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Title of Report: Planning Committee Report – LA01/2022/0206/F

Committee 
Report Submitted 
To:

Planning Committee 

Date of Meeting: 25th June 2025 

For Decision or 
For Information 

For Decision – Major Item 

To be discussed 
In Committee   
YES/NO 

No 

Linkage to Council Strategy (2021-25) 

Strategic Theme Cohesive Leadership 

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

Lead Officer Development Management and Enforcement Manager 

Budgetary Considerations 

Cost of Proposal Nil 

Included in Current Year Estimates N/A 

Capital/Revenue N/A 

Code N/A 

Staffing Costs N/A 

Legal Considerations 

Input of Legal Services Required NO

Legal Opinion Obtained NO 
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Screening 
Requirements

Required for new or revised Policies, Plans, Strategies or Service Delivery 
Proposals.

Section 75 
Screening 

Screening Completed:    N/A Date: 

EQIA Required and 
Completed:              

N/A Date: 

Rural Needs 
Assessment (RNA) 

Screening Completed N/A Date:  

RNA Required and 
Completed:         

N/A Date: 

Data Protection 
Impact 
Assessment 
(DPIA) 

Screening Completed:         N/A Date: 

DPIA Required and 
Completed:

N/A Date: 

App No: LA01/2022/0206/F  Ward: Drumsurn 

App Type: Full Planning 

Address: Ballymully Cottage Farm and Surrounding fields,  61 
Ballyavelin Road, with access to Edenmore Road, Ballyavelin 
Road and Drumsurn Road,  Limavady    

Proposal:  Retention of temporary change of use (up to a maximum of 5 
days annually)  to Outdoor music and arts festival including 
associated development including up to 22 ancillary 
buildings/structures, 2 bridges, around 1.5km of 
paths/roads/steps, use of caravans/motor homes, viewing 
areas and terraces, timber fences, lighting on poles, security 
cameras, 2 totem poles      

Con Area: N/A Valid Date: 10.05.2022 

Listed Building Grade: N/A Target Date: 19.09.2022 

Agent: MKA Planning Ltd, 2 Clooney Terrace, Waterside, Derry, BT47 6AR 

Applicant: John Cartwright, 55 Ballyavelin Road,  Limavady,  BT49 0NQ 

Objections: 4  Petitions of Objection:  0 

Support: 0  Petitions of Support: 0 
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Executive Summary

 Planning permission is sought for the Retention of temporary 
change of use (up to a maximum of 5 days annually)  to Outdoor 
music and arts festival including associated development including 
up to 22 ancillary buildings/structures, 2 bridges, around 1.5km of 
paths/roads/steps, use of caravans/motor homes, viewing areas 
and terraces, timber fences, lighting on poles, security cameras, 2 
totem poles  

 The application site is located at the Ballymully Cottage Farm and 
Surrounding fields,  61 Ballyavelin Road with access to Edenmore 
Road Ballyavelin Road and Drumsurn Road,  Limavady. This is the 
location of the Stendhal Festival.   

 The site is located within the rural area and partially within a Site of 
Local Nature Conservation Importance (SLNCI) designation LNC 
15: Castle River as indicated on the Northern Area Plan 2016. The 
site is partially within the fluvial floodplain and the proposal is 
considered to be one of the exception criteria for developing on a 
floodplain however an appropriate flood risk assessment for the 
relevant area has not been submitted.   

 There is a major hazard gas pipeline which is located to the north 
of the site within blue lands after the site location plan was 
amended.  

 There is an archaeological site within the site, this site should 
remain undisturbed.   

 Castle River runs along the inner edge of the north and eastern 
boundaries of the site. Castle River is hydrologically linked to River 
Roe and Tributaries SAC / ASSI. 

 A PAN Consultation report was submitted as part of this 
application.  

 The application has been assessed against the relevant policies 
within the NAP, SPPS, PPS2, PPS3, PPS 6, PPS 8, PPS 15, PPS 
21.  
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 Consultation was carried out with DFI Roads, Environmental 
Health, DAERA(NIEA), Shared Environmental Services, Loughs 
Agency, DFI Rivers, Historic Environment Division, Health & 
Safety Executive for NI, Gas Operator and NI Water. Many 
outstanding issues remain to be addressed.  

 A flood risk assessment for the areas identified as fluvial floodplain 
has been requested and not submitted.  

 Ecological information in the form of a Preliminary Ecological 
Appraisal and an updated Construction Method Statement has 
been requested and not submitted.  

 DFI Roads require amendments in relation to access, movement 
and parking. This has been requested and not submitted.  

 Three objections have been received in relation to this application 
from 2 separate addresses. The issues raised are flooding, traffic 
impact, no public use of access lane onto Edenmore Road, natural 
heritage, residential amenity (light, noise, loss of privacy), visual 
impact and rural character, criminality / anti-social behaviour.   

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

1 RECOMMENDATION

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

2.0 SITE LOCATION & DESCRIPTION

2.1 The application site is located on farmland approximately 2.2 
km south east of Limavady. The site size area as amended is 
12 hectares. The site is accessed from Edenmore Road to the 
west, Ballyavelin Road to the north and Drumsurn Road to the 
east. The majority of the proposal is located on 3 fields south 
and south east of the farmhouse at No.61 Ballyavelin Road. 
From this farm house to Drumrane Road the fields drop lower to 
Castle River with a woodland located on the eastern side of the 
Castle River.  

2.2   The field boundaries are defined by 1 metre post and wire 
fences. There is an established lane that runs along the 
northern boundary of the site then travels in alternative 
directions north from No.61 and south to No.63. There are 
mature trees and hedges along the existing lane with the 
woodland along the western boundary.  

2.3   The site is located within the rural area, partially within a Site of 
Local Nature Conservation Importance (SLNCI) designation 
LNC 15: Castle River as indicated on the Northern Area Plan 
2016. The site is partially within the fluvial floodplain. There is a 
major hazard gas pipeline which is located to the north of the 
site within blue lands after the site location plan was amended. 
There is an archaeological site within the site. 

https://planningregister.planningsystemni.gov.uk/
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3.0 RELEVANT HISTORY

3.1 LA01/2018/0400/F -  2 no. toilet blocks - Approx. 340m East of 
63 Ballyavelin Road,  Limavady - Permission Refused - 30 April 
2019 

LA01/2020/1340/PAN - Development of farmland into fit for 
purpose entertainment venue while in keeping with the natural 
landscape to ensure that the development looks as organic as 
possible, almost as if it has been grown instead of built.  The 
majority of the developments are constructed using wood and 
timber products to attain this effect.  Tin is used for all roofing as 
it is in keeping with materials used commonly in barns and 
sheds in agricultural areas. Development include; Erection of 
wooden stages x 4, Erection of small wooden (sign up) stage, 
Erection of small wooden sound booth x 3, Erection of small 
wooden shelters x 2 (one with thatched roof), Erection of 
wooden cafe hut with tin roof, Placement and wooden cladding 
of static caravan, Stoned pathways,  Landscaping work 
(including tiered viewing platforms at one stage), Erection of 
wooden lightposts, Erection of wooden fences, Erection of 
security cameras, Erection of a wooden covered seating area 
(tin roof), Erection of garden sheds to act as service areas and 
store x 2 (chip hut, store), site containers x 2, Portacabin (first 
aid), Toilet cabin (Hospitality Toilet), Wooden viewing platform, 
Wooden hospitality hut (Tin roof), concrete calvert bridges x 2 
wooden foot bridges x 2, other wooden aesthetic art pieces 
(Totem poles x 2), Hobbit house, Small wooden Tree House 

- The Farmland surrounding 61 Ballyavelin Road Limavady 
BT49 0NQ - PAN Concluded - 18 January 2021 

LA01/2018/0071/CA - Unauthorised use as Stendahl festival 
site/entertainment venue, unauthorised infilling, hardcore areas 
and pathways, portacabin, caravans, wooden structures, 
shelters, staging and 4 No. bridges/river crossings – 61 
Ballyavelin Road, Limavady – Enforcement Notice Issued 3 June 
2020 



250625                                                                                                                                              Page 7 of 24

4.0 THE APPLICATION

4.1   The application seeks full planning permission for a proposed 
retention of temporary change of use (up to a maximum of 5 
days annually)  to Outdoor music and arts festival including 
associated development including up to 22 ancillary 
buildings/structures, 2 bridges, around 1.5km of 
paths/roads/steps, use of caravans/motor homes, viewing areas 
and terraces, timber fences, lighting on poles, security cameras, 
2 totem poles  

5.0 PUBLICITY & CONSULTATIONS  

5.1 External: All neighbours identified for notification within the 
terms of the legislation were notified on 25th March 2022, 11th

May 2022 and 21st May 2025. The application was advertised on 
9th March 2022, 25th May 2022 and 4th June 2025. 

Four objections have been received to this application. 

5.2 Internal: 

DFI Roads: Not content. 

Environmental Health: No objections.  

DAERA Natural Environment Division: Not content.  

DAERA Water Management Unit: Not content 

Loughs Agency: No objections. 

Shared Environmental Services: Not content.  

NI Water: No objections. 
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DFI Rivers: Not content.  

Health & Safety Executive of NI : Content subject to conditions 

Gas Operator: Content subject to conditions.  

Development Plan Team: Comments provided.  

Historic Environment Division Historic Monuments: Content  
subject to conditions.  

Northern Ireland Electricity: No objections.  

PROPOSAL OF APPLICATION NOTICE 

5.3 As this application is considered a major application it must 
comply with the Proposal of Application Notice and carry out 
community consultation at least 12 weeks prior to the 
submission of the application. 

5.4 A Proposal of Application Notice was submitted on 10-12-2020 
and approved 18-01-2021 under LA01/2020/1340/PAN. The 
PAN application fell to be considered under Section 27 of the 
Planning Act (Northern Ireland) 2011 and the Planning 
(Development Management) (Temporary Modifications) 
(Coronavirus) Regulations (Northern Ireland) 2020. The latter 
legislation temporarily suspended the requirement to hold a 
public event.   The accompanying guidance advised that a 
public event was no longer required but the other requirements 
remained. The applicant advised that they intended to 
undertake the following forms of consultation:

- Public information event 20th January 2021 on Zoom 
(Internet). 
- Newspaper advertisement (Northern Constitution) 12th

January 2021.  
- Notification by mail of all properties within 100 metres of site. 
- Notification of elected members. 
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COMMUNITY CONSULTATION REPORT    

5.5 The community consultation report (CCR) was submitted as part 
of the planning application, received 10th May 2022 which is 
more than 12 weeks after the Proposal of Application Notice 
was received, as required by legislation. 

5.6 It contains a copy of the methods of consultation carried out and 
comments and feedback from the consultation exercise in the 
local context. The report demonstrates that consultation was 
implemented as agreed in the Proposal of Application Notice.  

5.7 No member of the public made any comments. Consultees 
provided some feedback. The CCR demonstrates that adequate 
community consultation has taken place and the key issues of 
concern have been considered prior to the submission of the 
application.   

6.0 MATERIAL CONSIDERATIONS

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

6.2 The development plan is: 

 Northern Area Plan 2016 

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

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

 6.5 Due weight should be given to the relevant policies in the 
development plan. 
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 6.6 All material considerations and any policy conflicts are identified 
in the “Considerations and Assessment” section of the report. 

7.0 RELEVANT POLICIES & GUIDANCE

The Northern Area Plan 2016

Strategic Planning Policy Statement (SPPS)

Planning Policy Statement 2: Natural Heritage

Planning Policy Statement 3: Access, Movement and Parking

Planning Policy Statement 6: Planning, Archaeology and Built 
Heritage 

Planning Policy Statement 8: Open Space, Sport and Outdoor 
Recreation

Planning Policy Statement 15: Planning and Flood Risk

Planning Policy Statement 21: Sustainable development in the 
Countryside

8.0      CONSIDERATIONS & ASSESSMENT 

8.1 The main considerations in the determination of this full 
application is the principle of development, integration & impact 
on rural character, flood risk, natural heritage, access, 
movement and parking, safeguarding residential and work 
environs, archaeology, Policy ENV 2 of NAP 2016, 
development relying on non-mains sewerage, representations 
and Habitat Regulation Assessment. The main policy 
consideration is contained in the Strategic Planning Policy 
Statement and Planning Policy Statements 2, 3, 6, 8, 15 and 
21. The application has been amended from the original 
submission by reducing the size of the site and amending the 
description so that the festival is for a temporary period of 5 
days. In addition, 2 concrete culvert bridges have been 

https://wayback.archive-it.org/11112/20190702180439/https:/www.planningni.gov.uk/index/policy/development_plans/devplans_az/northern_2016.htm
https://www.infrastructure-ni.gov.uk/publications/strategic-planning-policy-statement
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS02%20Natural%20Heritage.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS03%20Access%20Movement%20and%20Parking.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS06%20Archaeology%20and%20Built%20Heritage_0.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS06%20Archaeology%20and%20Built%20Heritage_0.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS08%20Open%20Space.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS08%20Open%20Space.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS15%20Planning%20and%20Flood%20Risk.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS21%20Sustainable%20Development%20in%20the%20Countryside.pdf
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/PPS21%20Sustainable%20Development%20in%20the%20Countryside.pdf
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removed from the description and are no longer part of this 
application.  

8.2    The Stendhal festival is spread over 8 stages across the site, 
woodlands and Karma Valley. It incorporates a programme of 
outdoor music performances, art, workshops, and activities for 
all ages. The Stendhal Festival is scheduled to take place on 
the following dates July 4th /Jul 5th /July 6th, 2025. The festival 
incorporates optional camping / glamping / motorhome 
accommodation for attendees for the duration of the event. The 
event has taken place annually since 2011 and is popular with 
several thousand people in attendance each year. Typically the 
event lasts for 3 days. Some of the apparatus for the event 
remains in situ while others are removed once the festival 
concludes. Planning permission is sought for the festival and 
for the associated apparatus. The applicant has sought 
permission for 5 days which will leave the option for a longer 
event or for the option of another event at a different time of the 
year. An Enforcement Notice has been issued for the 
development. However, it has not progressed to prosecution for 
non-compliance as it is currently held in obeyance awaiting the 
outcome of the current planning application.   

Principle of Development  

8.3 The policies outlined in paragraph 6.73 of the SPPS and policy 
CTY1 of PPS21 state that there are a range of types of 
development which are considered acceptable in principle in the 
countryside.  Other types of development which will only be 
permitted where there are overriding reasons why that 
development is essential and could not be located in a 
settlement, or it is otherwise allocated for development in a 
development plan.  All proposals for development in the 
countryside must be sited and designed to integrate 
sympathetically with their surroundings and to meet other 
planning and environmental considerations including those for 
drainage, access and road safety.  

   8.4     The application was submitted for a  Retention of temporary 
change of use (up to a maximum of 5 days annually)  to 
Outdoor music and arts festival including associated 
development including up to 22 ancillary buildings/structures, 2 
bridges, around 1.5km of paths/roads/steps, use of 
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caravans/motor homes, viewing areas and terraces, timber 
fences, lighting on poles, security cameras, 2 totem poles 
located in a rural area so this is considered below under policy 
OS 5 of Planning Policy Statement 8 (PPS 8) Open Space, 
Sport and Outdoor Recreation.   Policy OS 5 is for noise 
generating sports and outdoor recreational activities. The 
Stendhal Festival is an outdoor event that has amplified music 
with likely thousands in attendance so will be a noisy 
recreational event.  

8.5 Policy OS 5 of PPS 8 states the Council will only permit the 
development of sport or outdoor recreational activities that 
generate high levels of noise where a list of criteria (i) to (iii) are 
met. 

8.6 The proposed festival activities will generate noise, light and 
odour from music, stage lights and cooking odours will be for a 
temporary 5 day period which the Environmental Health 
Department will be monitoring and controlling through separate 
licences. Environmental Health has been consulted and have 
no objections as the event will be controlled under a separate 
licence and temporary lighting will be removed after the event.  
Therefore, it has been established that there is no 
unacceptable level of disturbance to people living nearby.  

8.7 There is no unacceptable level of disturbance to farm livestock 
and wildlife; Further to consultation responses from 
DAERA(NIEA) further ecological information is required. An 
email was sent to the agent initially on 15th February 2023 
about the requirement of ecological information such as a 
preliminary Ecological Appraisal of the subject site. An email 
was sent on 7th October 2024 for further ecological information 
and a conditional time extension was agreed on 4th March 2025 
on the basis of other required information being submitted 
within 21 days. On 21st March 2025 the agent resent 
information previously received such as traffic proposals which 
had already been sent to DFI Roads on 3rd March 2025 and 
consequently considered unacceptable in their response dated 
31st March 2025.  The other required information for DFI Roads 
and DFI Rivers was not subsequently submitted within the 21 
day timeframe.  The applicant has not adhered to the 
conditions for a time extension to 1st July 2025 for the 
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ecological information.  The ecological information has not 
been submitted, therefore it has not been established that there 
is no unacceptable level of disturbance to wildlife.  

8.8 Due to the temporary nature of the proposal there is no conflict 
with the enjoyment of environmentally sensitive features and 
locations or areas valued for their silence and solitude.  

8.9 The proposal does not comply with criteria (ii), therefore is 
contrary to policy OS 5 of PPS 8 and policy CTY 1 of PPS 21 in 
that other planning and environmental considerations have not 
been met. Other planning and environmental considerations 
are considered below at paragraphs 8.12 – 8.34.  

Integration and Impact on Rural Character 

8.10 Paragraph 6.70 of the SPPS applies and states all 
development must integrate into its setting, respect rural 
character, and be appropriately designed.  The site 
characteristics are detailed above at paragraphs 2.1 – 2.3. 
There are ancillary structures proposed such as metal 
containers, hospitality huts, first aid huts, stages, covered 
seating areas, kitchen structure, garden shed, shelters, 
disabled viewing platform, hobbit structure, 2 wooden 
footbridges and paths. The structures are all modest sizes and 
the festival use is temporary for 5 days so motorhomes will be 
on site for a short period of time.  

     8.11  Due to the site characteristics and the nature of the proposal, 
there is will be no adverse impact on visual amenity or the 
character of the local landscape and the development can be 
readily absorbed into the landscape by taking advantage of 
existing vegetation and topography as the site is surrounded by 
trees and some of the festival located in a natural hollow /dip. 
There are no critical views when from Ballyavelin Road, 
Drumsurn Road and Edenmore Road. The proposal will benefit 
from satisfactory integration and respect rural character. The 
proposal complies with paragraph 6.70 of the SPPS.  
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Flood Risk 

8.12  PPS 15 Policy FLD 1 Development in Fluvial (River) and 
Coastal Flood Plains is a material consideration and states 
development will not be permitted within the 1 in 100 year 
fluvial flood plain (AEP7 of 1%) or the 1 in 200 year coastal 
flood plain (AEP of 0.5%) unless the applicant can demonstrate 
that the proposal constitutes an exception to the policy.  

8.13 Where the principle of development is accepted by the planning 
authority through meeting the ‘Exceptions Test’, as set out 
below under the Exceptions heading, the applicant is required 
to submit a Flood Risk Assessment for all proposals. Planning 
permission will only be granted if the Flood Risk Assessment 
demonstrates that: 

a) All sources of flood risk to and from the proposed 
development have been identified; and 
b) There are adequate measures to manage and mitigate any  
increase in flood risk arising from the development. 

8.14 The proposal falls under exception ‘F’ in that this is for an 
outdoor recreational use. Criteria ‘F’ is the use of land for sport 
and outdoor recreation, amenity open space or for nature 
conservation purposes, including ancillary buildings. This 
exception does not include playgrounds for children.  

8.15 The applicant submitted a Flood Risk Assessment for bridges 
along the Castle River rather than the whole area of floodplain 
within the development site.  This was explained to the 
applicant at the office meeting on 27th April 2023. The agent 
advised all identified issues such as flooding and drainage 
would be addressed.  However, all issues have not been 
addressed since.  A Flood Risk Assessment was requested 
from the agent on 4th March 2025 by email with a deadline of 
21 days and none has been received. The proposal is contrary 
to Policy FLD 1. 

8.16 Policy FLD 2 of PPS 15 Protection of Flood Defence and 
Drainage Infrastructure is a material consideration and states 
the planning authority will not permit development that would 
impede the operational effectiveness of flood defence and 
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drainage infrastructure or hinder access to enable their 
maintenance.   

8.17 The eastern end of the site abuts the Castle River. This 
maintenance strip could be conditioned. The proposal complies 
with policy FLD 2 of PPS 15. 

8.18 Paragraph 6.115 of the SPPS and Policy FLD 3 of Revised 
Planning Policy Statement 15 – Planning and Flood Risk is a 
material consideration. Due to the size and nature of the 
development and new hardstanding which exceeds 1000 
square metres in area, the threshold has been reached and a 
Drainage Assessment is required. An email was sent to the 
agent initially on 15th February 2023 about the requirement of a 
DA. The latest email requesting a DA was sent on 4th March 
2025 for the DA with a 21 day deadline but it has not been 
submitted. There has been no response to the request for a 
DA.  The proposal is contrary to Paragraph 6.115 of the SPPS 
and Policy FLD 3 of PPS 15.  

Natural Heritage  

8.19 The application site is hydrologically connected to the River 
Roe and Tributaries Area of Special Scientific Interest (ASSI) 
and Special Area of Conservation (SAC) which contains 
Atlantic salmon and Brown Trout. The site also contains the 
Castle River Site of Local Nature Conservation Importance 
(SLNCI) woodland. The site is likely to be used by bats, a 
European protected species under the Habitats Regulations, 
which may be impacted by the proposal. The site is likely to be 
used by badgers. Badgers and their setts are protected by the 
Wildlife (Northern Ireland) Order 1985 (as amended). The site 
contains hedgerows, wet woodland and rivers which are 
Northern Ireland Priority Habitats (NIPH).  

8.20 NED notes that the PEA submitted for this site was carried out 
in 2018 and the area surveyed is not up-to-date with the most 
current site redline boundary. NED has concerns that there are 
ecological features which may be impacted by the proposal. 
Given that the survey carried out is more than 2 years old and 
the entire application site has not been surveyed, NED 
requests that an updated Preliminary Ecological Appraisal 



250625                                                                                                                                              Page 16 of 24

(PEA) is carried out on the site which includes the entire site 
boundary. NED would highlight that a PEA provides a 
preliminary survey, and further assessment of any ecological 
features identified may be necessary. If the PEA identifies 
further surveys are required, NED requests that these are also 
carried out and submitted. The requirement for a PEA was 
brought to the attention of the agent initially on 15th February 
2023. The applicant has not adhered to the conditions for a 
time extension for the ecological information that was agreed 
on 4th March 2025 as set out above in paragraph 8.7.     

8.21 The proposal is contrary to paragraphs 6.184 and 6.192 of the 
SPPS and policies NH 1, NH 2, NH 3 and NH 5 of Planning 
Policy Statement 2 Natural Heritage as it has not been 
demonstrated that the development would not have adverse 
impacts on European and Ramsar Sites, Species Protected by 
Law, Sites of Nature Conservation Importance and be harmful 
to habitats, species or features of natural heritage importance. 

Access, Movement and Parking 

8.22 Policy AMP 2 of PPS 3 Access, Movement and Parking applies 
and states planning permission will only be granted for a 
development proposal involving direct access, or the 
intensification of the use of an existing access, onto a public 
road where: 
a) such access will not prejudice road safety or significantly 
inconvenience the flow of traffic; and  
b) the proposal does not conflict with Policy AMP 3 Access to 
Protected Routes. 

         8.23  The plans show 3 access points to Drumrane Road, Edenmore 
Road and Ballyavelin Road. Information submitted with the 
application does not make clear whether all of these are to be 
entrance or exit points. DFI Roads has commented that all 
access points (Edenmore Road, Ballyavelin Road and 
Drumsurn Road should meet the requirements of DCAN15 
Vehicular Access Standards. The applicant should provide 
drawings of access arrangements based on the topographical 
survey and to a suitable scale showing visibility splays, forward 
sight distance, radii, access widths, drainage provision, etc. 
Drumsurn Road sight splays are obstructed in both directions 
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and the visibility splays for the Ballyavelin Road access are 
drawn incorrectly. Policy AMP 3 of PPS 3 is not relevant in this 
instance because Drumrane Road, Edenmore Road and 
Ballyavelin Road are not a protected route. As DFI Roads is not 
content the proposal is contrary to Policy AMP 2 of PPS 3 – 
Access, Movement and Parking. 

Safeguarding residential and work environs 

8.24  Paragraph 4.12 of the SPPS relates to safeguarding residential 
and work environs. Other amenity considerations arising from 
development, that may have potential health and well-being 
implications, include design considerations, impacts relating to 
visual intrusion, general nuisance, loss of light and 
overshadowing. Adverse environmental impacts associated 
with development can also include sewerage, drainage, waste 
management and water quality. However, the above mentioned 
considerations are not exhaustive and planning authorities will 
be best placed to identify and consider, in consultation with 
stakeholders, all relevant environment and amenity 
considerations for their areas. 

8.25  Environmental Health has no concerns relating to noise impact, 
odour or light impact as noted above at paragraph 8.6 due to 
the event being controlled by separate licences and the 
temporary nature of the event.  

8.26  The Health and Safety Executive for Northern Ireland (HSENI) 
is a statutory consultee for developments within the 
consultation distances (CD’s) of high pressure gas transmission 
pipelines and/or major hazard installations regulated under the 
Control of Major Accident Hazards Regulations (Northern 
Ireland) 2015 (COMAH). After consulting PADHI guidance 
HSENI ‘Do Not Advice Against’, with the following condition: 
• The area 7 m each side of the gas pipeline should be fenced 
off to prevent access, with a number of dedicated crossing 
points. These crossing points should have suitable ground 
mats. 
HSENI also strongly recommend that: 
1. The fields that the gas pipeline passes through are only used 
for car parking; 
and 
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2. Consideration is given to how the site is evacuated in the 
case of an incident involving the gas pipeline or the Above 
Ground Installation (AGI) connected to the gas pipeline.  
The Gas operator has provided input to the HSENI response. 
Both HSENI and the Gas Operator are content subject to 
conditions.  

8.27  There are overhead electricity lines within the site. NIE have 
been  consulted and have no objections. Criminality / anti-social 
behaviour has been raised by a representation, it would be 
envisaged that the organisers of the event would deal with 
matters that arise in relation to this by reporting matters in a 
timely manner to the PSNI.  
The proposal complies with paragraph 4.12 of the SPPS. 

Archaeology 

8.28  Policy BH2 of PPS 6 for the Protection of Archaeological 
Remains of Local Importance and their Settings states 
development proposals which would adversely affect 
archaeological sites or monuments which are of local 
importance or their settings will only be permitted where the 
Department considers the importance of the proposed 
development or other material considerations outweigh the 
value of the remains in question. The application site contains 
an archaeological site LDY017:027 which is a cropmark / 
enclosure which is circular shaped with a 15 metre diameter. 
The applicant has amended plans indicating the archaeological 
site as an exclusion zone for development. HED has been 
consulted and has requested this exclusion area to be covered 
with ground protection mats during any events, which can be 
conditioned. HED have no objections subject to conditions. The 
proposal complies with Policy BH 2 of PPS 6. 

Policy ENV 2 of NAP 2016 

8.29 The application site includes the Stendhal Festival Site at 
Ballymully Cottage Farm. A small area to the east of the site is 
within a Site of Local Natures Conservation Importance 
(SLNCI) designation LNC 15: Castle River. SLNCIs are 
designated in accordance with PPS 2: Natural Heritage and are 
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identified and protected on the basis of their flora, fauna or 
earth science interest. 

8.30   LNC 15: Castle River contains Dry Oak/Hazel woodland with 
diverse native ground flora of Bluebell, Pignut, Early-purple 
Orchid, Primrose and Wood Sorrel. As the woodland grades 
towards Castle River a wetter community begins to dominate 
with Alder, Ash and Birch. The wet woodland has Yellow Iris, 
Cuckooflower, Common Valerian and Marsh marigold. 

8.31  The proposed development seeks to retain the existing trees. 
Given the retention of the trees and the limited use of the site, 
the proposed works are unlikely to have significant adverse 
effect on the intrinsic nature conservation interest of the SLNCI. 
The proposal is in accordance with Policy ENV 2 of the NAP 
2016.  

Development Relying on Non-mains Sewerage 

8.32  Policy CTY 16 of PPS 21 is a material consideration that states 
planning permission will only be granted for development 
relying on non mains sewerage, where the applicant can 
demonstrate that this will not create or add to a pollution 
problem. Foul sewage will be disposed of via a regularly 
serviced waste tank. The PAN Consultation Report Appendix 
12 Construction Method Statement (CMS) (26/01/22) advises 
that hospitality toilets (cabins) will be brought on-site with waste 
tank. The waste tank is emptied by a professional waste 
management company. The waste disposal method is likely 
acceptable if managed appropriately to avoid any instance of 
pollution events.  

Representations 

8.33  Four representations have been received from 2 different 
addresses. An objection has been raised by a third party to the 
use of the Edenmore access lane.  This states that this is a 
private lane and no traffic will be allowed to use it for 
Stendhal.  If the proposal was otherwise acceptable, this issue 
could be explored further. All matters raised by objectors have 
been considered.  
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Habitats Regulations Assessment 

8.34  The potential impact of this proposal on Special Areas of 
Conservation, Special Protection Areas and Ramsar sites has 
been assessed in accordance with the requirements of 
Regulation 43 (1) of the Conservation (Natural Habitats, etc) 
Regulations (Northern Ireland) 1995 (as amended).  The 
application site is hydrologically connected to the River Roe 
and Tributaries Area of Special Scientific Interest (ASSI) and 
Special Area of Conservation (SAC). NED and SES have been 
consulted and require further information to determine if there is 
any adverse impact on natural heritage.  Without the required 
ecological information it is concluded that the proposal would 
be likely to have a significant effect on the features, 
conservation objectives or status of any of these sites. 

 9.0   CONCLUSION 

9.1 The proposal provides for Retention of temporary change of 
use (up to a maximum of 5 days annually)  to Outdoor music 
and arts festival including associated development including up 
to 22 ancillary buildings/structures, 2 bridges, around 1.5km of 
paths/roads/steps, use of caravans/motor homes, viewing 
areas and terraces, timber fences, lighting on poles, security 
cameras, 2 totem poles. While the festival is for a short period 
of time, some of the elements of the proposal are permanent. 
Issues have not been addressed by the applicant in relation to 
natural heritage, traffic safety and flooding. An email was sent 
to the agent initially on 15th February 2023 about the majority 
of the issues raised. The latest email was sent on 4th March 
2025 and the required information has not been submitted.  
The proposal is contrary to PPS 2, PPS 3, PPS 8 and PPS 15. 
Refusal is recommended.  
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10.0  Reasons for Refusal 

1. The proposal is contrary to Paragraph 6.73 of the Strategic 
Planning Policy Statement for Northern Ireland and policies 
CTY 1 of PPS 21 Sustainable Development in the Countryside 
and OS 5 of PPS 8 Open Space, Sport and Outdoor 
Recreation, in that it has not been demonstrated that the 
proposal meets other planning and environmental 
considerations including those for flooding, drainage, access, 
road safety, nature conservation and wildlife impact.  

2. The proposal is contrary to paragraphs 6.184 and 6.192 of the 
SPPS and policies NH 1, NH 2, NH 3 and NH 5 of Planning 
Policy Statement 2 Natural Heritage as it has not been 
demonstrated that the development would not have adverse 
impacts on European and Ramsar Sites, Species Protected by 
Law, Sites of Nature Conservation Importance and be harmful 
to habitats, species or features of natural heritage importance. 

3.    The proposal is contrary to paragraph 6.107 of the Strategic 
Planning Policy Statement for Northern Ireland and Policy 
FLD 1, of Planning Policy Statement 15 ‘Planning and Flood 
Risk’ in that an appropriate flood risk assessment has not 
been submitted which identifies all sources of flooding, the 
resulting flood extents and the means by which flooding is to 
be controlled and mitigated.   

4.    The proposal is contrary to Paragraph 6.115 of the Strategic 
Planning Policy Statement for Northern Ireland and Policy 
FLD 3, of Planning Policy Statement 15 ‘Planning and Flood 
Risk’  in that the developer has not submitted a Drainage 
Assessment to assess the flood risk and drainage impact and 
has not mitigated the risk to the development and any impacts 
beyond the site. 

5.    The proposal is contrary to Policy AMP 2 of Planning Policy 
Statement 3, Access, Movement and Parking in that it would, 
if permitted, prejudice the safety and convenience of road 
users. 
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              Site Location 
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               Structures 
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