
sale of the land for residential development will be directly reinvested into upgrading the
existing facilities at Sean Dolan GAC.

- The prgosed development will be constructed under single contract which will be managed
and supervised by Radius Housing, ensuring delivery of the social housing units and
community facilities at the same time.

- t NPLRASR al adSNLX Iy NB tINausing dirégenerhtiBvantzdhey O2 Y Y A (
worked with partners to bring forward a development project from initial concept to a viable
regeneration opportunity which will align with the strategic objectives of numerous

stakeholder groups.
Meeting a SocieHousing Need

- There is NIHE supported need for the social housing proposed. Redevelopment of the site for
social housing will provide a substantial community benefit by providing homes for people
deemed to be in housing stress in this area of Derry

- The site is located in the Creggan Area, which is an area of high housing need, The NIHE
Investment Plan identified in March 2018 that the number of applicants and allocations in
Creggan were; Applicants377 (Total); Applicants in Housing Stress 2989caflonsc 28.

- The site is registered with the NIHE and dwellings proposed will contribute towards meeting
the social housing need for the area in year programme 2020

- The housing mix proposed reflects the indicative housing mix requirement ideriiifieédlHE
Community Benefits

- The agent considers this is gh quality residential development and community facility that
will be of significant benefit to the wider community.

- Considers the proposal aligns with and delivers on all of the key actiofisko§ 5 A & ( NR& O
Inclusive Strategic Growth Plan 2042032¢ Our Community Plan by delivering quality social
housing and building the capacity of local sporting recreational clubs to provide opportunities
for children and young people to take part in playisic, arts, drama, physical activity and
sport.

- The proposal will see fimvestment of the proceeds of the disposal of the subject lands into
enhanced sporting and community facilities for the benefit of Creggan area, wider city and

county.
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- RadiuswilLINP 2SO0 YIyl3S G4KS RStAGSNE 2F (GKS &L} N
behalf of the local GAA club, given that it is a voluntary organisation who have limited capacity
in terms of the delivery of a £2 million capital project. This is a furtheressmtation of
wlkRAdzZAQ O2YYAGYSyd G2 YFEAYA&AneEL 6KS gARSN O

Sean Dolan GAC Community Benefit

- Sean Dolan GAC recognise the potential for their resurging club to act as a pillar of the local
community in terms of facilitatig activities and events which have a positive impact on an
area which is characterised by high levels of social deprivation, health inequalities and political
unrest;

- The proposed enhanced facilities at Sean Dolan GAC will facilitate a range of actindties
events aimed at catering for the ever growing club membership. The development of Sean
Dolan site will further progress and complement the regeneration of the area and increase
participation in an active lifestyle for the whole community.

- The supporihg information is accompanied with Letters of support which state the proposed
development will be of significant benefit to the existing schools, community organisations
and wider community in the Creggan area.

- The supporting information states it hasdn highlighted that Sean Dolans is a crucial
component of the community infrastructure and that the social impact of the clabhes far
beyond the clubhouse or the grass pitch; and

- Sean Dolans has ambitious targets to grow membership numbers in tandertheir vision
for the enhanced club facilities current membership of 12@dults and childrerwho field
GSFYa F2NJ dNYAYyAy3I yR O2YLISGAGAGBS Yl GOKSa
(U18) and senior (18+) andadls G S Y 2 F p noniednlyedsSutekding tyaiRing
sessions.

- Sea Dolans GAC also facilitate voluntary coaching sessions in a number of local schools, and
the supporting information submitted also includes letters of support confirming this, within
the Creggan areasaa way bpromoting the club, @elicgames, general health and wéking
activity. Approx. 300 chilén have been engaged through @sachingwhich has increased
membership and buyn to the ethos of the club and its growing presence in the community.

- Whilst the clubs primary focus isa@lic games, it also facilities activities and events which
promote both personal and community development.

- Training courses in GAA coaching; child protection training, cultural activities aimed at

promoting the Irish languageculture and dance are also facilitated through the club and
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bespoke programmes aimed at addressing social issues in the form of drug and alcohol

addiction and sectarianism are also facilitated.
Current club facilitiesand the proposed enhanced facilities

- Confined to one GAA pitch which hosts all outdoor training and competitive games

- The pitch does not have floodlighting which significantly restricts training in the evenings and
during winter months. As a consequendbe club hires the Bishops field sports hall to
accommodateraining sessions of underge members.

- The clubs changing pavilion includes 4 changing rooms, w/c facilities and a small
kitchen/meeting room.

- The proposed facilities will facilitate a rangeaativities and events aimed at catering for an
ever growing membership

- The facilities will act as a catalyst for further growth within the club as it will highlight the
growing importance of Gaelic games in the Creggan Area. This aligns with theisikteg
by the GAAto developlGSt A O 3+ YSa Ay LNBflIyRQa fIFNHBHSaid O

- GAA clubs have a dual role in acting not only as sportingbuta | f a2 | & OSy (i NB&
I 2YYdzyAGe tIFNIYSNAKALAE SKSNB O2YYdzyAales @g2f
to deliver support programmes focused on mental and physicatveitig.

- {SlIy 52flyQa gAaK (2 ONBFIGS I &aAYATI NI Y2RSt :
support of the wider GAA family (Derry County Board and Ulster GAA) who coordinate an
extersive portfolio of programmes which Sean Dolans will have access to and these include;

Heads ug working with various bodies on mental health matters;

Drink, drugs and sausage rajla health and wellness programme for young people;

Live to play roadsafety programme for young people

Health hamper healthy eating programme focused on children;

Take & an adult heah and wellbeing programme;

=A =4 =4 =4 -4 =4

Blood sulx blood transfusion initiative.

- The supporting statement advises Sean Dolans recogiiegmtential to act as a pillar of the
local community in terms of facilitating activities and events which have a positive impact on
an area which is characterised by high levels of social deprivation, health inequalities and
political unrest.

- It is consideredthat Sean Dolans Club can become a vehicle for a range of community

development activity which creates huge social benefit.
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The club will engage with potential end users who may in the past have had no affiliation or
interest in GAA i.e. senior citizemapthers. In order to do so the club must have facilities
which are fit for purpose and marge enough to cater for the target audience that they have

access to.

The agent states a key action of DCSDC Community Pla@ s tieA f R G KS O LI OA G @

spating and recreational clubs to become more sustainable and encourage higher levels of
LI NIHAOALI GA2Y | YR LINETA OA S yToasupboftingirifdgmdiion I y R
states thatthe redevelopment and improvement of the Sean Dolan GAGtieiWwill help

achieve this objective.

Wider Community Benefits

In 2017 NISRA deprivation statistics identified areas of concentrationubipple deprivation
across NI.

This site is split between Creggan Central and Cre§gath wards; the majority of the site is

in Creggan south and is ranked a& &8st deprived small area in NI. A portion of the site to
the north is within Creggan Central which is ranked as tffem@st deprived small area in NI.
The proposed developemt including the upgrading of the existing facilities at Sean Dolan GAC
will make the site more attractive to the wider community due to the improved offer the club
will be in a position to make.

Sean Dolan GAC has an established background in coongiretid running community
programmesjn addition to Gelic sports, that encourage health and social benefits and help
to address multiple deprivation in the area.

The upgrade of the facilities will provide the club with the opportunity to increase thgesco

of these programmes within a facility that can cater for muke community activities
throughout the year.

Whilst it is not a council owned facility it will still deliver towards another key action of the
O2YYdzy A (ié& LI design @ndidliveria progiamin€ on improved community centres
YR FIFOAfAGASAE

Within the supporting information the agent provides an example of a case study by Sean
Dolans to illustrate the positive contribution the club has made in the Creggan area; Y.A.X
Project whch commenced in June 2017. In summary this was a city wide Sean Dolan GAC led
project that was grant funded by the Big Lottery Fund. This programme integrated young
people in a community based programme to develop skills for them to become active

participants in their city or countryhey would find themselves ifuture.

NJ
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- Activities promoted through the project included Gaelic games, music, Irish language, dance
and culture and drama. One drama programme included a mix of ages socialise together and
learnin a shared project that culminated in a performance of a community play. This was
g2dziK f SR YR RNARGSY dzaAy3 2t RSNJ LIS2LJ) SQa af.
had a positive impact on day to day community life.

- Participants in the programe gained knowledge on a wide range of skills; were given a forum
to discuss social and health issues; obtained a sense of belonging; and, understood the
importance of healthy living through participating in a recreational programme.

- The programme benefiéd the wider community which was evident in the evaluation process;
with improvements in the area during the time the programme was delivered. It made more
young people more conscious of the opportunities that exist when directed towards positive
engagemat programmes.

- Thisis an example of a project in which sport and recreational based community programmes
provided health and social benefits to individual children but also a day to day benefit for the
wider community. There was a noticeable reductioarmi-social behaviour during the period
the programme operated.

- Redevelopment of the club will enable similar programmes in the future to be run in a safe
and secure environment.

- The followings alist of community groups that will benefit from use thfe new facilities; as
stated in thesupporting information Senior Citizens; Irish dancing schools; Irish language
sector; radius and Apex Housing associations who will hire space as required; Club members
or family functions/events; Health and Wellbeihwtiatives; Detached youth work providers

¢ off the streets; and, Community eventdundraisers, bingo, walking clubs, awards nights.
Community Support

- Key stakeholders who have been involved with Radius and Sean Dolans GAC to develop this
project inclide NIHE, Derry and Ulster GAA and wider community organisations.

- A number of community groups/organisations have been consulted as part of the process
and provided their support to the proposed development, and letters of support have been

provided from @ch of the following in the supporting information submitted. This includes;

9 St Johns Primary schogql consider the development will aid the delivery of sporting

curriculum throughout the school.
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Creggan Enterprises centre anticipate theywill use the facilities to rurtheir youth
programmes;

Triax Neighbourhood Partnership Boagdstates Sean Dolans are deeply imbedded in
community development structures and practices in the community

{ G al NE Qi ackbwiglées O« widér commupibenefit and enhancemerto well-

being of resiénts in Creggan that the development will bring.

Rosemount Primary Schapkchool has claslinks with Sean Dolans GACaéles from the

club come to the school on a weekly basis to coach Gaelic fosHildlas curricular and extra
curricular activities. The school will also benefit from the use of Sean DolameSéces,
playing fields and function rooms for school activities.

Naiscoil and Gaelscoil Eadain Migsupport the proposal and it beingade available for the
school to use all year and winter months

Bogside and Brandywell Health Forgnthe indoor facility is of an interest to them for the
patients they work with and want to engage in sporting activities. The ability to provide
services dring winter months wilenable them to run prjects all year round. Consider it is

an opportunity for them to partner with Sean Dolans to reduce health inequalities and
improve health and welbeing in the local community.

Bogside and Brandywell Initiaé ¢ development will add to the regeneration of the area and
increase patrticipation in active lifestyle for the community and are keen to work with them in
the future using the new facilities.

Healthy Living Centre at Old Library triisdemand for spacés a problemfor them in
deliveringhealth and wellbeing, sport and physical activity programmes. They work with Sean
Dolans GAC and jointly secureg/&ar funding to enhance participation at club level and
girlladies games. A purpose built facility uld alleviate pressures on local facilities and give
the wider @mmunity greater opportunities to access additional programmes and services
that will improve their additioneprogrammes and services.

Creggan Neighbourhood PartnershipConsider this is a key capital project for Creggan
community and will bring sporting facilities in line with other areas for the benefit of the whole
community. Currently CNP cannot provide sporting activities to their users as they have no
space, and to ine the only sports hall in the area is costly and is usildigked booked for
hire. An alweather indoor 3G facility will provide space which can be utilised 52 weeks in the
year by the community. CNP welcome the housing and consider provision wdhg® way

to tackling issue of homelessness; it states Creggan is a sought after location for those needing

to live closer to families and for those struggling to cope without family support.
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Letter of support from an MI supports the proposals, benefib the young people of Creggan

and wider city.

Letter of support from MEPworked closely with the club since the fire that almost destroyed

the clubin 2011 and has witnessed fif&tF YR G KS 62 NJ] O NNASR 2dzi o8
Considers the proposalould place Sean Dolans at the heart of the development of Gaelic

games and culture in Derry City and District. Also confirms support for good quality housing.

James McCleana footballer atStoke City FC and states he has-fii@hd experience of how

sport can provide young people with an alternative to astcial behaviour and improve

mental health and physical health in the wider community.

. NRA Iy jciveldomedhe proposal and considers it will benefit their teams as a training

facility.

StJoS LIK Q& t NI cvak paE of héskid@ éxtracurricular activities they have been

involved with the club to help promote participation of pupils in Gaelic games and a weekly
coaching programme; which has seen pupils joining the club. ConsideDSkaus has a wider

community benefit in that team and training has positively built confidence and social skills of

their pupils and had a tremendous impact on health and {eihg.

County Derry GAAAII GAA clubs are based on a community benefit speredel which are

committed to delivering social value to the whole community and not only those playing the
ALRNI® /fdzoa FOG Fa alSHEGK /2YYdzyAde tFNIYS
bodies together to deliver support programmes for mergat physical webeing. The letter

states Sean Dolans GAC are part of this. Derry GAA are fully supporting of the proposal and
considers it will play an important role in the city resulting in employment and training
opportunities.

Nazareth House Primaiychoolc has a strong school/club link which has seen benefits to

pupils and their families. The school is located in one of the most deprived wards of NI and
believe their pupils greatly benefit from initiatives such as those run by Sean Dolans GAC to
improve health, fitness, sefisteem and generalwefl SAy3d ¢KS &a0OK22f R2Sa
pitches and the 3G pitch will greatly benefit pupils.

Parish of St Marysendorse work of the club in helping young people develop a love for sport

and believes thialocally based organisations can help young people develop a virtuous

character and resilience, which are needed to face the challenges of life.
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Reducing antisocial behaviour

- A fence was erected around the perimeter following the fire and other-sottial behaviour
and activities including bonfires, fly tipping and dumping etc
- Redevelopment would reduce the potential for aaticial behaviour in an area of Creggan

that currently has poor supervision

As part of the agents suppang statement they have also considered that the proposal meets a
semnd exception to policy in which it has to be demonstratieat the loss of open space will have no
significant detrimental impacbn amenity, character or biodiversjtyand consider the f@dwing

demonstates this exception to policy;

The proposed development will create an accessible community building that will be well connected
to the wider community and existing open spaces through a network of public footpaths, encouraging
social integation ¢ integrating those developments which are on the periphery of Creggan which
could be considered disconnected from the edisitied Cregga estate, such as those developnts

at Magowan Park; Ballymagowan Park and Ballymagowan gardens.

The agent hasarried out an analysis of the existing communal amenity spaces and facilities in the

area which indicates that;

- Community facilities/buildings The main community facilitie®main situated towards the
centre of the estate around Central Drive and include a leisure/healthy living centre, library
and a number of small neighbourhood/youth centré@hese facilities are remote from the
majority of the new residential developmenitsthe area and do not offer similar facilities and
activities as the proposed development. Local community groups indicated that the Bishops
Field leisure centre operates at capacity and that the proposed covered synthetic play
complex is a much neededidition to the facilities in the area.

- Communal amenity spacesthere is a high level of amenity space in close proximity to the
site. Within 120m there are playing fields, an urban park, allotments and 2 no equipped play
grounds. In addition to this thre are other large areas of zoned amenity space north and west

of the site.

The agent considers that the above indicates that whilst the site is served well by useable amenity

spaces and equipped play areas it is not well served by-mdtcommunity omdoor sports facilities
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and considers the extension and improvement of Sean Dolan GAC will provide an invaluable facility

for the community.

The agent states that the site for the residential development is unmaintained grassland and not
accessible to th general public therefore its usefulness is limited and also considers the loss of open
space will have negligible impact on the choice of quality, useable public amenity spaces available.
The agent states thahe character of the area will change aseault of the development however

the agent considers that the significant community benefits decisively outweighosgs df the

underutilised site.

Officers consideration of the policy assessment and consideration of the exceptions tests are set out

below in section 12.

12. Planning Assessment, including Other Material Considerations

Section 6 (4) of The Planning Act (Northern Ireland) 2011 requires the Council to make planning
decisions in accordance with the local development plan, unless material coatsichsr indicate

otherwise.

This proposal has been assessed agdires provisions of the Dermrea Plar011, as well as other
material considerations including the Regional Development Strategy; the Strategic Planning Policy
Statement for Northern Irelad; PPS 15 Planning and Flood Risk; PPS 7 Quality Residential
Environments; Addendum to PPS 7 Safeguarding the Character of EstaRlediddntial Areas; PPS

8 Open Spacd?PS 6 Planning and ArchaeoldglS 3 Access Movement and Parking; PPS 2 Natural
Heritage; and supplementary glance in?/ NS GAy 3 t £ 0SaQ> | dandtBef £ | & C

representationreceived.
The proposal
The proposal comprises of two elements;

- Extension of the existing clubhouse to include new changing facilitiess$itsuite/gym and
multi-purpose community room and development of a new arena covered complex with
synthetic play zone; and

- Redevelopment of the existing grass area to the west of the existing Sean Dolans GAC playing

field and club house for a social haugidevelopment and associated amenity space.

The agent advises thahé project is mutually beneficial for both Radius and Sean Dolan GAC as the

revenue generated from the sale of the land to deliver much needed social housing in an area of
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housing need vilifacilitate Sean Dolan GAC to extend and improve their facilities and the services they
offer to the wider communityThe agent states that both components of the project are equally

important in delivering a community benefit to the Creggan Community.
Sean Dolan GAC Community Building and Grounds
The proposal includes;

- Extension of the existing clubhouse to include new changing facilities, fitness suite/gym and
multi-purpose community room with a moveable wall divider to increase flexibility of space

- Development of a new sports faciligomplex covered synthetic play space which will be
designed to accommodate multiple sports/activities i.e. football, basketball, badminton,
community games;

- External terrace with views towards the existing grass pé#cial

- New car parking and street lighting scheme.
Social Housing Development
The proposal includes:

- New social housing residential development including a mixture of 1 & 2 bedroom
apartments, 2, 3 & 4 bedroom dwellings and wheelchair accessible bungalows.
- bSg | 0O0Saa 2yG2 .fA3IKQaA [FYS FyYyR dzZLJANI RS 27F
- Communal amenity space with linkages to Sean Dolan GAC and the urban park to the south
of the site; and

- Buffer landscaping to limit the impact of the existing pitch on the pegul development.
The Strategic Planning Policy Statement for NI (SPPS)

An objective of the SPPS is to ensure that new open space areas and sporting facilities are convenient

and accessible for all sections of society, particularly children, older people and those with disabilities.

Paragraph 6.205 statekere is a policy gsumption against the loss of open space to competing land
uses in Local Development Plans irrespective of its physical condition and appearance. Any exception
to this general approach should only be appropriate where it is demonstrated thd¢velopment

would bring substantial community benefit that outweighs the loss of open space; or where it is
demonstrated that the loss of open space will have no significant detrimental ingmqtart of the
supporting information submitted, the agent has submittedustificationstatementfor the loss of

open spaceand to demonstrate the proposal is an exception to policy and will bring substantial
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community benefit. Officers assessment of tipeoposal and consideration of the supporting
information to demonstratean exception to policy is set out in PPS 8 policy assesdatenin this

report.

Para 6.206 advises that all new residential developmergg@provide adequate and wedlesigned
open space as an integral part of the developmdntalso states Counsilmust ensure a suitable
mechanism is in place to secure the future management and maintenanopesf space in new

residential developments. The open space assessment is provided in PPS 8 section later in this report.

Para 6.207 of the SPPS providesgyadjuidance on intensive sports facilities ahid is also assessed

in detail in PP8 section later in this report.

With regards to the proposed housing layout, the SPPS supports and strengthens PPS 7 in that it
requires submission of a design concepbe sought and agreed with the developer. A concept plan

has been submitted with the application which demonstrates how the site will be developed in the
contex of interlinking the proposal with Sean Dolans GAC and interlinking to the proposed open spac
to the existing urban parklandill new housing should demonstrate a high quality of design, layout
including road infrastructure considerations and landscaping. Good design contributes to the creation
of places to live that are safe and attractive asdaiso a key element in achieving sustainable
development. Assessment of the designd layoutis set out further in PPS 7 section later in this

report.
Derry Area Plan 2011

The application site icated onexistingZonedRecreation and Open Space iretArea Plar2011
The site is bounded by other areas of open space to the north, west and south; see extract from Area
Plan below. It is noted that some of this zoned amenity space has been redeveloped for residential

development.
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Extract from DerryArea Plan with site outlined in red

Policy R1 Protection of Zoned Recreation and Open Space areas states that the Department will not

permit proposals for built environment in areas zoned as Recreation and Open Space except where;

1 The development is refed to the existing use
1 The development provides leisure facilities; or

1 Any replacement buildings do not exceed the site coverage of the existing development.

This proposal provides for the expansion of open space leisure facilities at Sean Dolansi@A€ wh

a joint venture between the club and Radius Housing ana/hich the proposal iselated to the
existing useThe existing Sean Dolans GAC will be extended and the proposal will provide for a new
community facility in the form of an indoor multi u$& sports facility. The redevelopment of the
housing element of this proposal is interlinked with the redevelopment of Sean Dolans GAC facility

and as will be set out in more detail under PPS 8 section later in this report, the combined housing and



