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Planning Committee 
Tuesday, 11th June, 2019

MEETING OF PLANNING COMMITTEE

Members present: Councillor Carson (Chairperson); 
Alderman Rodgers; and
Councillors Brooks, Canavan, Collins, 
Garrett, Groogan, Hussey, McKeown, 
McMullan, Murphy, Nicholl, O’Hara 
and Pankhurst.

In attendance: Mr. A. Thatcher, Director of Planning and 
   Building Control;
Ms. N. Largey, Divisional Solicitor;
Mr. E. Baker, Planning Manager (Development 
Management); 
Mr. K. Sutherland, Planning Manager (Planning Policy);
Mr. S. McCrory, Democratic Services Manager; and
Mrs. L. McLornan, Democratic Services Officer.

Apologies

No apologies were reported.

Minutes

The minutes of the Pre-Determination Hearing and of the meeting of 9th April were 
taken as read and signed as correct.  It was reported that those minutes had been adopted 
by the Council at its meeting on 29th April, subject to the omission of those matters in 
respect of which the Council had delegated its powers to the Committee.

Declarations of Interest

Councillor Hussey declared an interest in Item 8b, LA04/2018/2470/O, Mixed use 
regeneration and development and refurbishment of existing listed Butchers building with 
new fixed use buildings at Winetavern Street, Gresham Street and North Street, in that 
he had taken part in a site visit to the area, as a Member of the City Growth and 
Regeneration Committee, but he confirmed that he had not made any predetermination 
in relation to the proposed development and so he remained in the room.

Councillor Groogan declared an interest in item 8m, LA04/2019/0417/F, Purpose 
built managed student accommodation with 253 beds at Botanic Link, in that she had 
attended a Pre-Application Discussion (PAD) on behalf of her employer and had made 
comments at the meeting.  She therefore left the meeting for the duration of the item.
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Schedule of Meetings 2019

The Committee agreed:

1. to hold a Special meeting on Tuesday, 2nd July at 5p.m.; and
2. that the Planning Committee would meet, at 5p.m., on the following 

dates from August to December, 2019

 Tuesday, 13th August;
 Thursday, 15th August (if required);
 Tuesday, 17th September;
 Thursday, 19th September (if required);
 Tuesday, 15th October;
 Thursday, 17th October (if required);
 Tuesday, 12th November;
 Thursday, 14th November (if required);
 Tuesday, 10th December; and
 Thursday, 12th December (if required).

Committee Site Visit

It was noted that the Committee had undertaken a site visit on 31st May in respect 
of the following planning application LA04/2018/0811/F – Mixed use development 
comprising offices, residential apartments (including affordable), hotel and serviced 
apartments, retail and professional services, community and cultural, leisure uses, cafes, 
bars, restaurants, with associated car parking, circulation and servicing arrangements; 
public realm works, landscaping, replacement of existing pedestrian bridge fixed to 
railway bridge and associated access works to Short Strand and Bridge End with other 
infrastructural works, and demolition of existing structures including boundary walls on 
lands at former Sirocco Works Short Strand and adjacent to Bridge End and the River 
Lagan.

Abandonments, Extinguishments and Vesting Orders

The Committee was apprised of correspondence which had been received 
relating to:

1. An extinguishment of a Public Right of Way Order No. 1 at lands at 
Gilnahirk Road;

2. A Vesting Order which had become operational at land at former 
Hannahstown Hill/Glen Road; and

3. The proposed abandonment of: 

 lands at Linen Mill Grove, Edenderry, under the Roads (NI) 
Order 1993, in order to facilitate access to a new housing 
development;

 part of the footpath on the Ormeau Road in order to rectify 
a mapping discrepancy and facilitate the disposal of the 
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land, part of which had previously been abandoned in 2017 
under MD2/Z/03/1015;

 part of the road at Seymour Row, Belfast in order to rectify 
title to the area and incorporate the land into the existing 
car park; and

 part of the land/footpath passing under the Station Street 
Flyover in order to facilitate a multi-agency redevelopment 
scheme for the area.

The Committee noted the correspondence.

Planning Appeals Notified

The Committee noted the receipt of correspondence in respect of a number of 
planning appeals which had been submitted to the Planning Appeals Commission, 
together with the outcomes of a range of hearings which had been considered by the 
Commission.

Planning Decisions Issued

The Committee noted a list of decisions which had been taken under the 
delegated authority of the Director of Planning and Building Control, together with all other 
planning decisions which had been issued by the Planning Department between 2nd April 
and 3rd June, 2019.

Local Development Plan (LDP) Update

(Mr. K. Sutherland, Planning Manager (Policy), and Mr. D. O’Kane, Principal 
Planning Officer, attended in connection with this item).

The Committee considered the undernoted report:

“1.0 Purpose of Report or Summary of Main Issues

1.1 The purpose of this report is to provide members with an 
update on:

 Consultation on the draft Plan Strategy (dPS) and the 
next stage in the Local Development Plan (LDP) 
process;

 Preparation of the Council’s Housing Land Availability 
Report for the 2018/19 monitoring period and its 
accompanying online map portal; and

 Additional research commissioned as part of the LDP 
evidence base.

2.0 Recommendations 

2.1 The Committee is asked to note the updates.
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3.0 Background

3.1 The draft Plan Strategy (dPS) is the first of two documents 
that will comprise the new Local Development Plan (LDP).  
The dPS is more strategic at this stage (in line with 
government guidance) setting out an over-arching strategy 
and general operational policies that will apply across the 
city.  The dPS is ambitious, striving through a plan led 
approach to achieve the thriving socially inclusive city, 
reflecting the objectives at the heart of the Belfast Agenda.  It 
will also realise the Regional Development Strategy’s (RDS 
2035) ambition for Belfast as the regional economic driver.

3.2 The dPS was published last Autumn for a formal consultation 
that closed on 15th November 2018.  A further eight week 
consultation period on the submissions received last 
Autumn, to allow for counter-representations, closed on 
26th April 2019. This report therefore provides an update on 
the outcome of this counter-representation process and 
outlines the next stage in the LDP process.

3.3 As part of the new statutory responsibilities the Council 
produces the Housing Land Availability Summary Report 
annually to inform the plan process.  The latest report for 
2018/19 (available on modern.gov) outlines the position in 
respect of housing development and provides a snapshot of 
the amount of land available for new residential development 
at the 1st April 2019. This regular monitoring is an important 
element of the evidence base for the preparation of the LDP 
and will be supported by an online map portal (publicly 
available) showing the status of all existing housing monitor 
sites. The web based portal will seek to illustrate some of the 
key information contained within the report in a map based 
form.

3.4 Alongside the regular housing monitor and other 
publications, additional research has also been commenced 
to help broaden the LDP’s evidence base and inform the 
Council’s response to the draft Plan Strategy consultations.  
This includes research to consider the potential impact of the 
LDP’s proposed policies on the residential property 
development sector and broader market areas and the 
preparation of technical responses to consultation 
comments submitted in relation to the Housing Growth 
Options Report.
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4.0 Main Issues

Consultation on the dPS and next stage in the LDP process

4.1 The 109 representations received in response to the dPS 
consultation were published on the Council’s website on 
1st March 2019, with an opportunity for the submission of 
counter-representations during an eight week consultation 
period to 26th April 2019. In accordance with the Planning 
(Local Development Plan) Regulations, counter 
representations were invited in relation to a site specific 
policy comments.  In total, 63 counter-representations were 
received from 14 stakeholders in relation 14 different policies 
referenced in 26 of the original representations.

4.2 The Council is required to publish these counter-
representations as soon as reasonably practical and prior to 
submission of the dPS to the Department for Infrastructure 
(DfI) in anticipation of an Independent Examination (IE) being 
proposed. The representations and counter-representations 
will be taken into account as part of this IE process and it is 
intended that the submission of documents will take place 
during the Summer 2019.  The purposes of the IE will be to 
determine the soundness of the dPS. Soundness relates to 
how the dPS has been produced, how it has taken account of 
regional policy and its coherence, consistency and 
effectiveness. 

4.3 Following the IE convened by the Planning Appeals 
Commission (PAC), an Advisory Report of their findings will 
be issued to DfI, which will then issue a binding report to the 
Council.  This DfI report can require that the dPS be adopted 
as originally prepared, or with modifications. Through formal 
adoption and publication by the Council, the dPS will become 
a primary consideration when determining future planning 
applications for development in the city.

Housing Land Availability Summary Report for the 2018/19 
monitoring period

4.4 The Planning Act (NI) 2011 will require the Council to produce 
annual reports for DfI outlining the extent to which the 
objectives set out in the LDP are being achieved. As the 
Council is currently preparing the first LDP for Belfast under 
this new legislation, the production of Annual Monitoring 
Reports has not formerly commenced. However, to inform 
and provide evidence for the plan, annual Housing Land 
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Availability Monitor Reports (referred to as the ‘Housing 
Monitor’ reports) are prepared by the Council.

4.5 The primary purpose of the Housing Monitor is to inform the 
formulation of the Council’s new LDP and monitor the 
performance of policies. As an ongoing information resource 
it will also help the Council identify where a shortfall in 
potential land supply might exist and can inform the 
development sector on the availability of land that may be 
suitable for housing.

4.6 The Housing Land Availability Summary Report for 2018/19 
presents the headline figures from a register of potential 
housing land maintained by the Council, based on current 
planning policy designations and planning permissions. This 
provides a snapshot of the amount of land available for new 
homes and capacity for future housing units as of 1st April 
2019, as well as providing the net gains in housing units for 
the 2018/19 period. This differs from the new dwelling 
completion statistics published routinely by central 
Government which only provide a total for new build homes, 
without accounting for units lost as a result of 
redevelopment.

4.7 This information is summarised within the report in relation 
to:

 Each settlement within the District, including 
settlement areas in the case of Belfast City;

 Whether land falls within the existing urban footprint 
or is classified as greenfield land; and

 The type of land use zoning (i.e. land zoned for 
housing or land zoned for mixed use development) or 
all other land.

4.8 During the 2018/19 monitoring year 830 units were completed 
on 20.9 ha of land across the District. 398.6 ha of land 
remains, with potential capacity for 22,074 residential units. 
The total number of dwellings completed in the district has 
increased by 25.9% from 659 in 2017/18 to 830 in the current 
monitor year. The proportion of dwellings completed within 
the Urban Footprint is recorded at 84.1% and, as at 1st April 
2019, almost 40% of the remaining potential available for 
future dwellings is on land zoned for housing or mixed use 
development.

4.9 It is emphasised that the monitor represents a register of 
housing land based on current policy designations and 
planning permissions, rather than an accurate picture of 
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viable housing land. It is the role of an Urban Capacity Study 
(UCS) to assess the suitability, availability and achievability 
of land, alongside the identification of new sites that could be 
later zoned for residential use as part of the LDP process. 
An UCS was last completed in March 2018 and was formerly 
published as part of the dPS evidence base in Autumn last 
year.

4.10 As part of the ongoing work to make information more 
accessible, the Housing Monitor report will be published 
alongside an online map portal showing the status of the 
existing housing monitor sites and key information contained 
within the tables of the report, for example: the site area 
developed and the remaining area potential; the number of 
dwelling units complete and the remaining unit potential.

Additional background research

4.11 As part of the evidence base to inform the LDP, consultants 
were appointed to undertake a detailed study of the future 
population and housing growth potential for Belfast. 
The Housing Growth Options Report (October 2016), and 
subsequent Addendum (December 2017) provided additional 
detail on the mix of size and type of housing associated with 
the preferred growth scenario and were published alongside 
the dPS as part of the evidence base.  A number of 
submissions submitted in response to the dPS consultation 
related to this Housing Growth Options Report and the level 
of growth proposed within that report.

4.12 To ensure the LDP evidence base is comprehensive and 
maintained during the process, updated technical responses 
to the comments received have been developed. This work 
will ensure the robustness of the underlying evidence is 
maintained through technical clarifications and is intended to 
supplement the existing work to further inform the LDP as it 
moves through the IE process.

4.13 Alongside this work to maintain the LDP evidence base and 
inform the Council’s responses to consultations, further 
studies were  completed with the support of external 
expertise in 2018 to provide a high level assessment of 
potential market impacts from emerging housing policies 
across different sectors of the City.  This latest report makes 
recommendations to help maximise opportunities and 
minimise any potentially adverse impacts and concludes 
that, notwithstanding reservations about the application of 
the LDP to the City Centre core, there is no overriding 
impediment to the draft policies set out in the dPS 
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contributing to the supply of affordable housing in Belfast.  
Whilst there are geographic differences in the impacts and 
potential going forward, it suggests that some new affordable 
housing products should be prioritised to encourage uptake.  
A copy of the final report is available on modern.gov.”

The Committee noted the update which had been provided.

Planning Applications

THE COMMITTEE DEALT WITH THE FOLLOWING ITEMS IN PURSUANCE OF THE 
POWERS DELEGATED TO IT BY THE COUNCIL UNDER STANDING ORDER 37(e)

Applications Withdrawn

The Committee noted that the following three items (8d, e and f) had been 
withdrawn from the agenda:

 LA04/2019/0081/F - 12 apartments (social/affordable housing units 
comprising 3No. one bed & 9No. two bed) with provision of 
community pocket park, car parking, landscaping and all associated 
site and access works, lands at former Maple Leaf Club, 41-43 Park 
Avenue; 

 LA04/2019/0082/F - Section 54 application to remove condition 2 of 
Z/2010/0434/F. The condition reads as follows, "No part of the 
residential development hereby permitted shall be commenced until 
the social club herby approved is constructed and operational in 
accordance with the approved plans."; and

 LA04/2019/0083/F - Section 54 application to remove condition 2 of 
LA04/2015/0075/F - "No part of the residential development hereby 
permitted shall be occupied until the social club hereby approved is 
constructed and operational on lands at former Maple Leaf Club, 41-
43 Park Avenue.

LA04/2016/2359/F & LA/2016/2341/DCA - Demolition of existing 
buildings and erection of 7 storey office building with retail unit 
on ground floor at 46-52 Upper Queen Street and 11a Wellington Street

The Planning Manager (Development Management) advised that the Planning 
Committee had previously undertaken a visit to the site and had subsequently considered 
the two applications, where it had agreed with the officers recommendations to approve 
both at its meeting on 15th May, 2018.  However, he explained that, following pre-action 
correspondence for a Judicial Review of the decisions for failure to specifically cite 
Planning Policies BH14 and BH10 of PPS6 in the report, the Council had since agreed to 
have those decisions quashed.

He provided the Committee with the detail of the applications.
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The Members’ attention was drawn to the Late Items Pack, where Ulster 
Architectural Heritage (UAH) had submitted further objections to the application.  
The Planning Manager highlighted to the Committee the Planning Department’s response 
to each of the points raised by UAH.

The Committee was advised of the Conservation Assessment Report which had 
been submitted with the application, the independent urban design advice which had been 
commissioned by the Council, and the views of the Conservation Officers.  

In relation to criteria (a) and (b) under paragraph 6.5 of PPS6, the Planning 
Manager pointed out that the Conservation Assessment Report and both Conservation 
officers’ assessments had referred to the fact that the buildings had lost a significant 
extent of their original fabric/features including chimneys, roof materials, original window 
frames, with the ground floors having been reorganised, including having had shopfronts 
installed.  He explained that, therefore, it was considered that there were no physical 
features present that contributed to significant character.

The Committee was also advised that the Historic Environment Division (HED) 
Built Heritage had advised that the site and buildings were not listed at the time of its 
heritage survey in 2012-2013, that they were not considered to be of sufficient 
architectural and/or historical interest to merit a full survey and that it would not be 
revisiting that decision.

The Planning Manager advised the Members that the buildings were surrounded 
by larger modern buildings, were subject to limited views within the Conservation Area 
save from within Upper Queen Street and Wellington Street.  He stated that the visual 
influence/impact of the existing building would be limited in terms of the Conservation 
Area as a whole as stipulated in PPS6.

In relation to the proposal, the Committee was apprised of the primary 
considerations, which were set out in the Strategic Planning Policy Statement for Northern 
Ireland and of PPS6 and were considered acceptable in terms of scale, form and massing.

The Committee noted that no objections had been received from any consultees 
including Transport NI, Environmental Health, DAERA or HED.

The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report, and delegated power to the Director of 
Planning and Building Control for the final wording of the conditions.

LA04/2018/2470/O, LA04/2018/2464/F, LA04/2018/2445/LBC – 
Mixed use regeneration and development of vacant surface level 
car park and refurbishment of existing listed Butchers building, 
with erection of new fixed use buildings (heights varying between 
3-9 storeys). Proposal to comprise basement level car parking, 
ground floor retail/restaurant/coffee shop/workspace uses, with 
Grade A and SME offices above. Provision of new pedestrian 
accesses from Gresham and Winetavern Street; associated 
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public realm, landscaping, associated plant, and all site and 
access works on vacant lands at existing level Carpark bounded 
by Winetavern Street, Gresham Street and North Street.

(Cllr Hussey declared an interest in this item, in that he had taken part in a site 
visit to the area as a Member of the City Growth and Regeneration Committee, but he 
clarified that he had not made any predetermination in relation to the proposed 
development and so he remained in the room)

The Case officer outlined the principal aspects of the major application to the 
Committee.

He explained that the application sought outline permission for a mixed use 
regeneration and development of a surface level car park, the refurbishment of an existing 
listed Butchers building, and the erection of new fixed use buildings with heights varying 
between three and nine storeys.

The Members were advised of the key issues which had been used in the 
assessment of the proposed development, which included, amongst others, the principle 
of development, the principle of proposed uses, impact on built heritage, scale, massing, 
design, traffic and parking and drainage and flooding.

The case officer explained that the site lay within the northern part of the city 
centre, which was poorly defined in terms of land use and built form.  He advised the 
Committee that it was zoned as an opportunity site in the draft Belfast Metropolitan Area 
Plan (BMAP) and that the proposal would renovate a listed three-storey building, develop 
an surface level carpark with a piece of high quality architecture which drew upon the 
industrial heritage of the area, creating a well-defined public space and providing a 
landmark building on one of the main arterial routes into the city centre.

The case officer drew the Committee’s attention to the Late Items Pack, where he 
highlighted that a consultation response had been received from the City Regeneration 
and Development Team.  He outlined the Planning Department’s response to the issues 
raised.

He outlined that DfI Roads, Rivers Agency, Belfast City Airport, and Building 
Control had no objections to the proposals, and that no third party representations had 
been received.  The Members noted that further information had been requested from 
Environmental Health and the DAERA Waste Management Unit.

The Committee was advised that an objection had been received from the Historic 
Environment Division (HED).  One of its primary concerns was that it felt that the link block 
extension to the listed building was too narrow.  The case officer explained that a 
response from HED was outstanding in relation to the most recent plans but that it was 
likely that its objections remained.  He explained, therefore, that given the objection by a 
statutory consultee, if the Committee was to grant approval to the application, it would be 
referred to the Department for Infrastructure (DfI).
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The Committee was advised that Mr. T. Stokes, Mr. A. Stewart and Mr. S. Tyler 
were in attendance, representing the agent/applicant, and they were welcomed to the 
meeting by the Chairperson.

Mr. Stokes requested that the Committee support the applications due to the 
undernoted reasons:

 they had undertaken a significant community consultation exercise 
over and above the statutory requirements, resulting in no 
objections from third parties;

 they had held a four day public event, where meetings were held 
with cultural and community groups, business owners and 
residents in the area; 

 the proposed development was a high quality proposal to bring life 
back into a brown field site, including the refurbishment of the listed 
Butchers building;

 new pedestrian links through the site with a new public space on 
site; and

 during construction the proposals would create 600 jobs.

In response to a number of Members’ questions, the case officer provided clarity 
in relation to the proposed two phases of construction and HED Historic Monuments’ 
access to the site during construction.

In response to a further Member’s question, the case officer advised the 
Committee that draft BMAP 2015, as a material planning consideration, set out a number 
of Urban Design Criteria for the Old City Character Area, one of which related to building 
heights.  He explained to the Members that the Gresham Street block had 5 storeys, the 
North Street block had 6 storeys, and Winetavern Street had 9 storeys. The Committee 
was advised that the heights had been informed by a robust conceptual approach on what 
was a development opportunity site on a key arterial route into the city centre. 

The Director of Planning and Building Control advised the Members that the remit 
of HED was focused solely on protecting the historic environment.  He explained that the 
Planning Department’s role was to strike the balance between protecting historic buildings 
and ensuring that a level of development continued throughout the city.

The Case officer’s recommendations, as outlined in the report, were put to the 
Committee, namely:

That the Committee approves the applications for outline, full and 
Listed Building Consent, subject to the imposing of the conditions as 
outlined in the report, with delegated authority to be given to the Director 
of Planning and Building Control to finalise the conditions, subject to 
notification to the DfI and to agree the details of the gable elevation with 
HED.

On a vote by show of hands, eleven Members voted for the proposal and three 
against and it was declared carried.
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LA04/2018/2081/F - Change of use from Parish Hall to 
licensed social club , St Agnes’ Parish Hall, 
146 Andersonstown Road

The Case officer presented to the Committee the principal aspects of an 
application for the change of use from a parish hall to a licensed social club.

She outlined the key issues which had been considered in the assessment of the 
application, including the principle of the proposed development and change of use, 
the design, scale and massing, the noise impact assessment and impact on residential 
amenity, amongst others.  She clarified to the Members that licensing was not within the 
remit of the Planning authority.

The Case officer advised the Committee that Environmental Health had 
recommended a number of conditions in response to the Noise Impact Assessment and 
further information provided by the applicant.  She outlined that the Planning 
Department’s consideration of those conditions was outlined within the report.

The Members were advised that the principle of the proposed use was considered 
unacceptable and inconsistent with the existing residential area and, if permitted, would 
result in a detrimental impact to the residential amenity of the adjacent properties.  
The Committee was also advised that the separation distances between the parish hall 
and the existing neighbouring properties were insufficient to adequately allow the use of 
the hall as a social club without detrimental impact.

The Committee was advised that 40 objections had been received from local 
residents, raising concerns in respect of the impact of the proposal on residential amenity 
by way of nose, disturbance and general nuisance.

The Members’ attention was drawn to the Late Items Pack, where a letter of 
support had been received from the intended occupier.

The Chairperson welcomed Mr. G. McLarnon and Dr. E. Barrett to the meeting, 
who were objecting to the application.  Together, they stated that:

 there were a number of houses very close to the parish hall and 
that it would be unsuitable if it were to become a social club, with 
noise late at night;

 there was inadequate space around the footprint of the building;
 there was only one shared entrance; and
 there would be significant noise disturbances from deliveries and 

from patrons loitering and smoking outside of the building.

The Committee agreed to refuse the application, with authority delegated to the 
Director of Planning and Building Control for the wording of the final reasons for refusal.
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LA04/2018/0618/F - 49 houses, landscaping and associated site 
works Vacant site bounded by First Street North Howard Street 
Third Street and Conway Street

The Committee was apprised of the details of the application for 48 terraced 
dwellings and 1 detached dwelling, with each dwelling to have a car parking space.

The case officer provided the Members with the key issues in the assessment of 
the application, including, amongst others, the principle of development and use, height, 
scale, massing, layout and design and the provision of amenity space.

She explained to the Committee that the adopted Belfast Urban Area Plan 2001 
had designated the site as unzoned white land, while the Draft BMAP 2015, which was 
ultimately quashed, and BMAP 2004 had designated the site as zoned housing land.

The Members were advised that the proposed density was in keeping with 
the existing established residential area, the layout was deemed acceptable in that the 
proposal provided private garden areas to all 49 dwellings and the provision of amenity 
space within the development was also considered acceptable.

The Committee was advised that no representations had been received and that 
no objections had been received from consultees, subject to conditions.

In response to Members’ questions regarding the separation distances between 
dwellings, the case officer confirmed that they were deemed acceptable and were similar 
to the surrounding houses.

The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report and delegated power to the Director of 
Planning and Building Control for the final wording of the conditions.

(The Committee adjourned for a ten minute break at this point)

LA04/2018/1886/F & LA04/2018/1773/LBC - Refurbishment and 
improvements to existing Grade B1 Listed (ref. HB/26/33/004) 
former school comprising main school building, two free standing 
pavilions and site works. Works to include restoration, reconstruction, 
minor demolitions and extension to support community based uses
at St Comgall’s Primary School Divis Street

The case officer detailed the principal aspects of the report.

She highlighted to the Committee that the applicant was in receipt of £3.5million 
from the Belfast Investment Fund (BIF) from the Council, and that the Council was 
delivering the project.
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The Committee noted that the site was a vacant former Primary School, which 
was a Grade B1 listed building and was identified on the Built Heritage at Risk Northern 
Ireland register.

The Members were advised of the key issues in the assessment of the proposed 
development, which included, amongst others, the proposed design, layout, scale and 
massing, the impact on a listed building, impact on the character of an area and the impact 
on traffic and parking provision.

The case officer advised the Members that no objections had been received and 
that the Historic Environment Division (HED), following the submission of amendments 
and subject to conditions, had no objections.

The Committee granted approval to the application and the Listed Building 
Consent, subject to the imposing of the conditions set out within the case officer’s report, 
and delegated power to the Director of Planning and Building Control for the final wording 
of the conditions.

LA04/2018/1761/RM - Site for new dwelling and garage 
to the rear of 598 Antrim Road

The case officer explained the principal aspects of the application to the 
Committee.

She highlighted to the Members that it was a reserved matters application and 
that the principle of a dwelling on the site had already been established under the outline 
permission LA04/2017/1208/O in September 2017 and that the current application was to 
deal solely with the conditions attached to that approval.

The Members were advised that the outline permission included conditions to 
specify the siting of the proposed dwelling, the ridge height of the dwelling, to be no higher 
than that of the neighbouring properties at Nos. 9 and 11 Waterloo Park North, and that 
the boundary hedging was to be retained.  The case officer confirmed to the Committee 
that the Reserved Matters application complied with those conditions.

The Committee was advised that 23 objections had been received.  The case 
officer explained that no objections had been received from consultees.

The Members’ attention was drawn to the Late Items Pack, where a further 
objection had been received.  The case officer explained that the Planning Department’s 
responses to the issues raised were contained in the report.

The Committee was advised that two objectors to the application, Mr. L. Quinn 
and Ms. M Magill, were in attendance and they were welcomed to the meeting.

They raised a number of points in objection to the application, including:

 the affect that the proposals would have on the value of their 
properties;
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 the impact that the proposal would have on them and their 
properties in relation to issues regarding the dormer windows in the 
attic and the altered roof design; and

 a request that the Committee would defer consideration in order to 
undertake a site visit.

The Committee was advised that Mr. S. Houston, the agent for the application, 
was in attendance and he was welcomed to the meeting.

Mr Houston explained that the Reserved Matters application complied with the 
conditions and that the proposed design was in keeping with the surrounding area.

Proposal

Moved by Alderman Rodgers
Seconded by Councillor Nicholl and

Resolved – that the Committee agrees to defer consideration of the 
application to enable a site visit to be undertaken to allow the Committee 
to acquaint itself with the location and the proposals at first hand. 

LA04/2017/0733/F - 4 storey building (14 no. apartments: 
10no. 2 bed 3 person & 4no. 1 bed 2 person apartments 
205-211 Crumlin Road

The Committee was apprised of the principal aspects of the application for 
fourteen apartments over four storeys, with four and half storeys to the front elevation.

The case officer advised the Committee that the site had been vacant for almost 
a decade.  She explained that the site was unzoned white land in the Belfast Urban Area 
Plan 2001 and that it was partly unzoned white land and partly zoned as a shopping and 
commercial area on an Arterial Route in the draft Belfast Metropolitan Area Plan 2015.

The Members were advised of the key issues in the assessment of the proposed 
development, which included, amongst others, the principle of development, height, 
scale, massing, layout and design, parking provision and access and the impact on the 
character of the area.

The case officer explained that the proposed design was larger in scale than some 
of the surrounding buildings but that the arterial frontage had changed and was 
transitioning from the former domestic scale buildings to more commercial proportions 
and scale.  She added that the detailing proposed in the design would assist in integrating 
the development with the smaller scale residential properties to the rear.

The Committee was advised that 35 representations had been received, citing 
design, scale and massing, dominance, and parking provision.  The case officer advised 
the Members that the design had been amended to address a number of the concerns 
and that the Planning Service had only received three objections to the latest proposals.

The Members’ attention was drawn to the Late Items Pack, where the Department 
for Infrastructure (DfI) had indicated that it was content with the proposed development.
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The Committee noted that Environmental Health, Rivers Agency, NI Water, 
Historic Environment Division, transport NI and the Council’s Urban Design officer had no 
objection to the proposals subject to the conditions as outlined within the report.

The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report, and delegated power to the Director of 
Planning and Building Control for the final wording of the conditions.

LA04/2019/0356/F - Reconfiguration of Block A of LA04/2016/2291/RM, 
to provide 12No. apartments from previously approved 8, & 
associated adjustment's to approved elevations and site layout 
Former Dundela FC Training Ground opposite 25-45 Dundela Avenue

The case officer explained the principal aspects of the application which included 
the reconfiguration of apartments from a Reserved Matters application, 
LA04/2016/2291/RM, to provide an increase to twelve apartments from the previously 
approved eight.

She explained to the Members that the principle of residential use at the location 
had already been established.

The Committee was advised that Environmental Health, DfI Roads, NI Water, 
Rivers Agency and NIEA had no objections.  

The case officer added that three representations had been received, raising 
concerns with an increase in density, parking, privacy of residents and concerns on 
infrastructure.  She explained that the issues had been dealt with within her report.

The case officer explained that the overall design would remain in keeping with its 
surrounding context and it was considered that the proposed design and architectural 
treatment were acceptable and in line with policy requirements.

The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report and delegated power to the Director of 
Planning and Building Control for the final wording of the conditions.

LA04/2018/2603/F and LA04/2018/2611/LBC - Restoration and 
refurbishment of the existing building with minor demolition 
at the rear and internal alterations to provide existing pool 
and heritage/interpretative facility with a new extension which 
will provide new 25m 6-lane pool with spectator gallery, wet
 and dry change, spa and expanded gym facility and car 
parking at Templemore Baths, Templemore Avenue

The Case officer apprised the Committee of the major application for the 
restoration and refurbishment of a Category B1 Listed Building, Templemore Baths, and 
for an extension on the adjacent vacant site.
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He highlighted to the Members that Belfast City Council was the applicant. 

The Committee was advised that the baths were located within the Templemore 
Avenue Area of Townscape Character in the Belfast Metropolitan Area Plan (BMAP) and 
that it was the only surviving baths in the UK still being used for its original purpose.  

The case officer outlined to the Members that all consultees were content with the 
proposals subject to conditions as detailed within the report.  

A Member requested clarity on the historic steps and tiles within the baths.  
The case officer clarified to the Committee that these would be preserved.  He explained 
that the Historic Environment Division (HED) had advised that they were content that the 
proposals were compliant with planning policy.  

The Members were advised that no third party objections had been received.

The Committee granted approval to the application and to the Listed Building 
Consent, subject to the imposing of the conditions set out within the case officer’s report 
and delegated power to the Director of Planning and Building Control for the final wording 
of the conditions.

LA04/2019/0417/F - Purpose built managed student accommodation 
(PBMSA) with 251 beds comprised of 219 cluster beds and 32 studio 
flats, shared communal facilities reception/management suite, 
retail/café unit fronting Botanic Avenue Botanic Link land created 
over the Belfast/Dublin railway line between University Road and 
Botanic Avenue

(Councillor Groogan declared an interest in this item and left the meeting for the 
duration of the item.)

The Case officer provided the Committee with the principal aspects of the 
application which proposed the construction of a four storey building on the raised 
platform above the railway line between University Road and Botanic Avenue.

She outlined the key issues which had been considered during assessment of the 
proposals which included the principle of Purpose Built Managed Student 
Accommodation (PBMSA) at the location, compliance with the HMO subject Plan and 
PBMSA Guidance Document, design, scale, massing and layout and impact on the 
conservation area and listed buildings.

The Case officer explained that the proposal was a compatible land use which did 
not conflict with relevant policy and other material considerations. 

The Committee was advised that consultation had been undertaken with DfI 
Roads Service, Historic Environment (HED), NI Water, Environmental health, NI 
Transport Holding Company (NITHC), Rivers Agency, Building Control and the Urban 
Design and Conservation officers.
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The Case officer explained that HED had raised one concern regarding the 
University Avenue elevation however it had informally advised that the amended plans 
had addressed their concerns.

She informed the Committee that NITHC had raised a number of stipulations and 
that officers considered them to be civil matters between two landowners and that they 
could be addressed as informatives.

The Committee was advised that all other consultees had responded with no 
objections, subject to conditions and informatives.

The Case officer explained that a robust Pre-Application Discussion (PAD) for the 
application had taken place, where the design and other relevant maters had been 
addressed in detail.

As the proposal was located within the Queens Conservation Area, was adjacent 
to two Areas of Townscape Character and was in the close proximity of a number of listed 
buildings, the Committee was shown a number of computer generated images 
demonstrating the view of the proposed development from various key viewpoints.

The Committee was advised that a Section 76 Planning Agreement had been 
submitted by the developer and which was under consideration by the Council’s Legal 
Services section. 

The Case officer drew the Committee’s attention to the Late Items Pack, where 
responses from the City Regeneration and Development Team and HED had been 
received.  She also advised that five letters of representation had not been considered 
before publication of the Committee report and that the issued raised therein had either 
already been considered in the report or were civil matters.  The Members also noted that 
the landscape plans had been amended to rectify a discrepancy in relation to proposed 
planting on the right of way.

The Chairperson welcomed Mr. M. Gordon and Mr. A. Best, representing the 
applicant/agent, to the meeting.

In response to a Member’s question regarding the balconies on the adjoining 
Bingo Hall on Botanic Avenue potentially causing an overlooking issue to the proposed 
development, Mr. Best advised the Committee that the balconies were originally installed 
for patrons of the business who smoked, but that they were no longer used.  The Case 
officer advised the Committee that the floorplans illustrated that the area concerned would 
predominantly be used as a circulation area within the building, and that the windows 
would face onto Botanic Avenue.

A further Member queried how planners would ensure that the materials were 
appropriate to the listed buildings.  In response, the case officer advised the Members 
that they had gone through a number of design iterations to achieve more appropriate 
materials and, furthermore, there was a condition requiring a sample panel to be 
constructed and maintained on the site so that the materials could be seen in context and 
that it would be required to be discharged prior to construction.

Page 18



Planning Committee,
Tuesday, 11th June, 2019

F755

A Member asked whether NI Rail had received the necessary structural 
assurances which were to be signed off by a chartered civil engineer.  Mr. Best confirmed 
that they had met with Translink every few weeks in relation to the Development 
Management Plans and that, to date, two inspections of the internal tunnel had taken 
place with Translink representatives, as well as testing of the concrete, chemical testing 
and structural road testing.

The Case officer confirmed to the Members that these were civil matters and that 
Building Control would also be heavily involved given the location of the development.

The Committee approved the application and, in accordance with Section 76 of 
the Planning Act (Northern Ireland) 2015, delegated power to the Director of Planning and 
Building Control, in conjunction with the City Solicitor, to enter into discussions with the 
applicant to explore the scope of any planning agreements which might be realised at the 
site.  The Committee also delegated power to the Director of Planning and Building 
Control for the final wording of the conditions.

LA04/2018/1755/F - Greenfield site with the former Ulidia Primary School 
to be demolished to allow for a new 7 classroom primary school, with two 
classroom LSU and single unit nursery Ulidia Site (formally Ulidia Primary) 
Somerset Street

The case officer provided the Committee with the key aspects of the application 
for the demolition of the existing buildings on the site of Ulidia Resource Centre and the 
erection of a new seven classroom, two storey Irish Medium school to include parking 
facilities, landscaping and open space.

She outlined that the key issues in the assessment of the application were the 
principle of a school at the location, the visual impact of the proposed redevelopment, the 
impact on amenity/character of the area, the impact on transport and other infrastructure 
and flood risk.

The Members were advised that the principle of a school on the site was 
acceptable given that the existing buildings were previously used as a primary school.  
The case officer also explained that the design, scale and massing were acceptable.

The Committee was advised that DfI Roads, Environmental Health, NI Water and 
Rivers Agency had been consulted on the proposed development and had no objections, 
subject to conditions and informatives.

The case officer explained that two objections had been received from nearby 
residents citing concerns relating to traffic, access, whether there was a need for another 
primary school, appropriateness of the proposal within a residential context, asbestos 
contamination and noise pollution.  She explained the Planning Department’s response 
to the concerns were addressed within the report.
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She drew the Committee’s attention to the Late Items Report and explained that, 
due to a clerical error, incorrect neighbour notifications had been included within the 
original report.

The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report and delegated power to the Director of 
Planning and Building Control for the final wording of the conditions.

Chairperson
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Planning Committee 
Thursday, 13th June, 2019

MEETING OF PLANNING COMMITTEE

Members present: Councillor Carson (Chairperson); 
Alderman Rodgers; and
Councillors Brooks, Canavan, Collins, 
Garrett, Groogan, Hussey, McMullan, 
Murphy, Nicholl and Pankhurst.

In attendance:            Mr J. Walsh, City Solicitor;
Mr. A. Thatcher, Director of Planning and 
 Building Control;
Mr. E. Baker, Planning Manager (Development

Management); and
Mrs. L. McLornan, Democratic Services Officer.

Apologies

Apologies were reported from Councillors McKeown and O’Hara.

Declarations of Interest

No declarations of interest were recorded.

Proposed Changes to the Fees for Property Certificates

The Committee considered the undernoted report:

“1.0 Purpose of Report or Summary of main Issues

The purpose of the report is to seek the Committee’s 
agreement to increasing the fee charged for a Regional 
Property Certificate and to review the fee charged for Council 
Property Certificates.

2.0 Recommendations

2.1 The Committee is asked to:

 Agree to a revised fee structure for Regional Property 
Certificates;

 Note the knock on administrative arrangements;
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 Agree to a review of the fee charged for the Council 
property certificates to take account of inflationary 
rises.

3.0 Main report

3.1 Background

There are two Property Certificate services assisting the 
conveyancing process in NI. The Council Property Certificate 
(CPC) service is provided by individual councils and gathers 
information from internal council services in response to a 
property enquiry from a solicitor usually acting on behalf of a 
vendor. In 2018-19 the CPC service generated approximately 
£395k for Belfast City Council (BCC).

3.2 In April 2015, as an outcome of Local Government Reform, the 
Regional Property Certificate (RPC) service was transferred 
from the then Department of Environment to councils and by 
agreement was set up as a shared service operated by 
Fermanagh and Omagh District Council (FODC). 

3.3 The RPC provides information on a property or land relating 
to inter alia Planning Service, Roads Service, Water Service, 
Built and Natural Heritage and Rivers Agency, in response to 
a request from a solicitor usually acting on behalf of a vendee. 
In 2017-18 the RPC generated a fee income for BCC of 
approximately £253k.  This income is returned to BCC by 
FODC on a 6 monthly basis.

3.4 Key Issues

Following a detailed review by HM Revenue and Customs 
(HMRC) on the VAT treatment of the fee income for a Regional 
Property Certificate (RPC), which included lengthy 
correspondence and significant challenge by local 
government and its VAT and legal advisors, HMRC has 
decided from 1 July 2019 the RPC fee income is liable to VAT 
(20%).

3.5 Consequently, and because the fee income for an RPC has not 
increased since 1 April 2014, FODC has proposed that the fee 
for a single property Certificate is increased from £42.50 to £60 
with corresponding increases for additional enquiries. This 
increase takes account of VAT payable, inflation between 
April 2014 and 2019, and additional administrative costs due 
to VAT. (See Point 3.6 below). A detailed breakdown of the 
increase is provided in Appendix A.
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3.6 Subject to the approval of the revised fee it will be necessary 
to update and agree the Service Level Agreement with FODC. 
Additionally, to allow each council to properly account for VAT 
to HMRC, FODC will return the fee income to BCC on a 
monthly basis.  

3.7 As the fee for the CPC has not been increased since 2004, to 
take account of inflationary changes, it is also proposed that 
the fee charged for the CPC is also increased.  This would be 
agreed consultation with the other councils.

3.8 Financial & Resource Implications

As the proposed increase is related to VAT, the administration 
of this and inflationary increase there are no significant 
finance and resource implications.

3.9 Equality or Good Relations Implications

None associated with this report.”

Appendix A

Proposed Fee Structure for Regional Property Certificate

Standard Fee

Fee at transfer £42.50
Inflation (April 2014- March 2019) £4.06
Additional Admin costs re VAT £3.44

Total proposed fee excluding VAT £50.00
VAT@ 20% £10.00

Total proposed fee £60.00

More than one property/site/parcel of land – additional £7 
(including VAT) for each additional enquiry
Maximum fee - £265 (Including VAT)”.

The Committee adopted the recommendations.

Planning Applications

THE COMMITTEE DEALT WITH THE FOLLOWING ITEM IN PURSUANCE OF THE 
POWERS DELEGATED TO IT BY THE COUNCIL UNDER STANDING ORDER 37(e)

LA04/2018/0811/O - Mixed use development comprising offices, 
residential apartments (including affordable), hotel and serviced 
apartments, retail and professional services, community and 
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cultural, leisure uses, cafes, bars, restaurants, with associated car 
parking, circulation and servicing arrangements; public realm 
works, landscaping, replacement of existing pedestrian bridge 
fixed to railway bridge and associated access works to Short 
Strand and Bridge End with other infrastructural works, and 
demolition of existing structures including boundary walls on 
lands at former Sirocco Works Short Strand and adjacent to Bridge 
End and the River Lagan

The Planning Manager (Development Management) reminded the Committee that 
a site visit to the former Sirocco works and the surrounding area had taken place on 
31st May.

He drew the Committee’s attention to the Late Items Pack, where a response from 
the Council’s City Regeneration and Development team had been received.  He outlined 
the Planning Department’s response to the issues raised.  He also explained that further 
consultation responses had been received from statutory agencies and that no objections 
had been received from NI Water, Environmental Health or from DfI Roads, subject to 
conditions and informatives.

The case officer presented the detail of the outline major planning application for 
the mixed-use development on the site.  He explained that the means of access to the 
site was to be determined and that the proposals included a replacement pedestrian and 
cycle bridge over the River Lagan to the south.

The case officer explained that the key issues in the assessment of the proposal 
included, amongst others, the principle of the proposal at the location, environmental 
impacts, economic development, layout, scale, massing, the impact on amenity and on 
natural and built heritage assets, the impact of the proposed development on transport 
and infrastructure and flooding and drainage impacts.

He outlined the planning history of the site, which had been cleared since 1999.  
He explained that, in March 2011, under Z/2008/0599/O, a mixed use redevelopment of 
the site had been granted permission.  The Committee was advised that it had been 
subject to a ten year time condition and was therefore extant.

The Committee was reminded that, in August 2018, it had granted approval to a 
full application for Block C, for the erection of a thirteen storey Grade A office building on 
the site, including deck and basement parking, ground floor café/bar/restaurant uses, a 
temporary pocket park and a pedestrian and cycle access route from Bridge End.  
The case officer explained that the application site formed part of the outline application 
site and was to be approved following resolution of outstanding issues by the applicant 
and the completion of a Section 76 Planning Agreement.

The case officer advised the Members that the site was located outside of the 
City Centre in the Belfast Urban Area Plan (BUAP).  He explained that it fell within the City 
Centre boundary in both versions of draft BMAP, where the uses proposed by the outline 
application were broadly acceptable.  The City Solicitor clarified the planning status of 
draft BMAP 2015 and explained that, while it had been quashed, substantial weight 
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should be given to it given the advanced stage it had reached.  The case officer added 
that significant weight should also be given to the extant permission for redevelopment 
for the majority of the uses proposed in the outline application and also towards the full 
application for office development on a portion of the site which the Committee had 
resolved to approve.

The Committee was advised that the application was supported by a Concept 
Masterplan and parameters plan which demonstrated the broad locations of the fifteen 
buildings and their maximum heights.  The case officer presented a number of visuals 
demonstrating the varying heights of the blocks.  He pointed out that Block C would be 
the tallest block on the site, at 13 storeys, with the number of storeys decreasing as it 
reached the river edge to respond to micro-climatic considerations such as daylight, wind 
and acoustics.  The Members were advised that other blocks on the site would 
predominantly consist of between five and eight storeys, with Block N at the riverfront 
varying between one and six storeys.

In order to mitigate against flood risk, the Committee was advised that the 
developer proposed to infill the site to a level of 4.2metres ordinance datum (OD) to 
ensure that the current level of protection afforded to the site would be maintained.

The Committee noted that the proposal included 675 residential units, 20% of 
which would be affordable housing.  The Members were advised that half of the affordable 
housing would be social housing and that the NI Housing Executive (NIHE) were 
supportive of the scheme.

The case officer outlined that archaeological excavations had uncovered 
substantial industrial archaeological remains from the north eastern corner of the site.  
In addition, he advised that a red brick chimney along the river’s edge was scheduled for 
protection and would be retained.  The Committee noted that the Historic Environment 
Division (HED) had no objections to the scheme subject to conditions.

The Members were apprised of details relating to separation distances between 
each block on the site and in relation to existing buildings.

The Committee was advised of the community consultation which had taken 
place, including the Proposal of Application Notice (PAN) which had been submitted in 
June 2017.  The case officer explained that the Pre-application Community Consultation 
Report submitted with the application had demonstrated that the applicant had carried out 
their duty under Section 27 of the Planning Act (Northern Ireland) 2011.

The Members were advised that two letters of objection had been received, raising 
concerns that the proposals would provide an overprovision of facilities for traffic as 
opposed to sustainable transport, issues relating to pollution and impact on air quality and 
that it was important that housing on the site should not result in “enclaving”.  The case 
officer added that a letter of support had been submitted by the Belfast Civic Trust.

The Chairperson welcomed Mr. J. Osborne, the applicant, Mr M. Gordon, the 
agent, and Mr. L. Westergaard, Architect, to the meeting.  Together they advised 
the Committee that they had invested over £20million in the site to date, that major 
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investors were ready to invest in the site if planning permission was granted, and asked 
that the Committee grant approval to the application.

In response to a Member’s question, the case officer outlined to the Members that 
the applicant had provided a socio-economic assessment as part of the Environmental 
Statement.  He highlighted that it indicated that the development would be worth 
approximately £400million, with 875 full time construction jobs being created and 
accommodation for approximately 1,570 residents.  The Committee was advised that the 
socio-economic aspects had been assessed by the Council’s Economic Development 
Unit who had identified labour and skills shortages within the local labour market.  
The case officer highlighted that interventions were being pursued as part of the Section 
76 Planning Agreement.

In relation to a Member’s question regarding the location of the social housing 
units in the scheme, Mr. Osborne explained that he had chosen a waterfront location for 
the social housing.  A number of Members stated that they were pleased with this choice 
of location.

A further Member expressed concern that the proposals included only 10% social 
housing and that they felt there should be more.  The Planning Manager (Development 
Management) explained that, under current Planning Policy, 10% was adequate and that 
the Planning Department welcomed that 20% of the units would be affordable housing 
overall.

In relation to green space and cycling infrastructure on the site, Mr. Westergaard 
provided the Committee with details of the linear park, the green podium area and the 
cycle and pedestrian routes through the site, which included a riverfront promenade.

 The officers’ recommendation to approve the proposals, with authority delegated 
to the City Solicitor and the Director of Planning and Building Control to finalise the Section 
76 Planning Agreements, and authority to the Director of Planning and Building Control 
to finalise conditions and any outstanding issues was put the Committee.  On a vote by 
show of hands, eleven Members voted for the proposal and one against, and it was 
declared carried.

Chairperson
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Tuesday, 2nd July, 2019

MEETING OF PLANNING COMMITTEE

Members present: Councillor Carson (Chairperson); 
Alderman Rodgers; and
Councillors Brooks, Canavan, Collins, 
Garrett, Groogan, Hussey, McKeown, 
McMullan, Murphy, Nicholl, 
O’Hara and Pankhurst.

In attendance:             Mr. A. Thatcher, Director of Planning and 
  Building Control;
Ms. N. Largey, Divisional Solicitor;
 Mr. E. Baker, Planning Manager (Development

Management); and
Mrs. L. McLornan, Democratic Services Officer.

Apologies

No apologies were reported. 

Minutes

The minutes of the meetings of 11th and 13th June were taken as read and signed 
as correct.  It was reported that those minutes had been adopted by the Council at its 
meeting on 1st July, subject to the omission of those matters in respect of which the 
Council had delegated its powers to the Committee.

Declarations of Interest

No declarations of interest were recorded.

Committee Site Visit

It was noted that the Committee had undertaken a site visit, on 20th June, in 
respect of the following planning application LA04/2018/1761/RM - Site for new dwelling 
and garage to the rear of 598 Antrim Road.

Planning Appeals Notified

The Committee noted the receipt of correspondence in respect of a number of 
planning appeals which had been submitted to the Planning Appeals Commission, 
together with the outcomes of a range of hearings which had been considered by the 
Commission.
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Planning Decisions Issued

The Committee noted a list of decisions which had been taken under the 
delegated authority of the Director of Planning and Building Control, together with all other 
planning decisions which had been issued by the Planning Department between 4th and 
24th June, 2019.

Listing of Buildings

(The Planning Manager (Policy) attended in connection with the following two 
items)

The Committee was advised that, under Article 80 (3) of the Planning Act (NI) 
2011, the Historic Environment Division (HED) was required to consult with the Council 
before placing any building on the statutory list of buildings of special architectural or 
historic interest.  The Planning Manager (Policy) explained that, should the Department 
for Communities decide to list a property, it placed certain responsibilities on the owner, 
for example, to maintain it in a way appropriate to its character and that it cannot be 
altered or demolished without prior approval.

The Members noted that correspondence had been received from HED regarding 
the proposed listing of:

 73 University Street, BT7 1HB as a B2 class listing; and
 Euston Street Primary School, BT6 9AG as a B1 class listing.

The Committee agreed to support the listing of the two properties as outlined.

Miscellaneous Item

Draft Belfast Green and Blue Infrastructure Plan

The Committee considered the undernoted report:

“1.0 Purpose of Report and Summary of Main Issues

1.1 To update Members on progress with the new Belfast Green 
and Blue Infrastructure Plan (GBIP) and to note its publication 
in draft form for public consultation.

1.2 The Council agreed the draft GBIP for consultation in June 
2018. The GBIP is a high level plan that recognises the many 
functions, including for health, biodiversity and 
environmental resilience, of our green areas and water 
features. It represents an over-arching strategy that will guide 
more detailed strategies and action plans over time. These 
include the new Open Spaces Strategy (OSS), which was 
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prepared in tandem with it. A draft OSS was agreed for public 
consultation by the Council in April 2019. 

1.3 Having regard to the many synergies between the GBIP and 
the OSS, both draft documents were published together for 
consultation purposes for a 12 week period from 17 June 2019. 
A copy of the draft GBIP is attached at Appendix 1.

2.0 Recommendation

2.1 It is recommended that the Committee:

 notes the publication of the draft GBIP alongside the 
draft OSS for public consultation.

3.0 Main Report

3.1 Belfast City Council appointed AECOM to help prepare a 
Green and Blue Infrastructure Plan (GBIP) in tandem with the 
preparation of a new Open Spaces Strategy (OSS) for the city. 
The concept of a GBIP was included in the Council’s Local 
Development Plan (LDP) Preferred Options Paper (POP) and 
there was wide support for such an approach. This concept 
has also been incorporated in to the LDP Draft Plan Strategy, 
which is intended to be submitted for Independent 
Examination shortly. The data collected and used to develop 
the GBIP and OSS forms part of the evidence base for the LDP.

3.2 The GBIP acknowledges the benefits and multi-functionality 
of green and blue infrastructure assets across the City. Green 
assets include parks, playing fields, amenity open space, 
trees, gardens and countryside. Blue assets include rivers, 
water bodies and sustainable drainage systems (SuDS). The 
overall network of these assets brings a wide range of 
benefits, including for health & wellbeing, biodiversity and 
environmental resilience. In this respect, the GBIP will also 
help to secure many of the objectives in the Belfast Agenda, 
including through greater permeability, accessibility and the 
potential for improved community relations

3.3 The draft GBIP was agreed by the Council for public 
consultation purposes in June 2018.  The draft OSS was 
agreed by the Council in April 2019.  In view of the synergies 
between the GBIP and the OSS, both draft documents are 
being consulted on together in a joint approach by Planning 
Service and City and Neighbourhood Services Department. 
This timeframe also avoids any overlap with the substantial 
public consultation phase on the LDP Draft Plan Strategy, 
which lasted from August 2018 to April 2019.  
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3.4 The 12 week public consultation period for both documents 
commenced on 17 June 2019 and will run until 6 September. 
There was a public launch by the Lord Mayor in Grove Bowling 
Pavilion on 18 June, which was also attended by key 
stakeholders involved in the preparation of the documents. 
We will be running a series of public consultation engagement 
sessions at various events in venues across the city 
throughout July and August to further promote the draft 
documents and encourage comments and responses. Any 
comments received during the consultation period will be 
taken into account in finalising the GBIP and BOSS through 
the relevant Council committees. 

Finance and Resource Implications

There are no resource implications associated with this 
report.

Equality or Good Relations Implications/Rural Needs 
Assessment

The draft GBIP has been screened out for equality impact 
assessment purposes.  A Rural Needs Impact Assessment 
has been undertaken for the draft GBIP.  Both assessments 
have been published alongside the draft GBIP for consultation 
purposes.”

The Committee noted the contents of the report.

Planning Applications

THE COMMITTEE DEALT WITH THE FOLLOWING ITEMS IN PURSUANCE OF THE 
POWERS DELEGATED TO IT BY THE COUNCIL UNDER STANDING ORDER 37(e)

(Reconsidered) LA04/2018/1761/RM – Site for 
dwelling and garage rear of 598 Antrim Road

The Case officer reminded the Committee that it had agreed, at its meeting on 
11th June, after having considered the case officer’s report on the application, to defer 
consideration in order to undertake a site visit.  She advised the Members that the site 
visit had taken place on 20th June.

The Committee was apprised of the addendum report which provided information 
on further objections which had been received in relation to the application.

The case officer highlighted to the Members that, as it was a reserved matters 
application, the principle of a dwelling on the site had already been established under the 
outline permission LA04/2017/1208/O in September 2017, and that the current 
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application was to deal solely with the conditions attached to that approval.  She explained 
that these included issues relating to building materials used, access and landscaping.

The separation distances were provided to the Members of the Committee.

The Committee’s attention was drawn to the Late Items Pack, whereby further 
correspondence had been received from an objector.  The case officer outlined the 
response of the Planning Department to the points raised.

The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report.

LA04/2018/0328/F – 14 houses and pumping station 
at Finaghy Park Central

Before presentation of the application commenced, the Committee agreed to defer 
consideration of the application to enable a site visit to be undertaken to allow the 
Committee to acquaint itself with the location and the proposals at first hand. 

The Committee noted that, as the application had not been presented, all 
Members’ present at the next meeting, would be able to take part in the debate and vote 
on this item.

LA04/2018/0020/F – Revision of existing planning application 
(Z/2014/1774/F) to include new 510 seat football stand and 
clubhouse with new standing terrace and toilet blocks at 
Blanchflower Playing Fields, Holywood Road

The Committee was advised that the application sought to revise a previously 
approved application, Z/2014/1774/F, to include a new 510 seat Football Stand and 
Clubhouse behind the goals at the west of the site, with a new Standing Terrace proposed 
along the side of the pitch with two toilet blocks also located within the site.  The Members 
were advised that the proposal included the removal of the existing terrace standing area.

The case officer explained that the extant approval was for a new clubhouse and 
tiered seating area, a 200 seat stand, alteration to existing standing area, a new 3G 
surface to existing pitches including floodlights, dugouts, fencing, security tower, 
turnstiles, toilet blocks and associated ground works.

She advised the Committee that the main issues for assessment in the proposed 
development included the impact on residential amenity, on access and parking, on 
open/recreational space and on natural heritage.

The Members were advised that sixteen objections had been received, raising 
issues around a number of technical matters around the planning fee, the Council’s 
interest in the application, neighbour notification, parking issues, noise/nuisance and 
whether it should be treated as a “Major application”.
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The case officer highlighted to the Members that the site was not zoned or 
designated in the Belfast Urban Area Plan (BUAP) and that it was designated as a local 
landscape policy area with regard to local amenity importance and are of local nature 
conservation interest in the draft Belfast Metropolitan Area Plan (dBMAP).

She explained that the proposal did not result in the loss of existing open space 
and therefore did not conflict with Policy OS1 of PPS8.  The Committee was also advised 
that the proposal also complied with the policy test of Policy OS4 of PPS8 in respect of 
Intensive Sports Facilities in relation to residential amenity, built/natural heritage, 
archaeology, design, access/mobility and roads issues, including access and parking.  
She added that there were also no issues with drainage or contamination.

The Committee was advised that the application sought to provide 216 parking 
spaces on site.  She explained that an updated Transport Assessment Form (TAF) had 
been submitted and the Department for Infrastructure had been consulted further.  The 
case officer advised that DfI Roads had not responded but, if they did submit an objection, 
the application would be brought back to the Committee.

The case officer explained that the current proposal had a spectator capacity for 
509 visitors lower than the existing development, and 703 lower than the extant approval.  
She explained that Environmental Health had requested a Noise Impact Assessment 
which had concluded that there would be a low impact at residential premises.  
The Committee noted that they had no objections subject to conditions relating to the 
hours of operation.

She explained to the Committee that, in accordance with Section 41 of the 
Planning Act (NI) 2011, there were no neighbours identified to be notified of the 
application.

The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report and delegated power to the Director of 
Planning and Building Control for the final wording of the conditions.

LA04/2018/2649/F – Demolition of existing building and 
construction of 178 apartments, a gym, 3 retail units 
and associated car parking and landscaping on lands 
at 3-9 Dalton Street (bordered by Middlepath Street and
Bridge End)

Before presentation of the application commenced, the Committee agreed to defer 
consideration of the application to enable a site visit to be undertaken to allow the 
Committee to acquaint itself with the location and the proposals at first hand. 

The Committee noted that, as the application had not been presented, all 
Members’ present at the next meeting, would be able to take part in the debate and vote 
on this item.
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LA04/2019/0068/F – Demolition of existing building and 
construction of 54 apartments; Westgate House, 
2-4 Queen Street

The case officer detailed the principal aspects of the Major application to the 
Members.

The Committee was advised that the key issues in the assessment of the proposal 
included the principle of the proposal at the location, demolition and impact on the 
conservation area, layout, scale, form and massing, impact on transport, flooding, 
drainage and contamination.

The Case officer explained to the Members that internal space standards had 
been met.  He added that communal amenity space would be provided in the 
development in the form of a roof garden.  

He advised the Members that no car parking spaces would be provided but that, 
as part of a Section 76 Agreement, cycle spaces and travel cards would be made 
available to residents.

He added that no objections had been received and that the Department for 
Infrastructure had no objections, subject to conditions.

The Committee’s attention was drawn to the Late Items pack, where the case 
officer advised that a consultation response had been received from NI Water with no 
objections.

In response to a Member’s question relating to the height of the replacement 
building, which would be an increase of three storeys in height, the case officer explained 
that officers were content with the scale and massing of the proposed development and 
that other surrounding buildings were taller.  During discussion, he also explained that the 
materials which were proposed were of a high quality and that there was an eclectic mix 
in the surrounding area.

The Case officer’s recommendations were then put to the Committee, namely:

“That planning permission and demolition consent be granted, subject 
to conditions, and that delegated authority be given to the Director of 
Planning and Building Control to finalise the wording of the conditions, to 
enter into a Section 76 planning agreement, to resolve outstanding 
consultee issues and to the notification of the Department for 
Infrastructure.”

On a vote by show of hands, eleven Members voted for the proposal and two 
against and it was declared carried.
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LA04/2018/1170/F – Demolition of dwelling and erection 
of 3 dwellings and 9 apartments on lands at 
15-17 Upper Lisburn Road

The Committee was apprised of the details of the application for the demolition of 
an existing pair of semi-detached dwellings and the erection of 3 dwellings and 9 
apartments.

The Case officer explained that the site was unzoned whiteland within the 
development limits of Belfast as designated in the Belfast urban Area Plan (BUAP) and 
in Draft Belfast Metropolitan Area Plan (dBMAP).  She outlined that the proposal would 
fulfil the main objectives of Draft BMAP and the SPPS through the provision of housing in 
a sustainable location.

She outlined to the Members that DAERA and NI Water had offered no objections 
to the proposal.  She explained that BCC Environmental health and Tree Officers had 
requested additional information, which could be dealt with through appropriate 
conditions.  The Committee was advised that, whilst there were outstanding final 
consultation responses from Transport NI and Rivers Agency, they presented no issues 
of principle and it was considered that any technical matters could be dealt with through 
conditions.

The Committee was advised that one letter of objection had been received in 
relation to the original plans, raising concerns with backland development, the height of 
the proposed development, loss of privacy, light intrusion and increased traffic activity.

The Case officer advised the Members that amended plans had since been 
submitted by the developer which sought to address a number of the concerns raised.  

She explained that backland development in the area was long established.  
The Members were advised that each dwelling would be provided with its own private 
amenity area and were above the minimum space standards as set by Creating Places.  

The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report and delegated power to the Director of 
Planning and Building Control for the final wording of the conditions.

LA04/2019/0896/F – Demolition of vacant bank and erection
of a mixed use development – 1 retail unit and 
1 café/restaurant unit, 8 apartments, landscaping and 
associated site and access works at 423-427 Ormeau Road

Before presentation of the application commenced, the Committee agreed to defer 
consideration of the application to enable a site visit to be undertaken to allow the 
Committee to acquaint itself with the location and the proposals at first hand. 
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The Committee noted that, as the application had not been presented, all 
Members’ present at the next meeting, would be able to take part in the debate and vote 
on this item.

LA04/2018/2639/F & LA04/2019/2642/LBC – Change to previously 
approved units 2-4 and 6-10 from 6 x 1 bed apartments, 
1 x 2 bed apartment and 1 x 2 bed townhouse to 2 x 1 bed 
apartments, 4 x 2 bed apartments and 1 x 2 bed townhouse, 
Building 9 (Pavilion 4) at Former Belvoir Park Hospital

The Case officer provided the Committee with the principal details of the 
development of one of the Pavilions on the former Belvoir Park Hospital site.  
She explained that the application was before the Committee as the Historic Environment 
Division (HED) of the Department for Communities (DfC) had advised that the proposed 
development was contrary to policy and that it was therefore required to be referred to 
the Department for Infrastructure (DfI).

She provided the Members with the planning history of the site. The Committee 
was advised that the pavilions benefitted from two extant planning approvals, one for 
subdivision into townhouses and apartments (Y/2009/0461/F) and another for subdivision 
into townhouses (Y/2014/0401/F).  She explained that the current applications sought to 
enact some of the previous townhouse approval at either end of the pavilion, with the 
creation of a revised apartment layout in the central block.

The Case officer explained that an objection had been received from the HED 
stating that it believed that the proposals were contrary to PPS6 in its current form.  
HED had stated that, whilst it acknowledged that the previous approval for townhouses 
had resulted in the historic entrance being used for one unit only, its view was that the 
development should be laid out so that the main entrance was used communally by all 
the apartments, rather than being converted to a single apartment.  

The Members’ attention was drawn to the Late Items Pack.  The Case officer 
highlighted that two attic windows which were previously intended to be reinstated had 
been bricked up.  She explained that the developer had since submitted plans which 
illustrated that the windows would remain bricked up and that delegated authority was 
therefore being sought to review the amendment in consultation with HED.

As noted in the Late Items Pack, HED had reiterated its objection and had also 
suggested a number of negative conditions on a without prejudice basis, relating to the 
materials used, windows and joinery.

The Committee noted that DfI Roads had no objections subject to conditions and 
informatives.

After discussion, the Committee granted approval to the applications, subject to 
the imposing of the conditions set out within the case officer’s report and delegated power 
to the Director of Planning and Building Control for the final wording of the conditions, 
including the resolution of issues with HED regarding the materials.

Page 35



Planning Committee,
Tuesday, 2nd July, 2019

F772

LA04/2019/1063/F – Single storey rear infill extension at 
52 Oakland Avenue

The Case officer explained that the application had been submitted for the 
Committee’s consideration as the applicant was a member of staff in the Planning and 
Building Control Department.

She explained the principal aspects of the application for a single storey rear infill 
extension.

The Members were advised that no objections had been received.

The Committee granted approval to the application subject to the imposing of the 
conditions set out within the case officer’s report.

Chairperson
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PLANNING COMMITTEE SITE VISIT – NOTE OF MEETING

Members Present:      Councillor Carson (Chairperson);
Alderman Rodgers; and
Councillors Garrett and McMullan.

Officers in Attendance:   Ms. K. Mills, Principal Planning Officer; and
Mrs. L. McLornan, Democratic Services Officer.

Site Visit

The Committee convened at 12.00pm at the City Hall, for the purpose of 
undertaking a site visit in respect of the following Reserved Matters application.

LA04/2018/1761/RM - Site for new dwelling and garage to the rear 
of 598 Antrim Road

The Principal Planning Officer reminded the Members that the Committee had 
agreed to defer consideration of the application to allow Members to acquaint themselves 
with the location and the proposals for the site at first hand. 

The Members viewed the site with the proposed plans.

The site visit concluded at 12.55 pm.
                            

Chairperson
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Planning Committee

Thursday, 18th July, 2019

PLANNING COMMITTEE SITE VISIT – NOTE OF MEETING

Members Present:      Councillor Carson (Chairperson);
Councillors Hussey, McKeown 
and O’Hara.

Officers in Attendance:   Mr. P. Fitzsimons, Principal Planning Officer; 
Ms. C.A. O’Kane, Planning Officer; and
Mrs. L. McLornan, Democratic Services Officer.

Site Visit

The Committee convened at 12.15pm at the City Hall, for the purpose of 
undertaking a site visit in respect of the following application:

LA04/2019/0896/F – Demolition of vacant bank and erection
of a mixed use development – 1 retail unit and 
1 café/restaurant unit, 8 apartments, landscaping and 
associated site and access works at 423-427 Ormeau Road; and

The Principal Planning Officer reminded the Members that the Committee had 
agreed to defer consideration of the application to allow Members to acquaint themselves 
with the location and the proposals for the site at first hand. 

The Members viewed the site with the proposed plans.

The site visit concluded at 12.50pm.

LA04/2018/2649/F – Demolition of existing building and 
construction of 178 apartments, a gym, 3 retail units 
and associated car parking and landscaping on lands 
at 3-9 Dalton Street (bordered by Middlepath Street and
Bridge End)

(Councillors Brooks and Groogan were also in attendance for this site visit)

The Principal Planning Officer reminded the Members that the Committee had 
agreed to defer consideration of the application to allow Members to acquaint themselves 
with the location and the proposals for the site at first hand. 

The Members viewed the site with the proposed plans.

The site visit concluded at 1.30pm.
                            

Chairperson
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1.

PLANNING COMMITTEE – 13 AUGUST 2019

APPEALS NOTIFIED

COUNCIL:  BELFAST

ITEM NO 1 PAC REF:  2019/E0018

PLANNING REF: LA04/2018/0343/CA

APPLICANT: Mr Yiu Hei

LOCATION: 112 Donegall Avenue, Belfast

PROPOSAL: Alleged unauthorised change of use of 112 Donegall Avenue 
from residential to holiday let accommodation

PROCEDURE:

ITEM NO 2 PAC REF:  2019/A0067

PLANNING REF: LA04/2019/0661/A

APPLICANT: Mr Norman Roddy

LOCATION: 2-10 Bridge End, Belfast

PROPOSAL: To convert 2 existing standard 48-sheet standard light boxes 

PROCEDURE:

ITEM NO 3 PAC REF:  2019/E0021

PLANNING REF: LA04/2019/0145/LDP

APPLICANT: Mrs Marcia Lister

LOCATION: Mark Royal House, 70-74 Donegall Street, Belfast

PROPOSAL: Proposed use of the building for accommodation of a mix 
of students and young professionals

PROCEDURE:
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PLANNING COMMITTEE – 13 AUGUST 2019

APPEALS NOTIFIED (CONTINUED)

ITEM NO 4 PAC REF:  2019/E0018

PLANNING REF: LA04/2018/0343/CA

APPLICANT: Mr Yiu Hei

LOCATION: 112 Donegall Avenue, Belfast

PROPOSAL: Alleged unauthorised change of use of 112 Donegall Avenue 
from residential to holiday let accommodation

PROCEDURE:

ITEM NO 5 PAC REF:  2019/A0083

PLANNING REF: LA04/2019/0770/A

APPLICANT: Cantua Limited

LOCATION: Shane Retail Park, Boucher Road, Belfast

PROPOSAL: Replace the existing back to back 48 sheet hoarding 
with, (a) digital advertising panel intermittent  (b) 
Conventional 48 sheet static 

PROCEDURE:

ITEM NO 6 PAC REF:  2019/A0085

PLANNING REF: S/2010/0436

APPLICANT: Mr Joe Briers

LOCATION: 39 Upper Dunmurry Lane, Dunmurry 

PROPOSAL: Demolition of existing mill building, annexes, stores, garages 
and erection of one detached, 8 semi-detached dwellings and 
14 apartments and associated site works

PROCEDURE:
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PLANNING COMMITTEE – 13 AUGUST 2019

APPEALS NOTIFIED (CONTINUED)

ITEM NO 7 PAC REF:  2019/A0089

PLANNING REF: LA04/2019/0350/A

APPLICANT: EML Lesley House

LOCATION: 25-27 Wellington Place, Belfast 

PROPOSAL: 2 No temporary mesh banner signs (retrospective)

PROCEDURE:

ITEM NO 8 PAC REF:  2019/A0095

PLANNING REF: LA04/2019/0273/F

APPLICANT: Mr Richard Lawson

LOCATION: 95 Donegall Avenue, Belfast 

PROPOSAL: Change of use from dwelling to house of multiple occupation

PROCEDURE:

APPEAL DECISIONS NOTIFIED

ITEM NO 1 PAC REF: 2018/A189

PLANNING REF: LA04/2018/0180/F

RESULT OF APPEAL: Dismissed

APPLICANT: Mr Gareth Graham

LOCATION: 170 Upper Malone Road, Belfast

PROPOSAL: Erection of 4 No detached dwellings
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APPEAL DECISIONS NOTIFIED (CONTINUED)

ITEM NO 2 PAC REF: 2018/A0236

PLANNING REF: LA04/2018/2607/F

RESULT OF APPEAL: Dismissed

APPLICANT: Personal reps of the late Mrs Doreen Brankin 

LOCATION: 31 Ulster Avenue, Dunmurry, Belfast, BT17 9BN

PROPOSAL: Demolition of existing garage and ancillary building and erection of one and a 
half storey garage, games room and store approved under permission 
LA04/2018/1107/F

ITEM NO 3 PAC REF: 2018/A0224

PLANNING REF: LA04/2018/2282/O

RESULT OF APPEAL: Dismissed

APPLICANT: Mrs Noelle Macaulay

LOCATION: Lands adjacent and to the side garden of 1 Fortwilliam Drive, Belfast

PROPOSAL: Demolition of existing single storey garage and replacement with 1.5 storey 
dwelling
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Reference Number Location Proposal Application Status

LA04/2017/2110/F 136 -138 University Avenue Belfast BT7 1GY 3 storey building comprising 13 apartments PERMISSION GRANTED

LA04/2017/2383/F Plots 90 (total 1No. unit) of residential 

development to lands south of 25 Harberton 

Park Belfast

Revision of previously approved application (Z/2012/0645/RM) and 

erection of 2No. detached dwellings (in total 2No. units) and 

associated site works.

PERMISSION GRANTED

LA04/2017/2429/F 122-126 Great Victoria Street Belfast BT2 

7BG

Erection of 4 storey building comprising 2 ground floor restaurants 

with ground floor outdoor seating areas, 11 No. apartments on upper 

storeys and associated site works.

PERMISSION GRANTED

LA04/2017/2752/F 125 Great Victoria Street Belfast BT2 7AH Change of use of vacant ground floor office to coffee shop with 1st 

floor 2 bed apartment and 2nd floor 2 bed apartment

PERMISSION REFUSED

LA04/2017/2753/F 30-44 Bradbury Place Belfast BT7 1RT Demolition of buildings and erection of a mixed-use development to 

include purpose built managed student accommodation with 100 en-

suite cluster bedrooms and 56 studios (156 total) and ancillary 

facilities with ground floor retail unit. 5 storeys addressing Bradbury 

Place and 6 storeys addressing Albion Lane to rear. (amended 

scheme)

PERMISSION GRANTED

Planning Applications Decisions issued between 25 June and 5 August 2019 (303)
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Reference Number Location Proposal Application Status

Planning Applications Decisions issued between 25 June and 5 August 2019 (303)

LA04/2018/0052/A Crusaders Football Athletic and Sports Club 

Seaview Shore Road Belfast BT15 3PL

Replacement/ reinstatement and enhancement of existing approved 

signage (Z/2007/1937/A-Removed due to erection of west stand) To 

include for 4No. outdoor L.E.D. screens fixed back to back (6 X 3m). 

Internally showing static + intermittent displays.

PERMISSION REFUSED

LA04/2018/0836/F 2 Derryvolgie Avenue Belfast BT9 6FL Musical theatre/Dance Classes with Ancillary Office Accommodation 

retrospective (Amended)

PERMISSION GRANTED

LA04/2018/0953/F South of 90 Donegall Quay Belfast BT1 3FE 

lands between Donegall Quay and the pedestrian 

walkway alongside the river Lagan

Temporary car park PERMISSION REFUSED

LA04/2018/0964/F Springvale Business Park 11 Millennium Way 

Belfast BT12 7AL

3no. side extensions road widening and retaining wall works within 

the site.

PERMISSION GRANTED

LA04/2018/1170/F Lands at 15-17 Upper Lisburn Road Belfast 

BT10 0GW

Demolition of existing dwellings and erection of 3no. dwellings & 9 no. 

apartments, with associated roads infrastructure and landscaping. 

(AMENDED PLANS AND  ADDITIONAL INFORMATION)

PERMISSION GRANTED
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Reference Number Location Proposal Application Status

Planning Applications Decisions issued between 25 June and 5 August 2019 (303)

LA04/2018/1743/LBC Grand Opera House Great Victoria Street 

Belfast BT2 7HR.

Refurbishment of existing auditorium including new seating layout and 

internal redecoration. Refurbishment of associated bars and 

circulation areas. Remodelling of existing modern extension including 

works to façade.

PERMISSION GRANTED

LA04/2018/1761/RM Site to rear of 598 Antrim Road Belfast BT15 

5GN.

Site for Dwelling and Garage (Amended proposal & plans) PERMISSION GRANTED

LA04/2018/1936/F Grand Opera House Great Victoria Street 

Belfast BT2 7HR

Refurbishment of existing auditorium and associated bars and 

circulation areas. Remodelling of existing modern extension including 

works to façade

PERMISSION GRANTED

LA04/2018/1976/F Sydenham Road Belfast BT3 9DH. Additional lane and realignment of Sydenham Road to comprise five 

lanes (two BRT bus lanes and three lanes for general traffic)

PERMISSION REFUSED
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Reference Number Location Proposal Application Status

Planning Applications Decisions issued between 25 June and 5 August 2019 (303)

LA04/2018/2099/F Lands approx. 150m North East of 159 Mount 

Eagles Avenue Dunmurry Belfast. (Formally 

known as lands 170m NW of 32 Lagmore 

road Derriaghy Lisburn Adjacent to Mount 

Eagles development).

Proposed amended layout and Change of House Type application on 

Sites 24-52, to provide an additional 7 No. dwellings (29 dwellings in 

total) comprising 18 No. semi-detached & 7 No. detached 2 storey 

dwellings and 4 no. semi-detached 2.5 storey dwellings with 

associated siteworks including provision of a soil retaining structure to 

sites 33-42 (Formally sites 24-45 of existing approved residential 

housing development as approved under S/2008/0607/RM  

S/2010/0183/F - Development Commenced).

PERMISSION GRANTED

LA04/2018/2172/LBC 7 University Road Belfast BT7 1NA Internal works to facilitate change of use to a hostel/tourist 

accommodation and creation of external disabled access and ramp in 

the rear return and new roof light.

PERMISSION GRANTED

LA04/2018/2235/F 7 University Road Belfast BT7 1NA. Change of Use to 11 bedroom Hostel and associated works. PERMISSION GRANTED

LA04/2018/2415/F Lands located at Quarry Hill directly south of 19 

and 20 Cormorant Park and circa 40 metres 

south-west of Woodcroft Heights Ballygowan 

Road Belfast

Residential development of 34 dwellings (comprising 24 semi-

detached and 10 detached), landscaping and site and access works - 

(amendment to previous approval LA04/2017/0510/RM) (amended 

description and plans)

PERMISSION GRANTED
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LA04/2018/2733/A Proposed smart hub on the pavement outside 

3-11 High Street Belfast BT1 1RB.

Double sided digital display panel located on a new smart hub. PERMISSION REFUSED

LA04/2018/2735/F Proposed smart hub on the pavement outside 

3-11 High Street Belfast BT1 1RB.

1No. smart hub and associated advertisement consent located on the 

pavement.

PERMISSION REFUSED

LA04/2018/2797/O 4 Chlorine Gardens Belfast BT9 5DJ. Two semi detached dwellings to replace existing building. PERMISSION GRANTED

LA04/2018/2832/F Danske Bank 10 Donegall Square West 

Belfast BT1 6JS.

Retrospective permission to replace ground floor level aluminium 

panels

PERMISSION REFUSED

LA04/2018/2833/LBC Danske Bank 10 Donegall Square West 

Belfast BT1 6JS.

Replacement aluminium panels at ground floor level PERMISSION REFUSED

LA04/2018/2834/DCA 17-24 Stokes House College Square East 

Belfast BT1 6DH.

Refurbishment of existing offices, including structural alterations and 

works to the existing facades along College Square East and 

Wellington Street.

PERMISSION GRANTED

LA04/2018/2843/O 275 Lower Braniel Road and 5 Middle Braniel 

Road Belfast BT5 7TU.

Demolition of 1no. existing dwelling and erection of 4no. new 

dwellings and new vehicular access onto Middle Braniel Road 

(revised description).

PERMISSION GRANTED
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LA04/2018/2860/F 17-24 Stokes House College Square East 

Belfast BT16DH

Refurbishment of existing offices, including structural alterations and 

works to the existing facades along College Square East and 

Wellington Street.

PERMISSION GRANTED

LA04/2018/2862/LBC Cabin Hill House Upper Newtownards Road 

Belfast BT4

Conversion and restoration of former preparatory school to 12 private 

apartments including removal of inappropriate extensions.

PERMISSION GRANTED

LA04/2018/2863/F Cabin Hill House Upper Newtownards Road 

Belfast BT4.

Conversion and restoration of former preparatory school to 12No. 

private apartments including removal of inappropriate extensions.

PERMISSION GRANTED

LA04/2018/2868/F 74 Sunnyside Street Belfast BT7 3EY. Change of use to community facilities, including 2 storey side 

extension to existing dwelling building and 1 storey side extension to 

existing garage building

PERMISSION REFUSED

LA04/2018/2925/DCA 12 Malone Road Belfast BT9 6SA. Replacement of roof structure, including dormer. Removal & 

replacement of windows

PERMISSION GRANTED

LA04/2018/2956/F 47 Marlborough Park South Belfast BT9 6HR. 2 storey extension to rear of dwelling, installation of chimneys to main 

dwelling and extension and widening of access to include new pillars 

and gates (Amended)

PERMISSION GRANTED
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LA04/2018/2959/DCA 4 Chlorine Gardens Belfast BT9 5DJ. Demolition of existing building on site PERMISSION GRANTED

LA04/2018/2970/F 12 Malone Road Belfast BT9 5BN. New roof structure and slates and reconstruction of roof dormers. 

Window openings to be replaced with matching (Amended)

PERMISSION GRANTED

LA04/2019/0034/DCA 47 Marlborough Park South Belfast BT9 6HR. Demolition of 2 storey rear return, single storey conservatory, 

enclosed yard and part of garage, all to rear of building (Amended)

PERMISSION GRANTED

LA04/2019/0041/O 197-199 Castlereagh Road Belfast BT5 5FH. Demolition of existing building and redevelopment of site to provide 

11No. apartments.

PERMISSION GRANTED

LA04/2019/0067/F 243-245 Woodstock Road Belfast BT6 8PQ. Replacement/demolition of 2No. existing properties with new building 

to create 7No. 1 bed apartments with bin storage & cycle storage.

PERMISSION GRANTED

LA04/2019/0096/F 53 Ballynahatty Road Shawsbridge Belfast 

BT8 8LE

Erection of single storey extension to side of dwelling and erection of 

detached garage

PERMISSION GRANTED

LA04/2019/0123/F 55 Pretoria Street Belfast BT9 5AQ Renovation and extension to existing end terrace House to include 

loft extension with rear facing box dormer, two storey rear extension 

and associated siteworks to create new enclosed yard and bin 

storage area

PERMISSION GRANTED
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LA04/2019/0150/F Unit 20-21 Farset Enterprise Centre 638 

Springfield Road Belfast BT12 7DY.

Change of use from community youth centre to day care nursery. PERMISSION GRANTED

LA04/2019/0179/O Lands approx. 40m East of 32 Rocky Road 

Belfast BT8

Proposed erection of a detached dwelling PERMISSION REFUSED

LA04/2019/0196/F 38 Benraw Road Belfast BT11 8GQ. Single storey rear extension and dormer roof extension to front. PERMISSION GRANTED

LA04/2019/0274/F Land adjacent to 33 Malone Park and 

opposite 1a Malone Park Central Belfast 

BT96NL.

Erection of storey and a half dwelling. PERMISSION GRANTED

LA04/2019/0276/F Bradley Manor Care Home 420 Crumlin Road 

Belfast BT14 7GE.

Two storey extension to southern side of care home to provide 16 

additional bed spaces and 2 small first floor extensions to provide 2 

no. bedrooms.

PERMISSION GRANTED

LA04/2019/0283/F 2 Cyprus Avenue Belfast BT5 5NT. Demolition of garage, partial outbuildings, covered area and 20th 

century one storey extension. New single storey extension to provide 

additional living space and storage. Repair work and repair work to a 

listed dwelling.

PERMISSION GRANTED
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LA04/2019/0284/LBC 2 Cyprus Avenue Belfast BT5 5NT. Demolition of garage, partial outbuilding, covered area and 20th 

century single storey extension. New single storey extension. Repair 

work and minor alterations to the existing dwelling to include 

repointing, stone repair, lead flashing repairs, window repairs and 

upgrade draught-proofing, removal of non-original fireplaces, repair of 

original cornice, remodelling of 20 century extension.

PERMISSION GRANTED

LA04/2019/0289/A 2A Templemore Street Belfast BT5 4SA. Signage and Poster Panel PERMISSION GRANTED

LA04/2019/0318/F 245 Stranmillis Road Belfast BT9 5JH. Refurbishment and extension to operating theatre and sterile supplies 

departments to upgrade existing facilities and provide additional 

storage, staff changing and rest room accommodation.

PERMISSION GRANTED

LA04/2019/0355/O Lands adjoining & north of 55 & 57 Ballylesson 

Road & south of 9 Ballynahatty Road Belfast.

New dwelling & garage in an existing cluster. PERMISSION GRANTED

LA04/2019/0369/F 7 Upton Park Belfast BT10 0LZ. Existing garage to be demolished to accommodate single storey 

extension to the rear.

PERMISSION GRANTED
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LA04/2019/0383/F 25 Knock Road Belfast. Internal alteration and replacement doors to front elevation. PERMISSION GRANTED

LA04/2019/0397/F Wheatfield Primary School Alliance Road 

Belfast BT14 7JE.

Upgrade of existing play facilities and provision of new play facilities 

including new multi-functional play equipment, outdoor classroom and 

associated landscaping.

PERMISSION GRANTED

LA04/2019/0421/DC Lands at 43-63 Chichester Street 29-31 

Gloucester Street and Seymour Lane Belfast.

Discharge of condition 10 LA04/2017/2268/F CONDITION NOT DISCHARGED

LA04/2019/0482/F Ashby Building Stranmillis Road Belfast BT9 

5AH

Alterations to applications LA04/2018/1927/F LA04/2018/1891/LBC 

change to basement elevation, omitting new opening for intake vent. 

Replacement of 2no original windows with window and air intake 

above.

PERMISSION GRANTED

LA04/2019/0495/DC Ashby Building Stranmillis Road Belfast BT9 

5AH.

Discharge of conditions 2 & 3 LA04/2018/1927/F & 

LA04/2018/1891/LBC.

CONDITION DISCHARGED

LA04/2019/0496/F Christian Brothers School Glen Road Belfast 

BT11 8BW.

2 no. two storey mobile classrooms PERMISSION GRANTED
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LA04/2019/0502/LBC Ashby Building Stranmillis Road Belfast BT9 

5AH

Alteration to applications, LA04/2018/1927/F and 

LA04/2018/1891/LBC change to basement elevation omitting new 

opening for intake vent. Replacement of 2no non original windows 

with window and air intake above

PERMISSION GRANTED

LA04/2019/0508/LBC Queens University Belfast Ashby Building 

Stranmillis Road Belfast BT9 5AH

Refurbishment of Ashby Café and associated kitchen and stores to 

accommodate a student study area. 3 no Timber windows replaced 

with PPC aluminium windows to match existing. 1 no door replaced to 

match existing . Glazed louvers installed within 2 glazed panels of 

existing elevation for ventilation purposes. Existing timber floor 

restored. Existing suspended ceiling within café space removed and 

replace with new suspended ceiling and plasterboard down-stand 

surround. Ceiling height of new ceiling reduced to accommodate M&E 

equipment. Associate electrical and mechanical works including new 

lighting.

PERMISSION GRANTED

LA04/2019/0527/F 111-113 Cregagh Road Belfast BT6 8PZ. Demolition of single storey rear return, external alteration, new 

shopfront, reconfiguration and extension of existing building and 

construction of new two storey building containing 2 apartments and 

associated works.

PERMISSION GRANTED

LA04/2019/0557/F 218a Springfield Road Belfast BT12 7DR Proposed change of use from retail shop to hot food carryout bar 

(Retrospective)

PERMISSION GRANTED
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LA04/2019/0562/F Windsor Lawn Tennis Club 37 Windsor 

Avenue Belfast.

Retention of storage container. PERMISSION GRANTED

LA04/2019/0573/LDE 60 Ulsterville Gardens Belfast BT9 7BB. House in multiple occupation PERMITTED DEVELOPMENT

LA04/2019/0582/F Centre House 69-87 Chichester Street Belfast Proposed extension to existing building to provide additional 

floorspace including elevational alterations (further to approved 

application LA04/2016/0581/f)

PERMISSION GRANTED

LA04/2019/0596/F 6 Earlswood Park Belfast BT4 3ED. 2 storey extension to rear and side of dwelling with lean to single 

storey garage to side.

PERMISSION GRANTED

LA04/2019/0609/F 9 Laurelbank Belfast BT17 0RR Single storey extension to the rear to accommodate a new accessible 

shower room

PERMISSION GRANTED

LA04/2019/0610/DC Lands at Queens Road adjacent to Abercorn 

Basin and junction of Sydenham Road and Old 

Channel Road Belfast

Discharge of condition 19 of Z/2005/1720/RM CONDITION DISCHARGED

LA04/2019/0618/DC Block A/School House Methodist College 1 

Malone Road Belfast

Discharge of Condition no. 18 of LA04/2017/0499/F and 

LA04/2017/0927/LBC

CONDITION DISCHARGED

LA04/2019/0620/F 40-60 Ormeau Embankment Belfast BT6 8LU 2.4m close coupled palisade metal fence with emergency access 

gate along boundary of Lagan Towpath

PERMISSION GRANTED
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LA04/2019/0621/F Site to the north of no.28 Osborne Drive 

Belfast BT9 6LG

retrospective change of house type of dwelling following planning 

approval reference Z/2015/0219/f along with associated development

PERMISSION GRANTED

LA04/2019/0626/F Lands between Floral Park and Antrim Road 

Newtownabbey and north west and adjacent to 

83 Antrim Road BT36

Renewal of permission for 9 dwellings (8 semi detached and 1 

detached) and associated carparking, site access and landscaping 

works approved under Z/2013/0658/F and amended under 

LA04/2017/0175/F

PERMISSION GRANTED

LA04/2019/0630/F 7 Mountainview Parade Belfast BT14 7GY Single storey rear extension PERMISSION GRANTED

LA04/2019/0635/F 166 West Circular Road Belfast BT13 3QL Single storey rear return PERMISSION GRANTED

LA04/2019/0642/F 57 Osborne Drive Belfast BT9 6LJ Single storey extension to rear of property to fill in the gap between 

my existing kitchen and the next door's extension. The two properties 

are semi detached.

PERMISSION GRANTED

LA04/2019/0645/A Queen's Arcade Donegall Place Belfast BT1 

5FE

'ROLEX' halo illuminated painted solid metal sign to the unit facing 

onto Donegall Place in replacement of the existing non-illuminated 

signage.

PERMISSION GRANTED
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LA04/2019/0647/LBC Queen's Arcade Donegall Place Belfast BT1 

5FE

Alteration of previously approved signage material and new halo 

illuminated fascia signage on Donegall Place elevation; Also, column 

on RHS of Donegall Place entrance to be dressed in stone to match 

arcade shopfront

PERMISSION GRANTED

LA04/2019/0656/F 22 Beechlawn Park Dunmurry BT179NR Single storey rear extension PERMISSION GRANTED

LA04/2019/0658/LDE Lands adjacent and 15m south-east of 7 

Hannahstown Hill Englishtown Belfast BT17 

0LT.

Use of land for sale of fuel for motor vehicles and household fuels. APPLICATION REQUIRED

LA04/2019/0661/A Vacant ground at 2-10 Bridge End Belfast Replace existing 2x 48 sheet standard display boards with 2x 48 

sheet standard light boxes

PLANNING APPEAL IN PROGRESS

LA04/2019/0663/F 52 Marlborough Park South Belfast BT9 6HR Alterations and extension to single detached garage to double 

detached garage

PERMISSION GRANTED

LA04/2019/0687/NMC Queen's Arcade 29-33 Donegall Place 

Belfast Antrim BT1 5FE.

Alteration to the approved application relating to the restoration of 

Queen's Arcade, as previously discussed that the new signage to 

Donegall Place is to be made of steel as opposed to iron; Also, 

column on RHS of Donegall Place entrance to be dressed in stone to 

match arcade shopfront

NON MATERIAL CHANGE GRANTED
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LA04/2019/0690/F 257-261 Woodstock Road Belfast. Change of use and alterations to existing first and second floor vacant 

offices to provide 6 No. apartments.

PERMISSION GRANTED

LA04/2019/0697/DCA 52 Marlborough Park South Belfast BT9 6HR Part demolition of existing detached single garage to facilitate a 

detached double garage.

PERMISSION GRANTED

LA04/2019/0700/LDE Flat 4- 50 College Park Avenue Belfast BT7 

1LR.

House in Multiple Occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/0702/LDE Flat 10- 50 College Park Avenue Belfast BT7 

1LR.

House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/0705/LDE 43 Ridgeway Street Belfast BT9 5FB. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/0709/LDE 21 Colenso Parade Belfast BT9 5AN. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/0712/DC 1 Malone Road Belfast BT9 6BY. Discharge of Condition 4 of LA04/2017/0499/F and 

LA04/2017/0927/LBC

CONDITION DISCHARGED

LA04/2019/0715/F 107 Greystown Avenue Belfast. Single storey end extension. PERMISSION GRANTED
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LA04/2019/0728/DC 58 Boucher Road Belfast BT12 6HR. Discharge of conditions no's 3, 4, 5, 6 and 7 of LA04/2017/1219/F CONDITION DISCHARGED

LA04/2019/0733/F McGraths Public House 78-82 Cliftonville 

Road Belfast BT14 6JL.

Proposed change of use from pool room to new off sales area and 

new shop front to off sales.

PERMISSION GRANTED

LA04/2019/0740/F 76 Marlborough Park South Belfast BT9 6HW. Two storey rear extension with patio PERMISSION GRANTED

LA04/2019/0741/F 37 St Judes Crescent Belfast BT7 2GW Ground floor extension to form dining area, minor first floor extension 

(amended description)

PERMISSION GRANTED

LA04/2019/0747/F 32 Ravensdene Crescent Belfast BT6 0DB Double storey side extension, single storey rear extension and 

alterations to existing roof dormer

PERMISSION GRANTED

LA04/2019/0750/F 18 Bristow Park Belfast First floor extension to allow for an en-suite to existing bedrooms PERMISSION GRANTED

LA04/2019/0751/F 3 Castlehill Drive Ballycloghan Belfast BT4 

3GS

Demolition of rear single storey extensions and erection of new single 

storey rear extension to form new kitchen, dining and utility area

PERMISSION GRANTED

LA04/2019/0753/DCA 57 Osborne Drive Belfast BT9 6LJ Removal of part of rear wall of dwelling PERMISSION GRANTED

LA04/2019/0756/F Adjacent 45 Glenlea Park Belfast BT4 1QG New 2 storey house attached to existing end terrace plot and 

alterations to existing dwelling.

PERMISSION REFUSED
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LA04/2019/0757/F 41 Merrion Park Dunmurry BT17 0SE. Single storey rear extension to allow en-suite bedroom. PERMISSION GRANTED

LA04/2019/0764/F 30 Greystown Avenue Belfast BT9 6UJ. 2 storey rear and side extension with raised patio to existing semi 

detached dwelling. (Amended plans and description)

PERMISSION GRANTED

LA04/2019/0766/F 38 Slievecoole Park Belfast BT14 8JN. Two storey rear extension with balcony to first floor (Amended 

Description)

PERMISSION GRANTED

LA04/2019/0767/F 19 Loopland Gardens Ballymaconaghy 

Belfast BT6 9EB.

Proposed single storey rear extension to form kitchen and dining 

area.

PERMISSION GRANTED

LA04/2019/0769/F 58 Bloomfield Road Belfast BT5 5LU.  Single storey rear and side extension and dormer. PERMISSION GRANTED

LA04/2019/0770/A Shane Retail Park Boucher Road Belfast. Replace the existing back to back 48 sheet hoarding with,(A) 

Digital advertising panel, intermittent(B) Conventional 48 sheet, 

static

PERMISSION REFUSED

LA04/2019/0781/F 12 Clonlee Drive Ballyhackamore Belfast 

BT4 3DA.

Roofspace conversion, with rear dormer PERMISSION GRANTED

LA04/2019/0782/F 2 Hawthorn View Hannahstown Belfast 

BT17 0LT.

Single storey side extension. PERMISSION GRANTED
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LA04/2019/0784/F 21 Glencregagh Drive Ballymaconaghy 

Belfast BT6 0NG.

Proposed single storey side and rear extension with front and rear 

dormer to allow for roofspace conversion

PERMISSION GRANTED

LA04/2019/0792/O Land adjacent to the side of(within the curtilage) 

59 Lagmore Dale Dunmurry Belfast BT17 

0TF.

Outline application for a detached bungalow. PERMISSION REFUSED

LA04/2019/0799/F 24-26 Church Lane Belfast BT1 4QN. Retrospective change of use from retail to café/restaurant at ground 

floor and escape rooms on upper floors, changes to shop front, 

retractable canopy and proposed flue to rear.

PERMISSION GRANTED

LA04/2019/0806/F 42 Onslow Gardens Belfast BT6 0AQ. Proposed single storey extension and first floor bathroom extension to 

rear of existing dwelling.

PERMISSION GRANTED

LA04/2019/0807/F 34 Downshire Road Belfast BT6 9JL. Proposed two-storey rear extension and minor internal alterations. PERMISSION GRANTED

LA04/2019/0808/LDE 3 Rugby Court Belfast BT7 1PN. Certificate of lawfulness for HMO. PERMITTED DEVELOPMENT

LA04/2019/0812/A 110th Belfast Scouts & Guides St. 

Bernadette's Rosetta Road Belfast BT6 0LS.

Signage on Side Elevation PERMISSION GRANTED

LA04/2019/0815/F 57 Willowvale Avenue Belfast BT11 9JX. Single storey rear return. PERMISSION GRANTED
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LA04/2019/0816/LDP 1080 Crumlin Road Belfast BT14 6RX. Hard surfacing, landscaping and laying of lawns around existing 

dwelling.

PERMITTED DEVELOPMENT

LA04/2019/0817/F 5 Cyprus Park Belfast BT5 6EA. Double and single storey rear extension. PERMISSION GRANTED

LA04/2019/0825/F 22 Donegall Park Avenue Belfast BT15 4EU. Two storey and single storey rear extension PERMISSION GRANTED

LA04/2019/0826/F 332 Cregagh Road Belfast BT6 9EX. Proposed demolition of bay window & construction of new single 

storey rear extension.

PERMISSION GRANTED

LA04/2019/0831/F 23 North Link Belfast BT11 8HW. Single storey rear extension. PERMISSION GRANTED

LA04/2019/0835/F 21 Castle Avenue Belfast BT15 4GE. Demolition of existing detached garage and erection of replacement 

attached garage to side of dwelling.

PERMISSION GRANTED

LA04/2019/0836/F 6a Isadore Avenue Springfield Road Belfast 

BT14

Single storey side and rear extension. (amended description) PERMISSION GRANTED

LA04/2019/0841/HSC BOC Gases Prince Regent Road 

Castlereagh Belfast BT5 6RW.

Hazardous substances consent PERMISSION GRANTED
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LA04/2019/0848/LDE 42a Stranmillis Road Belfast BT9 5AA. HMO PERMITTED DEVELOPMENT

LA04/2019/0853/A Parklands Knocknagoney Dale 

Knocknagoney Belfast.

4No. temporary aluminium advertisement signs for a new housing 

development for a period of 12 months (retrospective).

PERMISSION GRANTED

LA04/2019/0856/F 3 Owenvarragh Park Belfast BT11 9BE. Rear Single Storey Extension. PERMISSION GRANTED

LA04/2019/0857/F 2 Castle Drive Low Wood Belfast BT15 

4GD.

Erection of single dwelling. (renewal of permission Z/2013/1403/F). PERMISSION GRANTED

LA04/2019/0859/LDE 122 Dunluce Avenue Lisburn Road Belfast 

BT9 7AZ.

House in multiple occupation. PERMITTED DEVELOPMENT

LA04/2019/0860/F 96 York Road Belfast BT15 3HF Proposed change of use from retail unit to offices on ground, first and 

second floors

PERMISSION GRANTED

LA04/2019/0861/LDP 6 Abbey Road Belfast BT5 7HS Single storey flat roof rear extension PERMITTED DEVELOPMENT

LA04/2019/0866/LDE 54 Stranmillis Park Belfast BT9 5AU. House in Multiple Occupancy (HMO). PERMITTED DEVELOPMENT
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LA04/2019/0868/LDE 33 Surrey Street Belfast. House in Multiple occupation (HMO). PERMITTED DEVELOPMENT

LA04/2019/0870/F 81 Torr Way Finaghy Belfast BT10 0DL. Proposed infill development of 1No. detached dwelling with 

associated site works (renewal of planning permission ref. 

Z/2013/1357/F).

PERMISSION GRANTED

LA04/2019/0873/F 109a Bloomfield Avenue Belfast BT5 5AB Proposal for change of use to office for property management 

purposes

PERMISSION GRANTED

LA04/2019/0876/F 21 Holland gardens Belfast BT5 6EG. Demolition of rear garage. Single storey extension to side and rear. PERMISSION GRANTED

LA04/2019/0877/LDP 32 Wandsworth Parade Belfast BT4 3GB Dwelling to have proposed external envelope improvements. 

Proposed pvc window, fascia and door replacement. External wall 

insulation applied around dwelling  and finished with brick effect light 

weight render.

PERMITTED DEVELOPMENT

LA04/2019/0881/F No1 Castle Avenue Belfast BT15 4GE Proposed alterations to dwelling including a two storey extension to 

rear and single storey extension to side of dwelling

PERMISSION GRANTED

LA04/2019/0885/F 29 Innisfayle Park Belfast BT15 5HS. Single storey extension to side and rear PERMISSION GRANTED

LA04/2019/0886/F 48 Cabin Hill Park Belfast BT5 7AN. 2 storey side extension to provide ground floor kitchen diner and 

additional 1st floor bedroom.

PERMISSION GRANTED
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LA04/2019/0888/F 63 Belmont Park Belfast BT4 3DU. Single storey side and rear extension. PERMISSION GRANTED

LA04/2019/0889/F 12 Netherlands Drive Belfast BT17 0EU. Single storey extension to side of existing bungalow. PERMISSION GRANTED

LA04/2019/0899/LDE Flat 2 38 University Street Belfast. House in multiple occupation (HMO). PERMITTED DEVELOPMENT

LA04/2019/0900/LDE 67 Rugby Avenue Belfast BT7 1RE. House in Multiple Occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/0902/F 29 Falcarragh Drive Belfast BT11 9HP. Single storey gable extension and a ramp to the rear. PERMISSION GRANTED

LA04/2019/0903/F 91 Old Colin Dunmurry Belfast BT17 0AZ. Conversion of existing roofspace PERMISSION GRANTED

LA04/2019/0906/F 17 Lady Street Belfast BT12 4JX Single storey rear extension PERMISSION GRANTED

LA04/2019/0907/F 7 Lower Regent Street Belfast BT13 1AL. Single storey rear extension PERMISSION GRANTED
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LA04/2019/0915/F 1 Selby Walk Belfast BT12 5QX. Single storey rear extension PERMISSION GRANTED

LA04/2019/0918/F 16-18 Glen Road Castlereagh  Belfast BT5 

7JH.

Demolition of existing building, replaced with a single storey meeting 

hall, with associated car parking and landscaping.

PERMISSION GRANTED

LA04/2019/0925/F 7 Malone View Park Upper Malone Belfast 

BT9 5PN.

Alterations and extension to dwelling including roof space conversion. PERMISSION GRANTED

LA04/2019/0941/F 12 Fruithill Park Belfast BT11 8GD Two storey rear extension and single storey side extension PERMISSION GRANTED

LA04/2019/0942/F 60 Andersonstown Park Belfast BT11 8FG 2 storey side/rear extension PERMISSION GRANTED

LA04/2019/0943/F 142 Kensington Road Belfast BT5 6NL Single storey rear and side extension to dwelling to provide enlarged 

kitchen

PERMISSION GRANTED

LA04/2019/0946/F 16 Rosepark Central Upper Newtownards 

Road Belfast

proposed single storey extension to rear of existing detached 

bungalow. Replacement windows to all elevations and internal 

refurbishment

PERMISSION GRANTED

LA04/2019/0947/F 52 Cherryvalley Park Belfast BT5 6PN Alterations to existing rear return and two storey extension and 

dormer to rear (amended description and plans)

PERMISSION GRANTED
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LA04/2019/0948/F 192 Upper Malone Road Dunmurry Belfast 

BT17 9JZ

Proposed garage with associated site works and landscaping PERMISSION GRANTED

LA04/2019/0953/F 51 Hillhead Crescent Belfast BT11 9FS Single storey extension to rear of dwelling PERMISSION GRANTED

LA04/2019/0956/LDP 470 Ravenhill Road Belfast BT6 0BW Single storey side and rear extensions, alterations to the rear 

elevation, demolition of an existing garage and a new landscaped 

rear patio/amenity area.

PERMITTED DEVELOPMENT

LA04/2019/0961/F 2 Beech Park Belfast BT6 9PG. Single storey rear extension. Bay window to front elevation. Loft 

conversion with rear dormer.

PERMISSION GRANTED

LA04/2019/0965/F 26 Somerton Park Belfast BT15 4DP. Single storey rear extension. PERMISSION GRANTED

LA04/2019/0972/F Royal Belfast Academical Institution College 

Square East Belfast BT1 6DL

Extension to the "undercroft" of the Common Hall to provide 

additional pupil WCs

PERMISSION GRANTED

LA04/2019/0974/F 7 Hawthornden Gardens Belfast BT4 2HF Single storey rear extension and side entrance lobby PERMISSION GRANTED
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LA04/2019/0982/LDE 98 Malone Avenue Belfast BT9 6ES  This house operates as a HMO and has been in operation for over 

ten years

PERMITTED DEVELOPMENT

LA04/2019/0989/LDE 7 University Avenue Belfast BT7 1GX. HMO House in multiple occupation PERMITTED DEVELOPMENT

LA04/2019/0996/F 126 Old Holywood Road BallymaghanBelfastBT4 

2NH.

Conversion of existing garage to habitable space including elevation 

changes and minor internal alterations.

PERMISSION GRANTED

LA04/2019/0998/F 139 Upper Lisburn Road Belfast BT10 0BB. Change of use from retail unit to funeral directors office. PERMISSION GRANTED

LA04/2019/1001/F 24 Irwin Crescent Belfast BT4 3AQ. Attic conversion with rear dormer. PERMISSION GRANTED

LA04/2019/1004/F 10 Kensington Park Belfast BT5 6NR. Single storey garage to side of dwelling and widening of existing 

gateway.

PERMISSION GRANTED

LA04/2019/1007/F 54 Lagmore Downs Belfast BT17 0TB. Two storey side extension and retrospective single storey rear 

extension and rear dormer.

PERMISSION GRANTED

LA04/2019/1010/F 57 Irwin Crescent Belfast BT4 3AQ. Single storey rear and side extension and roofspace conversion with 

rear dormer. Demolition of garage.

PERMISSION GRANTED
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LA04/2019/1011/F 5 Westbank Drive Harbour Estate Belfast 

BT3 9LA.

Change of use of ground floor and provision of additional ancillary first 

floor workspace and storage areas for UK Border Force facility 

including external alterations and addition of fire escape stairs.

PERMISSION GRANTED

LA04/2019/1012/F 43 Beechmount Pass Belfast BT12 9NW. Two storey extension to existing community building. PERMISSION GRANTED

LA04/2019/1013/A Unit 20 Boucher Retail Park Boucher 

Crescent Belfast BT12 6HU.

3No. internally LED illuminated flexface boxes complete with digitally 

printed flexface skins, 1No. Non illuminated folded aluminium blank 

tray sign.

PERMISSION GRANTED

LA04/2019/1016/LDP 17 Fairway Avenue Belfast BT9 5NL. Works to future proof dwelling, small extension. APPLICATION REQUIRED

LA04/2019/1018/F Lands at 26 Ormonde Gardens Belfast. Variation of condition 5 of LA04/2018/0758/F (to amend the means of 

enclosure including walls and fences)

PERMISSION GRANTED

LA04/2019/1023/A 391-397 Upper Newtownards Road Belfast 

BT4 3LG.

Internally applied translucent graphic vinyl sign continuous along front 

and side glazed elevations.

PERMISSION GRANTED

LA04/2019/1024/F 757 Crumlin Road Belfast BT14 7GF. Single storey rear extension. PERMISSION GRANTED
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LA04/2019/1029/F 46 Knockbreda Park Belfast BT6 0HD. Single storey rear extension with patio area. PERMISSION GRANTED

LA04/2019/1030/F 56 Diamond Gardens Finaghy Belfast BT10 

0HE.

Single storey rear extension with raised patio. Alterations to side 

elevation.

PERMISSION GRANTED

LA04/2019/1043/NMC 65Ardenlee Avenue Ballynafoy Belfast BT6 

0AB.

Non Material Change LA04/2016/2537/F NON MATERIAL CHANGE REFUSED

LA04/2019/1044/NMC Adjacent to 27 Gibson Street Belfast BT12 

4LW.

Non material change LA04/2016/0778/F NON MATERIAL CHANGE GRANTED

LA04/2019/1045/DC Belfast City Cemetery 511 Falls Road 

Belfast BT12 6DE.

Discharge of condition no. 2 of LA04/2018/1651/F CONDITION DISCHARGED

LA04/2019/1047/DC Unit 6 Ground Floor Block c The Arc 

Abercorn Basin Titanic Quarter Queens 

Road Belfast BT3 9DT.

Discharge of condition no. 2 of LA04/2017/2739/F CONDITION DISCHARGED
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LA04/2019/1048/DC Lands at a section of existing Tesco's Car 

park Knocknagoney Road Belfast BT4 2PN.

Discharge of condition no. 8 of LA04/2017/2776/F CONDITION DISCHARGED

LA04/2019/1057/LDE 43 Donnybrook Street Belfast BT9 7DB. HMO House in multiple occupancy. PERMITTED DEVELOPMENT

LA04/2019/1061/F 54 William Alexander Park Belfast BT10 0LX. Single storey rear extension PERMISSION GRANTED

LA04/2019/1063/F 52 Oakland Avenue Belfast BT4 3BX. Single storey rear infill extension. PERMISSION GRANTED

LA04/2019/1064/F 22 Trigo Parade Belfast BT6 9GA. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1067/LDE 7 Meadowbank Street Belfast BT9 7FG. House in multiple occupation (HMO). PERMITTED DEVELOPMENT

LA04/2019/1068/LDE 17 Rushfield Avenue Belfast BT7 3FP.  House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1071/F 16 Dunmurry Lodge Belfast BT10 0GR. 2 storey rear extension. Conversion of garage. New windows to gable 

elevations.

PERMISSION GRANTED
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LA04/2019/1072/F 35 Bristow Park Belfast BT9 6TG. Single storey rear extension PERMISSION GRANTED

LA04/2019/1074/F 41 Greystown Avenue Belfast BT9 6UG. Single storey rear extension, dormer to rear elevation. PERMISSION GRANTED

LA04/2019/1075/DC 81-107 York Street Belfast. Discharge of condition no. 13 of LA04/2016/2385/F CONDITION DISCHARGED

LA04/2019/1076/F 3 Randal Park Belfast BT9 6JJ. Section 54 application to develop without complying with condition 2 

of LA04/2017/2026/F. The condition reads "Notwithstanding drawing 

08 with Belfast Planning Service date stamp 2nd of October 2017, the 

chimney marked 'X' shall be reinstated using salvaged brick to match 

the existing dwelling. Evidence of this work shall be submitted to 

Belfast City Council within 6 months of the date of this decision."

PERMISSION REFUSED

LA04/2019/1078/F 101 Lawnbrook Avenue Belfast BT13 2QD. Change of use from residential to short term holiday let 

accommodation (retrospective).

PERMISSION GRANTED

LA04/2019/1079/DCA 76 Marlborough Park South Belfast BT9 6HW. Demolish rear bay to facilitate rear extension. PERMISSION GRANTED
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LA04/2019/1088/DC 28 Strathmore Park South Belfast BT15 5HL. Discharge of condition no. 2 of LA04/2018/2853/F CONDITION DISCHARGED

LA04/2019/1097/LDE 16 Belgravia Avenue Belfast BT9 7BJ. House in multiple occupation (HMO). Flat 2. PERMITTED DEVELOPMENT

LA04/2019/1102/F 181 Holywood Road Belfast BT4 2DG. Change of use to HMO - 5 bedsits. PERMISSION GRANTED

LA04/2019/1106/F 50 Conor Rise Belfast BT11 9LP. single storey rear extension, including level access ramp to rear 

(amended description)

PERMISSION GRANTED

LA04/2019/1110/F 28 Sheridan Street Belfast BT15 2BT. Single storey rear extension PERMISSION GRANTED

LA04/2019/1112/LDE Flat 3 30 Wolseley Street Belfast BT7 1LG. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1113/NMC 60 Cavehill Road Belfast BT15 5BT. Non material change to LA04/2019/0349/F NON MATERIAL CHANGE GRANTED

LA04/2019/1117/F 8 Slemish Way Belfast BT11 8GW. Single storey rear extension. PERMISSION GRANTED
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LA04/2019/1119/F 3 Edenvale Meadows Dunmurry BT17 0EG  Single storey rear extension. PERMISSION GRANTED

LA04/2019/1131/LDE 47 Northbrook Street Belfast BT9 7DH. HMO PERMITTED DEVELOPMENT

LA04/2019/1133/F 19 Somme Drive Belfast BT6 9JJ. Single storey side extension and rear elevational changes. PERMISSION GRANTED

LA04/2019/1134/F 3 Castlehill Park Belfast BT4 3GU. Two storey extension to rear of dwelling and elevational changes. PERMISSION GRANTED

LA04/2019/1135/LDE 26 Stranmillis Street Belfast BT9 5FE. HMO PERMITTED DEVELOPMENT

LA04/2019/1142/F 58 Trossachs Drive Upper Malone  Belfast 

BT10 0HU.

Single storey rear extension & two storey side extension. Extension to 

garage to provide a garden store & study. Alterations to front 

elevation.

PERMISSION GRANTED

LA04/2019/1146/F 11 Danesfort Park South Belfast BT9 7RG. Single storey side extension (retrospective) PERMISSION GRANTED

LA04/2019/1148/A 24-36 Chichester Street Belfast. Non illuminated business sign PERMISSION GRANTED

LA04/2019/1149/F 78 Castledillon Road Belvoir Belfast BT8 

7BJ.

Two storey side extension. PERMISSION GRANTED
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LA04/2019/1151/NMC 5 Finchley Park Belfast BT4 2HZ. Non material change to LA04/2019/0629/F NON MATERIAL CHANGE GRANTED

LA04/2019/1152/F 67 Galwally Avenue Belfast BT8 7AJ. Demolition of existing rear bay window and erection of single storey 

rear extension with raised patio area.

PERMISSION GRANTED

LA04/2019/1156/DC 430 Antrim Road Belfast BT15 5GB. Discharge of condition no. 6 of LA04/2018/2775/F CONDITION DISCHARGED

LA04/2019/1163/DC 38 Boucher Road Belfast BT12 6HR. Discharge of condition no. 2 of LA04/2018/1940/F CONDITION DISCHARGED

LA04/2019/1168/F 85 Palestine Street Belfast BT7 1QL. Two storey rear extension to dwelling and provision of rear dormer for 

second floor bedroom.

PERMISSION GRANTED

LA04/2019/1170/LDE 15 Deramore Avenue Belfast BT7 3ER. HMO APPLICATION REQUIRED

LA04/2019/1171/F Unit 3 Kennedy Way Blackstaff Road 

Belfast Co.Antrim BT11 9UP.

Installation of 2no. new Louvres along the South-East elevation of the 

virgin media premises, to serve internal digital media equipment.

PERMISSION GRANTED

LA04/2019/1184/NMC 58 Upper Lisburn Road Belfast BT10 0AB. Non material change to LA04/2018/1616/F NON MATERIAL CHANGE REFUSED
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LA04/2019/1185/F 48 Vauxhall Park Belfast BT9 5HB. Single storey rear and side extension. Rear dormer. Alterations to 

front and side elevation.

PERMISSION GRANTED

LA04/2019/1187/LDE 19 Carmel Street Belfast BT7 1QE. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1188/LDE 42 Carmel Street Belfast BT7 1QE. House in multiple occupation (HMO). PERMITTED DEVELOPMENT

LA04/2019/1189/LDE 57 Melrose Street Belfast BT9 7DL. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1191/F 45 Springhill Drive Belfast Single storey side extension. PERMISSION GRANTED

LA04/2019/1192/DC Site at 28-30 Great Patrick Street Belfast BT1 

2LT.

Discharge of condition no. 6 of Z/2014/1657/F CONDITION NOT DISCHARGED

LA04/2019/1194/DC 123 Barnetts Road Belfast BT5 7BG. Discharge of condition no. 2 of LA04/2017/0308/F CONDITION DISCHARGED

LA04/2019/1198/F 164 Alexander Park Avenue Belfast BT15 

3GJ.

First floor extension to rear of existing dwelling. PERMISSION GRANTED

LA04/2019/1221/LBC 11 Chichester Street Belfast BT1 4GJ. Internal refurb of existing restaurant (retrospective) PERMISSION GRANTED
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LA04/2019/1223/LDE 45 Malone Avenue Belfast BT9 6EP. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1224/LDP 49 Corrina Park Belfast BT17 0HA. Single storey rear extension. PERMITTED DEVELOPMENT

LA04/2019/1230/NMC Site Adjacent to 58 Boucher Place Located on 

lands at the junction of Boucher Place and 

Boucher Crescent Belfast BT12 6HT.

Non material change to LA04/2018/2679/F NON MATERIAL CHANGE REFUSED

LA04/2019/1234/F 23 Clonard Crescent Belfast BT13 2QN. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1238/F 1 Bradbury Place and 2-10 Donegall Road 

Belfast BT7 1RQ.

Elevational amendments. PERMISSION GRANTED

LA04/2019/1244/DC The Kings Hall and RUAS Site South Of Upper 

Lisburn Road/Balmoral Avenue West Of 

Harberton Park and North-East of Balmoral Golf 

Club Belfast BT9 6GW.

Discharge of condition 17 LA04/2018/0040/F CONDITION DISCHARGED
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LA04/2019/1248/LDE 12 St Albans Gardens Stranmillis Road 

Belfast BT9 5DR.

HMO House in multiple occupancy PERMITTED DEVELOPMENT

LA04/2019/1249/LDE 18 Landseer Street Belfast BT9 5AL. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1260/LDE 39 Sandymount Street Stranmillis BT9 5DP. HMO PERMITTED DEVELOPMENT

LA04/2019/1264/LDE 30 Elaine Street Belfast BT9 5AR. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1265/LDE Flat 3 120 Malone Avenue Belfast BT9 6ET. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1266/DC PSNI Station 16 North Queen Street Belfast 

BT15 1ER.

Discharge of condition no. 16 of Z/2013/0615/F CONDITION DISCHARGED

LA04/2019/1267/DC Corner site to south of junction Forthriver Road 

and Forthriver Way Belfast BT13 3SQ.

Discharge of condition no. 7 of LA04/2016/1439/F CONDITION NOT DISCHARGED

LA04/2019/1270/LDE 159 Donegall Road Belfast BT12 5NA. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT
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LA04/2019/1278/F 46 Casaeldona Rise Castlereagh Belfast 

BT6 9RA

Single storey side and rear extensions. PERMISSION GRANTED

LA04/2019/1281/F 47 Thornberry Hill Belfast BT14 8EP. Roofspace conversion creating dormer to rear of property. PERMISSION GRANTED

LA04/2019/1282/F 25 Mount Prospect Park Belfast. Two storey rear and side extension PERMISSION GRANTED

LA04/2019/1299/LDE 191 Dunluce Avenue Belfast BT9 7AX. House in Multiple Occupancy (HMO) APPLICATION REQUIRED

LA04/2019/1311/LDE 38 Eia Street Belfast Co. Antrim BT14 6BT. HMO PERMITTED DEVELOPMENT

LA04/2019/1318/F 21 Glencolin Manor Belfast BT11 8QN. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1320/F 45 Springfield Park Belfast BT13 3PZ. Single storey rear extension. New retaining wall to the gable and to 

the rear.

PERMISSION GRANTED
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LA04/2019/1324/DC Land West of Monagh By-Pass South of Upper 

Springfield Road & 30-34 Upper Springfield 

Road& West of Altnamona Crescent & St 

Theresa's Primary School North & East of 2-22 

Old Brewery Lane Glanaulin 137 143a Glen 

Road & Airfield Heights & St Marys School 

Belfast.

Discharge of condition no. 28 of LA04/2010/1284/O CONDITION NOT DISCHARGED

LA04/2019/1326/DC 81 83 & 85 Channing Street Belfast BT5 

6GP.

Discharge of conditions no's. 2 & 3 of LA04/2015/1536/F CONDITION NOT DISCHARGED

LA04/2019/1334/F 21 Stewartstown Park Belfast BT11 9GH. Single storey side extension PERMISSION GRANTED

LA04/2019/1335/F 109 Shandon Park Belfast. Single storey side & rear extension with raised area to rear. PERMISSION GRANTED

LA04/2019/1338/LDE 104 Cromwell Road Belfast BT7 1JY. HMO (House in multiple occupation). PERMITTED DEVELOPMENT

LA04/2019/1339/F 40 Ladybrook Park Belfast BT11 9EL. Ramped wheelchair access and proposed single storey extension to 

side of existing semi detached dwelling.

PERMISSION GRANTED
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LA04/2019/1341/NMC 36 Corrina Avenue Belfast BT17 0HR. Non material change S/2014/0727/F NON MATERIAL CHANGE REFUSED

LA04/2019/1352/F 7 Altan Drive Belfast BT17 0UD. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1353/F 8 Springfield Close Belfast BT13 3QY. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1355/LDE 21b Stranmillis Gardens Belfast BT9 5AS. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1359/NMC West 0f 8 Millgate Belfast BT5 7GY. Non material change to sites 9 & 10 of approval Y/2007/0579/F. NON MATERIAL CHANGE REFUSED

LA04/2019/1360/NMC Lands immediately North of Stanhope Street 

West of Clifton Street and East of Regent 

Street 7a Stanhope Street Belfast BT13 

1BL.

Non material change LA04/2018/0875/F. NON MATERIAL CHANGE GRANTED

LA04/2019/1361/F 103 Kilcoole Gardens Belfast BT14 8LF. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1367/CONTPO 8a Cleaver Gardens Belfast BT9 5HZ. Tree surgery to ash tree WORKS TO TREES IN CA - AGREED
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LA04/2019/1378/F 77 Holywood Road Belfast BT4 3BA. Change of use from office to dwelling with off street car parking and 

dropped kerb to provide vehicle access.

PERMISSION GRANTED

LA04/2019/1380/F 61 Almond Drive Belfast BT17 0GD. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1388/DC 4-5 Donegall Square South Belfast BT1 5JA. Discharge of condition 4 LA04/2017/0288/F. CONDITION NOT DISCHARGED

LA04/2019/1397/LDE Flat 2 96 Malone Avenue Belfast BT9 6ES. HMO PERMITTED DEVELOPMENT

LA04/2019/1399/LDE Flat 2 126 Malone Avenue Belfast BT9 6ET. HMO House in multiple occupancy. PERMITTED DEVELOPMENT

LA04/2019/1401/LDE 8 India Street Belfast BT7 1LJ. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1403/LBC Hampton House 8 Glenmachan Park Belfast 

BT4 2PJ.

External lighting to private driveway. PERMISSION GRANTED

LA04/2019/1410/F 163 Templemore Avenue Belfast BT5 4FQ. Change of use from dwelling house to 1No. house in multiple 

occupation (HMO) including new extension to the rear.

PERMISSION GRANTED

P
age 91



Reference Number Location Proposal Application Status

Planning Applications Decisions issued between 25 June and 5 August 2019 (303)

LA04/2019/1411/LDE 85 Upper Newtownards Road Belfast BT4 

3HU.

HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1419/LDE 15 Chadwick Street Belfast BT9 7FB. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1420/LDE 16 Wellesley Avenue Belfast BT9 6DG. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1421/CONTPO Fisherwick Presbyterian Church Malone Road 

Belfast

Remove dangerous birch tree WORKS TO TREES IN CA - AGREED

LA04/2019/1422/CONTPO 113 Marlborough Park South Belfast. Reduce sycamore & beech by 2-3m WORKS TO TREES IN CA - AGREED

LA04/2019/1425/F Unit 26 Harbour Court 9 Herron Road 

Sydenham Business Park Belfast BT3 9HP.

Conversion of light industrial unit to safety awareness centre with 

associated office accommodation to include external alterations.

PERMISSION GRANTED

LA04/2019/1436/F 9 Glengoland Park Dunmurry Belfast BT17 

0JD.

Single storey rear extension including demolition of existing garage. PERMISSION GRANTED

LA04/2019/1456/DC 21 Carolan Road Belfast BT7 3HE. Discharge of condition no. 14 of LA04/2018/2414/F CONDITION DISCHARGED
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LA04/2019/1457/PAN Lands at 11-19 Corporation  Street and No.6 

and 8-10 Tomb Street Belfast.

Outline permission for residential development. PROPOSAL OF APPLICATION NOTICE IS ACCEPTABLE

LA04/2019/1458/PAN Site at the corner of Hill Street & Talbot Street 

to the North and east of No.51 Hill Street 

Belfast.

Outline application for residential development PROPOSAL OF APPLICATION NOTICE IS ACCEPTABLE

LA04/2019/1459/PAN Lands at Holmes Street to the rear of No.15-21 

Bruce Street Belfast.

Outline residential development PROPOSAL OF APPLICATION NOTICE IS ACCEPTABLE

LA04/2019/1461/LDP 188 Upper Knockbreda Road Belfast BT6 

0NB.

Single storey rear extension. PERMITTED DEVELOPMENT

LA04/2019/1466/NMC 4a Newforge Lane Belfast BT9 5NU. Non-material change to Z/2012/0770/F NON MATERIAL CHANGE REFUSED

LA04/2019/1468/PAN Lands to the south and east of Belfast 

Metropolitan College east of Public Record 

Office of NI north of Sydenham Road west of 

Cuming Road and south of Hamilton Road 

Titanic Quarter Belfast.

Proposed titanic quarter eastern access road including new 

signalised junction on Sydenham Road other associated works.

PROPOSAL OF APPLICATION NOTICE IS ACCEPTABLE

LA04/2019/1471/LDE 77 Palestine Street Belfast BT7 1QL. HMO (House in multiple occupancy). PERMITTED DEVELOPMENT
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LA04/2019/1492/PAN 52-54 Dublin Road Belfast BT2 7HN Demolition of existing building and erection of serviced apartment 

building for both short and long term occupancy.

PROPOSAL OF APPLICATION NOTICE IS ACCEPTABLE

LA04/2019/1538/LDP 47 Haddington Gardens Belfast BT6 0AN. Single storey rear extension. PERMITTED DEVELOPMENT

LA04/2019/1542/F 36 Collinbrook Park Belfast BT17 0NZ. Single storey rear extension. New window opening to the gable. PERMISSION GRANTED

LA04/2019/1560/DC Block A/School House Methodist College 1 

Malone Road Belfast BT9 6BY.

Discharge of condition no. 15 of LA04/2017/0499/F & 

LA04/2017/0927/LBC

CONDITION DISCHARGED

LA04/2019/1568/DC Lands at 43-63 Chichester Street 29-31 

Gloucester Street and Seymour Lane Belfast

Discharge of condition 2 LA04/2017/2268/F CONDITION DISCHARGED

LA04/2019/1571/DC Colin Glen Forest Park 163 Stewartstown 

Road on lands north of Colin Glen Community 

allotments and opposite 27-29 Colin Glen Road 

and accessed off Colin Glen Road Belfast 

BT17 0HW.

Discharge of condition 16 LA04/2018/2784/F CONDITION DISCHARGED
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LA04/2019/1581/PAN Riddell Hall 185 Stranmillis Road Belfast 

BT9 5EE.

Development of new purpose built facility to provide additional 

teaching space and associated/ancillary 

accommodation.Renovation work to Riddel Hall (listed building) 

resulting from the displacement of current facilities to new proposed 

accommodation.

PROPOSAL OF APPLICATION NOTICE IS ACCEPTABLE

LA04/2019/1584/DC Colin Glen Forest Park 163 Stewartstown 

Road on lands north of Colin Glen Community 

allotments and opposite 27-29 Colin Glen Road 

and accessed off Colin Glen Road Belfast 

BT17 0HW.

Discharge of conditions 18 + 19 LA04/2018/2784/F CONDITION DISCHARGED

LA04/2019/1588/DC Lands approx. 150m North East Of 159 Mount 

Eagles Avenue Dunmurry Belfast.

Discharge of condition 6 LA04/2018/2099/F CONDITION DISCHARGED

LA04/2019/1596/LDE 82 Palestine Street Belfast BT7 1QL. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1612/PAN Lands immediately north & south of existing film 

studios north of Dargan Road Belfast (within 

wider Belfast City Council lands known as North 

Foreshore/Giant's Park).

Construction of film studios complex including ancillary offices, 

workshops, ancillary car parking, servicing & access from existing 

internal access road, landscaping and associated site works.

PROPOSAL OF APPLICATION NOTICE IS ACCEPTABLE
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LA04/2019/1641/LDE 213a Lisburn Road Belfast BT9 7EJ. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1676/CONTPO 14 Kirkliston Drive Belfast. Pollard prune approx. 2 metres WORKS TO TREES IN CA - AGREED

LA04/2019/1778/CONTPO 42 Green Road Belfast BT5 NA WORKS TO TREES IN CA - AGREED

LA04/2019/1779/CONTPO 92 Osborne Park Belfast. Prune with crown reduction of 3m 1 x fagus sylvatica. WORKS TO TREES IN CA - AGREED

LA04/2019/1780/CONTPO 38 Green Road Belfast BT5 6JA. Remove 1 X Tillia x europea. WORKS TO TREES IN CA - AGREED

LA04/2019/1783/PAN Lands to the south east of Titanic Hotel north 

east of Bell's Theorem Crescent and south west 

of Hamilton Road extending across Queens 

Road Olympic Way and to meet Queens Island 

Wharf and the River Lagan.

Proposed aquarium and associated sea intake/outfall infrastructure. PROPOSAL OF APPLICATION NOTICE IS ACCEPTABLE
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Development Management Report 
Addendum Report

Application ID:    LA04/2019/0896/F Date of Committee:  13th August 2019  
Proposal: 
Proposed demolition of vacant bank and 
erection of a mixed use development - 1 No. 
retail unit and 1No. café/restaurant unit, 8 
apartments, landscaping and associated site 
and access works

Location:
423-427 Ormeau Road  
Belfast   

Referral Route:   Demolition of main building in an ATC
Recommendation:  Approval
Applicant Name and Address:
PWD Developments
Aisling House 
50 Stranmillis Embankment
Belfast
BT9 5FL 

Agent Name and Address:
TSA Planning
20 May Street
Belfast
BT1 4NL 

Addendum Report:

This application was deferred for a site visit at Planning Committee on 2nd July 2019. No presentation 
or discussion of the application took place at the planning committee meeting. The committee site visit 
took place on the 18th July 2019.

Members should read this Addendum Report in conjunction with the original Development 
Management Officer Report attached below. 

No additional representations have been received. 

Consultation response received from NI Water dated 26 June 2019. The response enclosed the NIW 
response to a Pre Development Enquiry regarding the proposed development. The response from NI 
Water is noted and raises no concerns in respect of the proposal. 

Consultation response received from Environmental Health citing no objection subject to conditions. 
The recommended conditions set out in Section 11 of the attached report have been amended to take 
account of the response from Environmental Health as per below;

7. Prior to the first occupation of the development hereby permitted, a noise verification report 
shall be submitted to and approved in writing by the Local Planning Authority. The verification 
report shall demonstrate that the noise mitigation measures as recommended in the Lester 
Acoustics Sound Impact Assessment dated 4th April 2019 (Ref: MRL/1238/L03) have been 
installed to ensure that the internal noise targets within the proposed apartments do not exceed;

- 35 dB LAeq,16hrs at any time between 07:00hrs and 23:00hrs within any habitable 
room, with the windows closed and alternative means of acoustic ventilation 
provided in accordance with current building control requirements;

- 30 dB LAeq,8hr at any time between the hours of 23:00hrs and 07:00hrs within any 
bedroom, with the windows closed and alternative means of acoustic ventilation 
provided in accordance with current building control requirements;

- 45 dB LAmax single event levels more than 10 times between 23:00hrs and 07:00hrs 
within any proposed bedrooms with the windows closed and alternative means of 
ventilation provided in accordance with current building control requirements;

- That the combined rating level (dBLAr) from the operation of all building services 
plant and equipment, when determined or measured in accordance with 
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Development Management Report
Application ID: LA04/2019/0896/F Date of Committee:  2nd July 2019  
Proposal:
Proposed demolition of vacant bank and 
erection of a mixed use development - 1 No. 
retail unit and 1No. café/restaurant unit, 8 

Location:
423-427 Ormeau Road  
Belfast   

BS4142:2014 at the nearest proposed residential unit or existing residential does 
not  exceed the  background sound level (daytime and night time).

The noise mitigation measures shall be permanently retained thereafter.  

 Reason: To protect the environment and amenities of future occupants. 

      9.  Prior to the commencement of development hereby permitted, a scheme for the proposed 
kitchen extraction and odour abatement system shall be submitted to and approved in writing 
by the Local Planning Authority. The scheme must demonstrate that the system will be capable 
of providing as a minimum, a high level of odour control in line with the submitted RPS Odour 
Assessment dated 3rd April 2019 and relevant industry guidance. The scheme shall be 
implemented fully in accordance with the approved details prior to the first operation of the café 
/ restaurant use hereby permitted. All equipment installed as part of the scheme shall thereafter 
be operated and maintained in accordance with the approved details and manufacturer’s 
instructions. 

             Reason: To protect the environment and amenities of existing and future occupants.

      10.  Condition removed – A high level of odour control is proposed within the Odour Assessment. 
.
      11.  The retail unit and café/restaurant unit hereby permitted shall not be open to customers after 

23:00hrs or before 07:00hrs nor shall there be any commercial deliveries, collection or servicing 
during this period.    

             Reason: In the interests of amenity of existing and future occupants.

      12.  Prior to the first operation of the retail unit and café/restaurant unit hereby permitted, a Service  
Management Plan shall be submitted to and approved in writing by the Local Planning  
Authority. The operation of the both units shall be carried out and maintained in accordance 
with the approved management plan.       

            Reason: In the interests of amenity of existing and future occupants. 

Summary

 A site visit by members has taken place. 

In conclusion, the recommendation remains as set out in the case officer’s report and this addendum. 

Recommendation – Approval  
It is requested that the committee delegate authority to the Director of Planning and Building Control 
to grant conditional planning permission and to finalise the wording of conditions as set out in Section 
11 of the DM Officer’s report and this Addendum.   
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apartments, landscaping and associated site 
and access works.
Referral Route: Demolition of main building in an ATC 
Recommendation: Approval 
Applicant Name and Address:
PWD Developments
Aisling House 
50 Stranmillis Embankment
Belfast
BT9 5FL

Agent Name and Address:
TSA Planning
20 May Street
Belfast
BT1 4NL

Executive Summary:
This application seeks full planning permission for the demolition of the existing bank building and 
the construction of a three storey mixed use development containing one retail unit, one 
café/restaurant unit on the ground floor and 8 apartments on the upper floors, landscaped courtyard 
to the rear and associated site and access works.   

The main issues to be considered in this case are:

• Principle of development
• Retail Impact 
• Design, Impact on character and appearance of the area including Draft ATC 
• Impact on amenity  
• Access, Movement and Parking  
•          Flooding 
•          Infrastructure Capacity 

The application site is unzoned whiteland within the development limits of Belfast as designated in 
the BUAP. In Draft BMAP, it falls within a designated shopping and commercial area along the 
arterial route of the Ormeau Road. Overall, the proposal would help to reinstate the role and 
function of the arterial route through the restoration of a gap site in accordance with the SPPS and 
Draft BMAP. The replacement scheme would enhance the overall character and respect the built 
form of the draft Ormeau Area of Townscape Character over and above the exiting building to be 
demolished. The proposed development would not cause unacceptable harm to the amenity of 
existing or future occupiers. The proposal is unlikely to have a significant impact on the local road 
network in terms of traffic, road safety and parking.  

DFI Roads and Rivers Agency offered no objection to the proposal. Whilst there are outstanding 
consultation responses from Environmental Health and NI Water, these present no issues of 
principle and it is considered that any technical matters can be dealt with via conditions.   

1 letter of objection has been received from No 27 Primrose Street, citing concern with the following:
- How the site will be accessed when building work commences, disruption and noise 

pollution;
- Where waste management and recycling facilities will be, rodent infestation;
- Would like reassurance that the limited parking existing on the street will not be affected. 

These matters are addressed in the main body of the report.  

The proposal has been assessed against, and is considered to comply with, the SPPS, BUAP, 
Draft BMAP, PPS3, PPS6, PPS7, PPS12 and PPS15. Having regard to the development plan, 
relevant planning policies, and other material considerations including the third party representation 
and consultee responses, it is recommended that the proposal should be approved subject to 
conditions. 
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Recommendation - Approve subject to conditions

It is requested that the committee delegate authority to the Director of Planning and Building Control 
to grant conditional planning permission and to finalise the wording of conditions.  
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Case Officer Report
Site Location Plan
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Characteristics of the Site and Area

1.0 Description of Proposed Development
This application seeks full planning permission for the demolition of vacant bank building and 
the construction of a mixed-use development containing one retail unit and one café/restaurant 
unit, 8 apartments (6 x 2 bedroom and 2 x 1 bedroom), rear courtyard with landscaping, 
covered bike shelter and associated site and access works.

The scheme has been amended following a previously withdrawn application under ref: 
LA04/2018/1517/F. 

2.0 Description of Site and Area 
The application site comprises of a vacant bank building and its associated yard area to the 
side and rear. The site fronts onto the Ormeau Road and there is rear access via 
Primrose Street. 

The surrounding area is defined by a mix of commercial, retail and residential uses along 
Ormeau Road and two storey terraced dwellings to the west. 

Planning Assessment of Policy and other Material Considerations

3.0 Site History

LA04/2018/1517/F -  Demolition of vacant bank and erection of Mixed use development - 1 
retail, 1cafe/restaurant at ground floor, 8 No apartments, landscaping, cycle bays and 
associated works – Withdrawn 12.11.2018

4.0 Policy Framework

4.1 Belfast Urban Area Plan 2001 (BUAP)
4.2 (Draft) Belfast Metropolitan Area Plan 2015 

Following the recent Court of Appeal decision on BMAP, the extant development plan is now 
the BUAP. However, given the stage at which the Draft BMAP had reached pre-adoption 
through a period of independent examination, the policies within the Draft BMAP still carry 
weight and are a material consideration in the determination of planning applications. The 
weight to be afforded is a matter of judgement for the decision maker.
4.2.1 Policy SETT 2 Development within the Metropolitan Development Limits and 

Settlement Development Limits
4.2.2 Policy SETT 3 Arterial Routes  
4.2.3 Policy R4 Arterial Routes and Local Centres 

4.3 Regional Development Strategy 2035 
4.4 Strategic Planning Policy Statement 2015 (SPPS)
4.5 Planning Policy Statement 3: Access, Movement and Parking

Planning Policy Statement 6 (Addendum): Areas of Townscape Character 
Planning Policy Statement 7: Quality Residential Environments 
Planning Policy Statement 12: Housing in Settlements 
Planning Policy Statement 15: Planning and Flood Risk  

5.0 Statutory Consultees Responses

5.1 Transport NI – No objection subject to condition  
5.2 NI Water – No response  received, will be reported as an update to committee 
5.3 Rivers Agency – No objection
6.0 Non Statutory Consultees Responses

6.1 BCC Environmental Health – No response received, will be reported as an update to 
committee  
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7.0 Representations

7.1 The application was neighbour notified on the 17th May 2019 and advertised in the local press 
on the 14th May 2019.

1 letter of objection has been received (27 Primrose Street), summarised as:
 Concerns over how the site will be accessed when building work commences, 

disruption and noise pollution;
Officer Response: A construction management plan condition has been 
recommended to minimise any potential disruption to neighbouring properties. Noise 
during construction would be subject to separate environmental legislation. 

 Concerns as to where waste management and recycling facilities will be, rodent 
infestation and having waste refuse close to my home;
Officer Response: The bin store is enclosed and integrated into the proposed building. 
A condition is also recommended for a waste management plan to ensure that waste 
is appropriately managed on bin collection days. In addition, Environmental Health 
have powers to investigate complaints regarding environmental issues associated 
with waste. 

 Would like reassurance that the limited parking existing on the street won’t be affected. 

These matters raised are either directly addressed above or in the main body of report below. 
8.0 Other Material Considerations

8.1 Parking Standards 
DCAN 4: Restaurants, Cafes and Fast food outlets 
DCAN 15: Vehicular Access Standards 
Creating Places 
Living Spaces: An Urban Stewardship and Design Guide or Northern Ireland 
The Belfast Agenda 

9.0 Assessment

9.1 The proposal is considered to be in compliance with the development plan.
9.2

9.3

9.4

The key issues in the assessment of the proposed development include:
- Principle of development 
- Retail Impact 
- Design, Impact on character and appearance of the area including Draft ATC 
- Impact on amenity  
- Access, Movement and Parking  
-          Flooding 
-          Infrastructure Capacity

Principle of development/ Retail Impact  
The site is unzoned land within the development limits as designated in the BUAP. In Draft 
BMAP, it falls within a designated shopping and commercial area along the arterial route of 
the Ormeau Road. There were no objections received in the relation to the specific 
designations at these locations at the examination stage. In addition, the general approach to 
the arterial routes and zonings was accepted by the Planning Appeals Commission and the 
detailed recommendations made by Inspector were endorsed by the Department and as such, 
it is considered that these policies can still be afforded weight in the determination of the 
application.

Draft BMAP seeks to promote the regeneration of arterial routes by allowing an appropriate 
scale of retail and office use within commercial nodes and allowing appropriate housing 
developments. The principle of retail, cafe/ restaurant and residential uses is therefore 
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9.5 

9.6

9.7

9.8

9.9 

9.10

9.11

9.12

9.13

considered acceptable at this location subject to the material considerations set out below. 

Retail Impact 
The proposal would result in the creation of a retail unit with a maximum gross floorspace of 
108m2. In this instance, the proposal is for retailing within a designated shopping and 
commercial area and for the purpose of the sequential test, this has been passed. The 
proposed development would help meet a local need in an established residential area and 
would be within the floorspace thresholds set out in Policy R4. The retail development is limited 
in scale and would not prejudice the vitality and viability of nearby centres. The proposal would 
accord with the SPPS and Draft BMAP in this regard. 

Design, Impact on character and appearance of the area including Draft ATC 
The site is located within the Ormeau Area of Townscape Character (ATC) within Draft BMAP. 
There were no objections to this designation at examination and the Commissioner 
recommended no change to the plan. It is therefore considered likely that the proposed ATC 
designation would remain, if BMAP is lawfully adopted. The proposed ATC designation is 
therefore a material consideration. 

Demolition in Draft ATC 
The application involves the demolition of the rundown bank building, which is of no particular 
architectural merit and is considered to make no material contribution to the distinctive 
character of the area. Consequently, there is no objection to the demolition of the building in 
accordance with Policy ATC1 of PPS6 Addendum and the SPPS. 

Replacement Scheme 
The proposed density of development would be in keeping within the density parameters 
already established along this arterial route. The proposed replacement building would be 3 
storeys at a maximum height of 11.5 metres which is appropriate for its location along the 
arterial route and having regard to the heights of adjoining buildings. The height is reduced at 
the rear to respect the lower residential scale of properties to the west. 

The stepped ridge along the roofline, having two different blocks with smaller units at ground 
floor level and a traditional / regular fenestration arrangement, successfully breaks up the 
scale and massing of the building. The proposed development forms a strong edge with the 
street and would provide a continuous and active frontage along the Ormeau Road. 

The proposed development has been designed as a modern interpretation of the sites context, 
with a traditional pitched roof along Ormeau Road and palette of materials including red brick 
and slate. 

The proposal would enhance the overall character and respect the built form of this Draft ATC 
and therefore accords with the SPPS, Policy ATC2 of PPS6 and Policy QD1 of PPS7, Draft 
BMAP, Creating Places and Living Spaces: An Urban Stewardship and Design Guide for 
Northern Ireland. 

Impact on amenity 
Each apartment would have direct access from the Ormeau Road and the main outlook from 
the primary living areas would be to the street ensuring that future occupants would be 
afforded an adequate degree of light and outlook. A landscaped communal courtyard is to the 
provided to the rear with an area of approximately 127 square metres, which would meet the 
standards set out in Creating Places for this inner urban location.  

An Acoustic Assessment, Odour Assessment and Air Quality Assessment have been provided 
in support of the proposal, which is currently being reviewed by Environmental Health. A 
number of mitigation measures are proposed to protect the amenity of existing and future 
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9.14

9.15

9.16

9.17

9.18

9.19

9.20

occupants. These matters present no issues of principle and can be adequately controlled via 
conditions. It is therefore requested that Committee delegate authority to the Director of 
Planning and Building Control to impose any conditions.  

The scale and massing of the building has been reduced from the previously withdrawn 
application LA04/2018/1517/F to include subservient elements at the rear including a flat roof 
with two storey corners. This increases the separation distances to the nearest residential 
properties along Primrose Street (e.g. No 27 approx. 13 – 16 metres) and Haywood Avenue 
(e.g. No 3 approx. 8 – 10 metres). Having regard to this relationship, the positioning of the 
properties to the west of the site, the orientation of buildings which create oblique views 
between properties and this inner urban location, it is not considered that the proposal would 
result in an unacceptable adverse effect on existing properties in terms of overlooking, loss of 
light, overshadowing and overbearing impact. 

In light of the above, it is considered that an adequate level of residential amenity would be 
maintained for future and existing occupiers in this inner urban location in accordance with 
Policy QD1 of PPS7 and the SPPS. 

Access, Movement and Parking   
The application is submitted by a Transport Assessment Form and Parking Statement. A zero 
level of car parking is proposed which falls short of the recommended parking standard. 
However, justification is provided for this reduced standard due to the site’s highly sustainable 
location along an arterial route in close proximity to a wide range of local amenities and public 
transport links which reduces the reliance on the private car in line with the main objectives of 
the SPPS and Draft BMAP. Provision has been made on site for covered cycle parking. In 
addition, the car parking survey carried out shows there is spare capacity to accommodate 
any overspill from the site without having an adverse impact on street car parking, highway 
safety and the convenience of local residents. 

DFI Roads were consulted and they have confirmed that they are satisfied that parking on 
street is unlikely to have a significant impact on the local road network in terms of traffic and 
road safety. On this basis, the proposal is considered to accord with Policy QD1 of PPS7, 
PPS3, SPPS and Draft BMAP.  

Satisfactory provision has been made within the building for the storage of waste.  Conditions 
have been recommended to cover this and a waste management plan.

Flooding 
The site is not located within the fluvial flood plain, however it is located within an area of 
historical surface water flooding. A Drainage Assessment has been submitted which  
demonstrates that adequate measures will be put in place to effectively mitigate flood risk to 
the proposed development and ensure that flood risk will not be increased elsewhere. This 
has been reviewed by Rivers Agency who have cited no objection. As such, the proposed 
development would comply with Policy FLD3 of PPS 15 and the SPPS. 

Infrastructure Capacity 
No response has been received to date from NI Water. However, no objection was raised in 
the previous application LA04/2018/1517/F and owing to the scale and nature of development 
proposed, it is not considered that proposed development would have a significant impact on 
existing infrastructure and as such, there are no issues of principle. In addition, connections 
to the water and foul sewer system are covered by separate legislation.  

10.0 Summary of Recommendation:   
Having regard to the policy context and other material considerations raised by consultees 

Page 105



Application ID: LA04/2019/0896/F

Page 10 of 12

and a third party, it is concluded that, on balance, the proposal is considered acceptable. It is 
requested that the committee delegate authority to the Director of Planning and Building 
Control to grant conditional planning permission.

11.0 Conditions

1. As required by Section 61 of the Planning Act (Northern Ireland) 2011, the 
development hereby permitted shall be begun before the expiration of 5 years from the 
date of this permission.

            Reason: Time Limit.

2. The development hereby permitted shall not commence until samples and a written 
specification of the materials to be used in the external elevations and hard standing 
surfaces, have been submitted to and approved in writing by the Local Planning 
Authority. The development shall be carried out and thereafter retained in accordance 
with the approved details. 

            Reason: To protect the visual amenities of the area.  

3. Prior to the first prior occupation of the development hereby permitted, the bin storage 
facilities shall be provided in accordance with the approved plans and shall be 
permanently retained thereafter for use at all times.

Reason: In the interests of amenity and to ensure the appropriate provision of 
infrastructure.

4. The development hereby permitted shall not be occupied until a Waste Management 
Plan including details of bin collection arrangements have been submitted to and 
approved in writing by the Local Planning Authority.  The approved scheme shall be 
carried out in full prior to the first occupation of the development and maintained 
thereafter for use at all times.  

Reason: In the interests of amenity and to protect the character and appearance of the 
area.

5. Prior to the first occupation of the development hereby permitted, the covered cycle 
parking shall be provided in accordance with the approved plans. The cycle parking 
and any associated facilities shall thereafter be permanently retained for use by the 
occupants of and visitors to the development at all times.

Reason: To ensure that satisfactory facilities for the parking of cycles are provided and 
to encourage travel by means other than the private car. 

6. The development hereby permitted shall not commence until a Construction 
Management Plan has been submitted to and approved in writing by, the Local 
Planning Authority. The Management Plan shall provide for:
           i) the parking of vehicles of site operatives and visitors; 
           ii) loading and unloading of plant and materials; 
           iii) storage of plant and materials used in constructing the development; 
           iv) measures to control the emission of dust and dirt during construction;
           v)         measures to control noise and vibration during construction. 
The Management Plan shall be implemented as approved and maintained for the 
duration of the construction works unless otherwise agreed in writing by the Local 
Planning Authority. 
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Notification to Department (if relevant): N/A 

Representations from Elected members: N/A 

Details of Neighbour Notification (all addresses)
25 Primrose Street,Ormeau,Belfast,Down,BT7 3FT   
26 Primrose Street,Ormeau,Belfast,Down,BT7 3FT   
27 Primrose Street,Ormeau,Belfast,Down,BT7 3FT   
28 Primrose Street,Ormeau,Belfast,Down,BT7 3FT   
3 Haywood Avenue, Belfast, BT7 3EU   
417a ,Ormeau Road,Ormeau,Belfast,Down,BT7 3GQ   
5 Haywood Avenue, Belfast, BT7 3EU   
7 Haywood Avenue, Belfast, BT7 3EU   
9 Haywood Avenue, Belfast, BT7 3EU   
Abbey Insurance, 302 - 304 Ormeau Road, Belfast, BT7 2GE   
Apartment 1, 2 Raby Street, Belfast, BT7 2HG   
Apartment 10, 2 Raby Street, Belfast, BT7 2HG   

                                                                                       
Reason: In the interests of public safety and amenity.

7. Prior to the first occupation of the development hereby permitted, the noise mitigation 
measures specified in the Acoustic Assessment dated 4th April 2019 (ref 
MRL/1238/L03) prepared by Lester Acoustics shall be installed and permanently 
retained thereafter.  

Reason: To the environment and amenities of future occupants. 

8. The development hereby permitted shall be carried out in accordance the mitigation 
specified in the submitted Air Quality Impact Assessment dated 4th April 2919 (ref 
NI2013) and prepared by RPS Group.  

Reason: To the environment and amenities of existing and future occupants. 
 

9. Prior to the commencement of the development hereby permitted, a scheme for the 
installation of equipment to control emissions from the premises shall be submitted to, 
and approved in writing by, the Local Planning Authority.  These measures shall be 
implemented fully in accordance with the approved scheme prior to the 
commencement of the café / restaurant use hereby permitted. All equipment installed 
as part of the scheme shall thereafter be operated and maintained in accordance with 
the approved details and retained as such thereafter.

Reason: To protect the environment and amenities of existing and future occupants.

10. The café/ restaurant use hereby approved shall be restricted so that no shallow or 
deep fat frying of food shall take place on the premises.  

Reason:  To protect the environment and amenities of existing and future occupants.
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Apartment 11, 2 Raby Street, Belfast, BT7 2HG   
Apartment 12, 2 Raby Street, Belfast, BT7 2HG   
Apartment 13, 2 Raby Street, Belfast, BT7 2HG   
Apartment 14, 2 Raby Street, Belfast, BT7 2HG   
Apartment 15, 2 Raby Street, Belfast, BT7 2HG   
Apartment 16, 2 Raby Street, Belfast, BT7 2HG   
Apartment 17, 2 Raby Street, Belfast, BT7 2HG   
Apartment 18, 2 Raby Street, Belfast, BT7 2HG   
Apartment 19, 2 Raby Street, Belfast, BT7 2HG   
Apartment 2, 2 Raby Street, Belfast, BT7 2HG   
Apartment 20, 2 Raby Street, Belfast, BT7 2HG   
Apartment 21, 2 Raby Street, Belfast, BT7 2HG   
Apartment 22, 2 Raby Street, Belfast, BT7 2HG   
Apartment 23, 2 Raby Street, Belfast, BT7 2HG   
Apartment 24, 2 Raby Street, Belfast, BT7 2HG   
Apartment 25, 2 Raby Street, Belfast, BT7 2HG   
Apartment 26, 2 Raby Street, Belfast, BT7 2HG   
Apartment 27, 2 Raby Street, Belfast, BT7 2HG   
Apartment 28, 2 Raby Street, Belfast, BT7 2HG   
Apartment 29, 2 Raby Street, Belfast, BT7 2HG   
Apartment 3, 2 Raby Street, Belfast, BT7 2HG   
Apartment 30, 2 Raby Street, Belfast, BT7 2HG   
Apartment 31, 2 Raby Street, Belfast, BT7 2HG   
Apartment 32, 2 Raby Street, Belfast, BT7 2HG   
Apartment 33, 2 Raby Street, Belfast, BT7 2HG   
Apartment 34, 2 Raby Street, Belfast, BT7 2HG   
Apartment 35, 2 Raby Street, Belfast, BT7 2HG   
Apartment 36, 2 Raby Street, Belfast, BT7 2HG   
Apartment 37, 2 Raby Street, Belfast, BT7 2HG   
Apartment 38, 2 Raby Street, Belfast, BT7 2HG   
Apartment 39, 2 Raby Street, Belfast, BT7 2HG   
Apartment 4, 2 Raby Street, Belfast, BT7 2HG   
Apartment 40, 2 Raby Street, Belfast, BT7 2HG   
Apartment 41, 2 Raby Street, Belfast, BT7 2HG  
Apartment 42, 2 Raby Street, Belfast, BT7 2HG   
Apartment 5, 2 Raby Street, Belfast, BT7 2HG   
Apartment 6, 2 Raby Street, Belfast, BT7 2HG   
Apartment 7, 2 Raby Street, Belfast, BT7 2HG   
Apartment 8, 2 Raby Street, Belfast, BT7 2HG   
Apartment 9, 2 Raby Street, Belfast, BT7 2HG   
Bank Of Ireland, 306 Ormeau Road, Belfast, BT7 2GE   
District, 300 Ormeau Road, Belfast, BT7 2GE   
First Floor Office 1,429 Ormeau Road,Ormeau,Belfast,Down,BT7 3GQ   
McMillans One Stop, 417 Ormeau Road,Ormeau,Belfast,Down,BT7 3GQ   
Oasis Amusement Centre, 429 Ormeau Road,Ormeau,Belfast,Down,BT7 3GQ   
Winemark Ltd, 419-421 ,Ormeau Road,Ormeau,Belfast,Down,BT7 3GQ   
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Addendum Report

Application ID:  LA04/2018/0328/F Date of Committee:  13 August 2019
Proposal: 
Residential development consisting of 4 No. 
detached dwellings and 10 No. semi-detached 
and garages with associated car parking and 
landscaping and pumping station. (Amended 
Description & Plans)

Location:
Lands to the rear of 21 Finaghy Park Central  
Finaghy  
Belfast  
BT10 0HP

Referral Route: Request of Director of Planning and Building Control
Recommendation:  Approve
Applicant Name and Address:
Alskea
16A Crosscavanagh Road
Galbally
Dungannon
BT70 3BJ

Agent Name and Address:
Kevin Cartin Architects Ltd
Unit 5 Belmont Office Park 
232-240 Belmont Road
Belfast
BT4 2AW

Addendum Report:

This application was previously listed for Planning Committee 2nd July 2019.  The application was 
deferred by Members for a site visit.   The planning committee site visit was scheduled for Thursday 
1st August 2019, Members attended however were unable to gain access to the site.  An alternative 
site visit has been scheduled for Thursday 8th August 2019.

Members should read this Addendum Report in conjunction with the original Development 
Management Officer Report of 2nd July 2019, attached below. 

A further 4 representations have been received since the original Development Management Officer 
Report of 2nd July 2019.  These representations consist of 3 objections and 1 letter of support.  
The points raised in the objections are summarised below;

 Concern regarding drainage  in the area and increased pressure on the sewage system;
 Concern regarding increased pressure on traffic volume;
 Impact on junction with Finaghy Road North;
 Concern for child safety due to increased volume of traffic;
 Objection to findings of Sound Inward Levels and Vibration Survey – it is theoretical;
 Objection to findings of Odour Impact Assessment – Incomplete and theoretical;
 Confusion re proposed number of units;
 Requirement for a condition report for the embankment from Translink;
 Requirement for a technical survey prior to construction works commencing to confirm that the 

weight imposed by building close to the slope will not adversely impact on health, safety and 
construction.

The letter of support raised the following points;
 Application for 14 dwellings is reasonable considering scale of previous applications;
 Approval of the proposal would remove uncertainty re property value and what will eventually 

be constructed on the site;
 Lack of decision is effecting ability to sell home;
 As long as planning permission remains outstanding the value of homes bordering the site will 

be adversely affected;
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 Peace of mind for all or before the land is sold on to a different developer who may have 
different plans for the site, makes sense to accept proposal.

A meeting with residents took place on 30th July 2019 supported by Cllr Nicholl.  A number of issues 
were raised and clarification provided in respect of the following;

 Trees and embankment; BCC Tree Officer has advised there is no record for a request for a 
Tree Preservation Order on this site.

 Traffic;  
 Sewer System;
 Scale of Development;
 Information of portal.

The points raised by the additional objections and those residents who attended the meeting on the 
30th July 2019 are issues which have also been addressed within the original Development 
Management Officer Report of 2nd July 2019 attached below.

It was agreed in discussion with residents to attach additional conditions for landscaping, tree 
protection and a construction management plan.

Summary

In conclusion, the recommendation remains as set out in the case officer’s report and this addendum. 

Recommendation 
Approve – Having regard to the policy context and other material considerations above, the proposal 
is considered acceptable and planning permission is recommended.

It is requested that committee delegate authority to the Director of Planning and Building Control to 
finalise conditions as set out in draft in Section 11 of the DM Officer’s report.
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Development Management Officer Report
Committee Application

Summary
Committee Meeting Date: 2 July 2019 Application ID: LA04/2018/0328/F
Proposal:
Residential development consisting of 4 No. 
detached dwellings and 10 No. semi-detached 
and garages with associated car parking and 
landscaping and pumping station. (Amended 
Description & Plans)

Location:
Lands to the rear of 21 Finaghy Park Central  
Finaghy  
Belfast  
BT10 0HP 

Referral Route: Request of Director of Planning and Building Control
Recommendation: Approval
Applicant Name and Address:
Alskea
16A Crosscavanagh Road
Galbally
Dungannon
BT70 3BJ

Agent Name and Address:
Kevin Cartin Architects Ltd
Unit 5 Belmont Office Park 
232-240 Belmont Road
Belfast
BT4 2AW

Executive Summary:
The proposal is for full planning permission for a housing development consisting of 14 dwellings, 
to consist of 10 semi-detached and 4 detached dwellings.  

The Key issues in the assessment of the proposed development include;
 Principle of development and use;
 Height, scale, massing, layout and design;
 Provision of parking and access;
 Provision of amenity space;
 Impact on Area of Townscape Character;
 Impact on residential amenity of neighbours;
 Consideration of representations;
 Other environmental factors.

Under the adopted Belfast Urban Area Plan 2001 the site is unzoned white land.  Under the 
current Draft Belfast Metropolitan Area Plan 2015 version and the 2004 version both 
designated a portion of the site within the proposed Finaghy Area of Townscape Character.

Therefore, the proposed land use for housing is considered acceptable in principle providing 
it is compatible with all other relevant planning policy.  A previous outline approval under 
Z/2008/1752/O in 2009 also established that a residential use was acceptable at this location.

The proposed dwellings are to be two storey semi-detached and detached dwellings.

The proposed layout of the development is acceptable and it is considered that the site can 
accommodate the proposed number of dwelling units of the scale and mass proposed, whilst 
meeting the recommended requirements for prospective residents without detrimentally impacting 
on the residential amenity of existing neighbours.
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The architectural approach is contemporary and has been amended to address concerns in 
terms of the layout and scale and to be sympathetic to its context, drawing from the architecture 
in the local area. The proposed design and architectural treatment and materials are acceptable.

64 objections have been received – raising issues including; parking and road safety, 
overdevelopment, overlooking, impact of construction works, impact on trees and wildlife, 
impact of proposed pumping station, impact on character of the area, concern regarding 
Japanese Knotweed and impact on property value.  These matters are dealt with in the case 
officer report below.

Consultees - Environmental Health, DFI Roads, NI Water, Rivers Agency, NIEA and BCC Tree 
Officer offer no objection to the proposal, subject to conditions.  

Recommendation: 
Approve with Conditions

Having regard to the policy context and other material considerations, the proposal is considered 
acceptable and planning permission is recommended and delegated authority is sought for the final 
wording of conditions from the Director of Planning and Building Control.
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Case Officer Report

Site Location Plan
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Consultations:
Consultation Type Consultee Response
Advice and Guidance Shared Environmental 

Services
Substantive Response 
Received

Statutory Historic Environment Division 
(HED)

Content

Statutory NI Water - Multi Units East - 
Planning Consultations

Advice

Statutory DFI Roads - Hydebank No objection subject to 
conditions

Statutory Northern Ireland Transport 
Holding Co

Failed to respond

Statutory Rivers Agency No objection

Non Statutory Environmental Health Belfast 
City Council

No objection subject to 
conditions

Statutory DFI Roads - Hydebank Advice

Statutory NIEA Advice

Non Statutory Tree Officer Belfast City 
Council

No objection subject to 
conditions

Representations:
Letters of Support None Received
Letters of Objection 64
Number of Support Petitions and 
signatures

No Petitions Received

Number of Petitions of Objection 
and signatures

No Petitions Received
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Characteristics of the Site and Area

1.0 Description of Proposed Development

1.1 The proposal is for full planning permission for a housing development consisting of 14 No. 
units.  The 14 dwellings are to consist of 10 semi-detached and 4 detached dwellings.  

2.0 Description of Site

2.1

2.2

The site is located at Lands to the rear of 21 Finaghy Park Central, Belfast.  The site is a green 
field site formerly used as a paddock.  The site encompasses no.21 Finaghy Park Central and 
a dwelling approved under Z/2014/0061/F which has been commenced.  The north western 
boundary of the site is defined by a row of mature conifers which adjoins the railway 
embankment which runs adjacent to this boundary.  The south western boundary of the site is 
defined by mature hedging approximately 1.8m in height forming the boundary between no.31 
Finaghy Park Central and the site.  The south eastern boundary of the site is defined by 
hedging approximately 1.8m in height and runs along the rear boundary of the gardens of no’s. 
23-29 Finaghy Park Central with a close boarded timber fence approx. 1.8m in height to the 
rear of 21a Finaghy Park Central.  To the rear of no. 21 Finaghy Park Central, a close boarded 
timber fence and hedge define this boundary.  Newly constructed 19a Finaghy Park Central 
has no boundary on the ground.  The north eastern boundary is defined by hedging 
approximately 1.8m in height and separates the site from the gardens of no’s. 15 and 17 
Finaghy Park North.  The site gently falls from the south west to the north east.

The area is characterised by two storey semi-detached and detached residential dwellings 
with front and rear gardens with incurtilage parking.  Dwelling are finished in red brick, render 
or a combination of both with pitched slate roofs.

Planning Assessment of Policy and other Material Considerations

3.0 Site History

3.1

3.2

3.3

3.4

3.5

3.6

LA04/2015/0061/F - Erection of a fifty five bed nursing home with associated parking and 
landscaping – Withdrawn

LA04/2017/1353/F - Amendment to previously approved house type on site 3 approved under 
application Ref: LA04/2015/1270/F

LA04/2015/1270/F - Amendment to previously approved house type on site 3 approved under 
application Ref: Z/2014 0061/F – Granted

Z/2014/0061/F - Alterations to no.21 Finaghy Park Central, conversion of existing 2 storey 
brick barn and erection of 2 no 2 storey dwellings including formation of new access as 
approved under plan ref Z/2012/0814/O – Granted

Z/2012/0814/O - Site for residential development including retention of existing dwelling, 2 
storey red brick outbuilding and creation of new access; renewal of extant outline approval 
ref: Z/2008/1752/O – Granted

Z/2008/1752/O - Site for residential development including retention of existing dwelling, 2 
storey red brick outbuilding and creation new access – Granted October 2009

4.0 Policy Framework

4.1 Belfast Urban Area Plan 2001

4.2 Draft Belfast Metropolitan Area Plan 2015 

4.3 Draft Belfast Metropolitan Area Plan 2004

Page 115



Application ID: LA04/2018/0328/F

Page 8 of 22

4.4 4.4.1 Strategic Planning Policy Statement for Northern Ireland (SPPS)
4.4.2 Planning Policy Statement 3: Access, Movement and Parking
4.4.3 Planning Policy Statement 7: Quality Residential Environments
4.4.4 Addendum to Planning Policy Statement 7: Safeguarding the Character of Established 

Residential Areas
4.4.5 Planning Policy Statement 12: Housing in Settlements
4.4.6 Planning Policy Statement 15: Planning and Flood Risk
4.4.7 Development Control Advice Notice (DCAN) 8: Housing in Existing Urban Areas
4.4.8 Development Control Advice Notice (DCAN) 15: Vehicular Access Standards
4.4.9 Creating Places

5.0 Statutory Consultees Responses

5.1 DFI Roads – No objection subject to conditions

5.2 NI Water Multi Units East – No objection

5.3 Rivers Agency – No objection

5.4 NIEA were consulted and advised of the following;
 Drainage and Water provided standing advice;
 Land, Soil and Air has no objection to the proposal subject to conditions;
 Natural Heritage and Conservation Areas has no objection.

6.0 Non Statutory Consultees Responses

6.1 BCC Environmental Health - No objection subject to conditions.

6.2 BCC Tree Officer – No objection subject to conditions.

7.0 Representations

7.1

7.2

The application has been neighbour notified and advertised in the local press, 63 
representations from neighbours have been received and are summarised below;

Impact on Character of the Area 
 Adverse impact of the proposal on this cul-de-sac and out of character with the existing 

area and impact on the Finaghy Area of Townscape Character;
 Impact on boundary hedge between the site and no.31 Finaghy Park Central;
 Density/ Overdevelopment of the site;
 Small gardens are out of character with the area;
 The combination of white render and red brick is not in keeping with the area as houses 

are either one or the other;
 Historically the site was grazed by horses and sheep and query in relation to if it is 

classed as farmland;
 Impact on property value and impact on selling of property;
 Loss of natural beauty would remove need for approved loft conversion;
 Reduction in units remains unacceptable; Reduction in the proposed number of units 

would be preferable; 
 Concern regarding removal of trees along rear boundary of the site; Concern regarding 

loss of greenspace;
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7.3

7.4

7.5

7.6

7.7

Impact on Residential Amenity 

 Plot 1 will result in overlooking to the rear garden of no.35 Finaghy Park Central;
 Concern regarding gable windows in dwelling at Plot 1 impacting on no. 31 Finaghy 

Park Central by overlooking;
 Overlooking from the proposed dwellings into several garden


Impact on Traffic and Access
 Traffic noise from M1 and Lisburn Road existing and proposal would increase noise 

and environmental pollution;
 Proposed entrance to the site is located on a dangerous bend, impact on pedestrian 

safety and parking;
 Existing parking issue in Finaghy Park Central resulting in Service vehicles have to 

reverse out; Impact of additional traffic at junction of Finaghy Park Central onto Finaghy 
Road North;

 Overdevelopment of the site causing issues with parking and emergency vehicle 
access;

 Appropriate car parking has not been provided with spaces located on the access road

Other Matters 
 Proposal should include two previously approved dwellings under Z/2014/0061/F;
 Occupiers of no’s. 33 and 52 raised that they had no received a neighbour notification 

letter;
 Reports show a site layout plan that differs from the proposed site layout plan;
 Issues during construction work and deliveries in the street;
 Play safety/amenity space for children not provided;
 Plots 13, 14 & 15 close to tall trees and could lose garden space or be damaged in a 

storm 
 Presence of Japanese Knotweed on the site;

Ecology 
 Impact on bats, badgers, foxes and birds; and removal of trees

Environmental Matters 
 Concern regarding the inclusion of a pumping station; Impact on sewerage and 

drainage systems with ongoing problems; Concern regarding odour, blockages, noise, 
vibration and contamination of water supply from proposed pumping station; Pumping 
station not in residents control;

 Flooding a concern in the area; Long established landscape features should be 
retained to reduce flooding, prevent soil erosion and guard against climate change;

 Impact on water supply;  Finaghy Park Central is located within a flooding zone caused 
by the leaking infrastructure of the culvert at Blacks Road which in travels down 
Finaghy Park North

8.0 Other Material Considerations

8.1 The adopted Belfast Urban Area Plan 2001 designates the site as un-zoned white land.

8.2 Draft Belfast Metropolitan Area Plan (BMAP) 2015 plan that was adopted and now 
subsequently quashed the site was located within the Finaghy Area of Townscape Character 
– BT 027.
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8.3 Draft Belfast Metropolitan Area Plan (BMAP) 2004 plan the site is located within the Finaghy 
Area of Townscape Character – BT 044.

9.0 Assessment

9.1 The Key issues in the assessment of the proposed development include;
 Principle of development and use;
 Height, scale, massing, layout and design;
 Provision of parking and access;
 Provision of amenity space;
 Impact on Area of Townscape Character;
 Impact on residential amenity of neighbours;
 Consideration of representations;
 Other environmental factors.

9.2

9.3

9.4

9.5

9.6

9.7

9.8

9.9

The adopted Belfast Metropolitan Area Plan 2015 (BMAP) has been quashed as a result of a 
judgement in the Court of Appeal delivered on 18 May 2017.  As a consequence of this, the 
Belfast Urban Area Plan 2001 (BUAP) is now the statutory development plan for the area. 

Section 45 (1) of the Planning Act (NI) 2011 requires regard to be had to the Development 
Plan, so far as material to the application and to any other material considerations.  Section 6 
(4) states that where regard is to be had to the Development Plan, the determination must be 
made in accordance with the Plan unless material considerations indicate otherwise.  

As the decision to adopt BMAP has been quashed in its entirety, it is as though the draft BMAP 
has never been adopted, however, the version of draft BMAP which was purported to be 
adopted remains a material consideration.

The site is located within the settlement development limit for Belfast.  However given that the 
Belfast Metropolitan Area Plan 2015 version was adopted and subsequently quashed weight 
is afforded to it as it had reached the most advanced stage a draft plan could have having 
been through public inquiry.  The site was located within the Finaghy Area of Townscape 
Character – BT 027.

Draft BMAP 2004 version also designated the site within the Finaghy Area of Townscape 
Character – BT 044.

The adopted Belfast Urban Area Plan 2001 designates the site as white land.

Under the SPPS, the guiding principle for planning authorities in determining planning 
applications is that sustainable development should be permitted, having regard to the 
development plan and all other material considerations, unless the proposed development will 
cause demonstrable harm to interests of acknowledged importance.  It is deemed that this 
proposal will not result in demonstrable harm to the residential amenity of neighbours.

Principle of development and use
The principle of residential development is considered to be acceptable at this location 
and has been established under previous planning permission Z/2008/1752/O.  Application 
Z/2012/0814/O - Site for residential development including retention of existing dwelling, 2 
storey red brick outbuilding and creation of new access; renewal of extant outline approval ref: 
Z/2008/1752/O was granted on 16/10/2009.  Subsequent application Z/2014/0061/F was 
submitted for alterations to no.21 Finaghy Park Central, conversion of existing 2 storey brick 
barn and erection of 2 no 2 storey dwellings including formation of new access as approved 
under plan ref Z/2012/0814/O.  The site layout plan included the proposed access road and a 
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9.10

9.11

9.12

9.13

9.14

9.15

9.16

9.17

Private Streets Determination.  The principle of a residential development on the site has been 
previously established.    

Height, Scale, Massing, Layout and Design 
The proposed development includes:

House Type A – Detached – Plot 8
Two storey, 4 bedroom, 8 person dwelling
Height – 8.8m from FFL
Eaves – 5.18m from FFL
Gable Depth – 10m
Length – 7.7m
Floor space – 138.79m2 approx.

House Type B – Detached – Plots 1 & 13
Two storey, 3 bedroom, 5 person dwelling
Height – 8.8m from FFL
Eaves -5.18m from FFL
Gable Depth – 10.1m
Length – 6.6 m
Floor space – 107.34m2 approx.

House Type C – Plots 14
Two storey, 3 bedroom, 5 person dwelling
Height – 8.5m from FFL
Eaves – 5.18m from FFL
Gable Depth – 6.9m
Length – 9.7m
C Floor space – 116.78m2 approx.

House Type D – Semi-detached – Plots 2 & 3
Two storey, 3 bedroom, 5 person dwelling
Height – 9.1m from FFL
Eaves – 5.18m from FFL
Gable Depth – 10.2m
Length – 12m
Floor space – 106.59m2 approx.

House Type D1 – Semi-detached – Bay window to rear – Plots 9 & 10
Two storey, 3 bedroom, 5 person dwelling
Height – 9.1m from FFL
Gable Depth – 10.2m
Eaves – 5.18m
Length – 12m
Floor space – 107.72m2 approx.

House Type E – Semi-detached – with sunroom – Plots 11 & 12
Two storey, 3 bedroom, 5 person dwelling
Height – 8.7 m from FFL
Eaves – 5.18m from FFL
Gable Depth – 8.8m
Length – 12.8m
Floor space – 114.3m2 approx.

House Type FG – Semi-detached
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9.18

9.19

9.20

9.21

9.22

9.23

F – Plots 4 & 6
Two storey, 3 bedroom, 5 person dwelling  
Height – 8.5m from FFL
Eaves – 5.18m from FFL
Gable Depth – 9.7m
Length – 5.8m
F Floor space – 92.72m2 approx.

G – Plots 5 & 7 
Two storey, 3 bedroom, 5 person dwelling
Height – 8.6m from FFL
Eaves – 5.18m from FFL
Gable Depth – 6.1m
Length – 10.6m
G Floor space – 116.78m2 approx.

The proposed height, scale, massing, design and finishes of the proposed dwellings are 
considered to be acceptable and in keeping with adjacent residential dwellings which are 
a mix of red brick and render finishes.  The architectural approach is modern yet 
sympathetic to its context, following the design code from the architecture in the local 
area.  The proposed design and architectural treatment and materials are acceptable.  In 
terms of outlook all dwellings outlook on to the public access road and adequate 
separation distances are proposed between each of the proposed dwellings to ensure no 
unacceptable overlooking shall result.  It is considered that the proposal complies with 
criterion (a) and (b) of policy QD 1 of Planning Policy Statement 7 – Quality Residential 
Environments.  

Policy QD 1 of planning policy Statement 7 – Quality Residential Environments also 
considers the impact of the proposal on the character of the area regardless of the 
designation within an existing or proposed Area of Townscape Character.  It is considered 
that the proposal is in keeping with the existing character of the area, proposing a mix of two 
storey dwellings in a mix of finishes, front and rear gardens and incurtilage parking provision.  
It is considered that the proposal complies with criterion (a) of policy QD 1.

Policy LC 1 of the Addendum to PPS 7 – Safe Guarding the Character of Established 
Residential Areas applies in this instance.  The proposed layout and density of the proposed 
development is considered to be acceptable and in keeping with the surrounding context, in 
that all dwellings are to be two storey, with front and rear gardens with incurtilage parking.  A 
number of objections raised concern regarding the density and layout in the context of Finaghy 
Area of Townscape Character which is specifically considered at 9.26 in this report.  However 
the proposal meets all the required minimum standards in respect of space standards, private 
amenity provision and parking provision. It is considered that the proposal is in keeping with 
the existing character of the area.  The proposed dwellings all meet and exceed the space 
standards as set out in Annex A of the Addendum to Planning Policy Statement 7 – 
Safeguarding the Character of Established Residential Areas.  

Parking Provision and Access 
Transport NI were consulted with the proposal and the objections received and have no 
objection the proposal subject to conditions.  Incurtilage parking for each of the dwellings 
is provided and an additional 8 visitor parking spaces can be accommodated throughout 
the site on the access road.  It is also considered that the proposal site is located at a 
sustainable location within walking distance to the Lisburn Road and public transport and 
to Finaghy train halt.

Provision of amenity space – private and communal
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9.24

9.25

9.26

9.27

9.28

9.29

The applicant has provided the following private amenity space as set out below;

Dwelling 1 – 112.29m2 approx.
Dwelling 2 – 75.95m2 approx.
Dwelling 3 – 71.85m2 approx.
Dwelling 4 – 87.41m2 approx.
Dwelling 5 – 73.02m2 approx.
Dwelling 6 – 89.46m2 approx.
Dwelling 7 – 70.02m2 approx.
Dwelling 8 – 78.81m2 approx.
Dwelling 9 – 121.84m2 approx.
Dwelling 10 – 94.15m2 approx.
Dwelling 11 – 83.63m2 approx.
Dwelling 12 – 62.73m2 approx.
Dwelling 13 – 81m2 approx.
Dwelling 14 – 159.72m2 approx.

All of the proposed dwellings exceeded the minimum requirement of 40m2, with 13 out of 
the 14 dwellings exceeding the recommended 70m2 private amenity space as set out in 
creating places.  The private amenity areas are to be defined by 1.8m close boarded 
timber fencing.  It is considered that the proposal complies with criterion (c) of policy QD 
1 of Planning Policy Statement 7 – Quality Residential Environments.  In terms of trees, 
BCC tree officer recommended the use of Geocell for trees to be retained along the 
eastern boundary, to afford protection to the tree roots of trees to be retained.

Impact on Area of Townscape Character
The Finaghy ATC designation BT 044 was contained in the Belfast Metropolitan Area Plan 
2015 (BMAP) (2004 version). The Court of Appeal declared the adoption of BMAP to be 
unlawful on 18 May 2017. A consequence of this Court of Appeal judgement is that the BUAP, 
despite its vintage, as already referred to above, operates as the LDP for the area. A further 
consequence of the judgement is that the draft BMAP, published in 2004, is a material 
consideration in the determination of planning applications.  Draft BMAP proposes that the 
majority of the proposal site is contained within the proposed Finaghy Area of Townscape 
Character BT 044.  Policy ATC2 of APPS6 states that development proposals will only be 
permitted in an ATC where the development maintains or enhances its overall character and 
respects the built form of the area.  The policy applies in respect of designated ATCs, but 
makes no reference to proposed ATCs. From the wording of the policy it is considered that 
Policy ATC 2 does not apply in respect to development proposals within proposed ATCs.  This 
is as per planning appeal decision 2017/A0219.

However the paragraph 6.21 of the Strategic Planning Policy Statement for Northern 
Ireland (SPPS) and policy UE 3 – Areas of Townscape Character and Areas of Village 
Character of draft BMAP applies.  

Paragraph 6.21 of the Strategic Planning Policy Statement for Northern Ireland (SPPS) 
states that new development which maintains or enhances the overall character of the 
area and respect the built form should be permitted.  It is considered that the proposal 
complies with para.6.21 of the SPPS.  This is also as per para.9.20 in this report.

Policy UE 3 sets out key design criteria for proposals within ATCs.  Designation BT 044 
states that the key features of the Finaghy Area of Townscape Character are;

- The mix of detached and semi-detached houses of uniform size and scale with 
brick and plaster finishes, exhibiting a variety of detailing; and

- The generous front and rear gardens with hedges and mature trees lining the 
footpath, which give Finaghy Park South a formal appearance.  The detailing of 
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9.30

9.31

9.32

9.33

9.34

9.35

9.36

9.37

roads and footpaths in Finaghy Park North and the higher boundary hedges are 
less ordered but equally important.

The key design criteria of policy UE 3 is considered below;

Building Height - The dwellings proposed are all to be two storey with varying ridge 
heights between 8.5m and 9.1m, due to variations in house types and levels across the 
site.

Density/Building Footprint – The proposed dwellings are a mix of detached and semi-
detached dwellings.  A characteristic of the Finaghy ATC is that existing dwellings have 
generous front and rear gardens.  Whilst the proposed private amenity areas are smaller 
in comparison to those existing dwellings, they follow a similar linear layout and meet and 
exceed the recommended minimum standards as set out in creating places.  On balance 
it is considered that the proposed plot ratios are acceptable.

Landscape Quality – The proposed layout shows existing boundary hedges to be 
retained as existing with additional landscaping in the form of boundary hedges, tree 
planting and grassed amenity areas.  Boundary treatments include timber fence, brick 
and coping detail and railings. 

Uniformity of Design and Layout – The mix of materials of brick and plaster finish is a 
characteristic of the Finaghy ATC.  The layout is in keeping with the surrounding area in 
that the proposal is of a cul-de-sac form, all dwellings have front and rear gardens with 
incurtilage parking.

It is considered the proposal complies with policy UE3 of draft BMAP.

Impact on Residential Amenity
In terms of residential amenity it is considered that the proposed residential development 
is an acceptable compatible land use adjacent to existing residential dwellings.  In terms 
of overlooking, objections were received from the occupiers of 31 and 35 Finaghy Park 
Central raising concern in regards to plot 1.  In terms of no.35 Finaghy Park Central, it is 
considered that sufficient separation distance of 18.16m (approx.) along with existing 
boundary treatment will ensure no unacceptable overlooking will result to the rear garden of 
no.35 which is separated from the site by the rear gardens of no’s. 31 and 33 Finaghy Park 
Central.  In respect of the proposed gable windows of dwelling in plot 1 overlooking no.31 the 
ground floor window is for a WC which will be screened by the existing boundary.  The other 
gable window on the south western elevation is for a stairs and is located between ground and 
first floor level.  As this is not a habitable room and that the proposed dwelling is sited adjacent 
to the furthest portion of the rear garden of no.31 away from the dwelling it is considered that 
no unacceptable overlooking shall result to no.31 from the gable window of plot 1 dwellings. 

Overlooking to several of the gardens was raised as a concern by an objector.  The proposed 
separation distances between plots 1-4 are set out below;

- No.29 FPC – Plot 1 – 29.9m approx.;
- No.27 FPC – Plot 2  – 28.25m approx.;
- No.25 FPC – Plot 2 – 26.15m approx.;
- No.23 FPC – Plot 3 – 23.63m approx.;
- No.21 FPC – Plot 6 – 17.54m approx.;
- No.19a FPC – Plot 8 – 16.17m approx.;
- No.12 FPN – Plot 8 – 8.5m approx.
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9.38

9.39

9.40

9.41

The proposed separation distances for plots 1-3 are considered to be sufficient and 
exceed the recommended minimum of 20m, this along with the existing boundary 
treatments to be retained will ensure no unacceptable overlooking will result.

Whilst plots 6 and 8 marginally fall short of the recommended minimum with no’s. 19a and 
21 Finaghy Park Central, this is marginal and along with proposed planting will ensure no 
unacceptable overlooking shall result.  The separation distance with no. 8 Finaghy Park 
North and Plot 8 is less than half the recommended minimum, however the mature 
boundary which exists is to be retained and will ensure no unacceptable overlooking to 
no.8 Finaghy Park North.

Given these separation distances, the orientation of the proposed dwellings and the sun 
path it is considered that the proposed dwellings will not result in unacceptable 
overshadowing to neighbouring dwellings.

Consideration of Representations

Impact on Character of the Area 
- Adverse impact of the proposal on this cul-de-sac and out of character with the 

existing area and impact on the Finaghy Area of Townscape Character – 
            See 9.26 of this report;

- Impact on boundary hedge between the site and no.31 Finaghy Park Central – 
The existing boundary hedge is to be retained;

- Density/ Overdevelopment of the site See 9.21 in this report;
- Small gardens are out of character with the area – See 9.23-9.25 in this report;
- Plot 1 will result in overlooking to the rear garden of no.35 Finaghy Park Central 

– See 9.36-9.40 in this report;
- The combination of white render and red brick is not in keeping with the area as 

houses are either one or the other – It is noted there is a mix of brick, render and 
brick and render mix of finishes in the surrounding area;

- Historically the site was grazed by horses and sheep and query in relation to if 
it is classed as farmland – The site is located within the settlement development limit 
for Belfast in a suburban area, whilst the site may have been grazed the site is not 
classified as farmland; 

Impact Residential Amenity 
- Concern regarding gable windows in dwelling at Plot 1 impacting on no. 31 

Finaghy Park Central by overlooking – See 9.36-9.40 in this report;
- Overlooking from the proposed dwellings into several gardens – See 9.36-9.40 

in this report;
- Impact on property value and impact on selling of property – Property value is not  

a material planning consideration;
- Loss of natural beauty would remove need for approved loft conversion – Noted;
- Reduction in units remains unacceptable – It is considered that the reduction of one 

unit is acceptable, with all proposed dwellings meeting and exceeding the required 
minimum space standards, private and amenity space and parking provision;

Impact on Traffic and Access
- Traffic noise from M1 and Lisburn Road existing and proposal would increase 

noise and environmental pollution – The site is located within the settlement 
development limit for Belfast.  The traffic increase is minimal and is unlikely to have a 
detrimental impact on neighbouring residents.  The existing road noise from the M1 
and Lisburn Road will not be significantly increased by the addition of the proposed 
dwellings;
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- Proposed entrance to the site is located on a dangerous bend, impact on 
pedestrian safety and parking– Transport NI has considered the proposal and has 
no objection to the proposal;

- Existing parking issue in Finaghy Park Central resulting in Service vehicles have 
to reverse out – Transport NI has considered the proposal and has no objection to 
the proposal;

- Impact of additional traffic at junction of Finaghy Park Central onto Finaghy 
Road North – Transport NI has considered the proposal and has no objection to the 
proposal;

- Overdevelopment of the site causing issues with parking and emergency vehicle 
access – Transport NI has considered the proposal and has no objection to the 
proposal; 

Other Matters 
- Proposal should include two previously approved dwellings under Z/2014/0061/F 

– The two dwellings referred to were approved and have commenced and therefore 
do not form part of this proposal;

- Occupiers of no’s. 33 and 52 raised that they had no received a neighbour 
notification letter - Neighbours were notified in accordance with Article 8 of the 
Planning (General Development Procedure) Order (Northern Ireland) 2015 in line with 
the definition of ‘neighbouring land’ in accordance with paragraph 2 of the same Order;

- Reports show a site layout plan that differs from the proposed site layout plan – 
Amended reports submitted addressing layout differences;

- Issues with construction work in the street – Construction work is a temporary 
activity.  Issues during times of construction are a civil matter to be dealt with by the 
parties involved;

- Play safety/amenity space for children not provided – Sufficient private amenity 
space is provided for each individual dwelling;

- Plots 13, 14 & 15 close to tall trees and could lose garden space or be damaged 
in a storm – Plot 15 was removed from the proposal. The proposal does not include 
the retention of this band of trees.  New hedgerow and tree planting is proposed;

- Impact on property value due to Japanese Knotweed – Property value is not  a 
material planning consideration;

Environmental Matters 
- Concern regarding removal of trees along rear boundary of the site – BCC Tree 

Officer consulted and no objection.  The trees to which the objector refers to are fir 
trees and are not a specie that would warrant protection by a Tree Preservation Order;

- Concern regarding loss of greenspace – See 9.9 in this report;
- Row of mature trees will reduce the private amenity space for units 13-15;
- Concern regarding the inclusion of a pumping station – NI Water has considered 

the proposal and has no objection;
- Impact on sewerage and drainage systems with ongoing problems – NI Water 

has considered the proposal and has no objection;
- Flooding a concern in the area and long established landscape features should 

be retained to reduce flooding, prevent soil erosion and guard against climate 
change – Rivers Agency has considered the proposal and has no objection;

- Impact on water supply – NI Water has considered the proposal and  has no 
objection;

- Concern regarding odour, blockages, noise, vibration and contamination of 
water supply from proposed pumping station – Environmental Health were 
consulted with the proposal and the objections received and have no objection to 
the proposal subject to conditions;
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9.42

9.43

- Replacement of existing sewer system would be the best solution – Noted.  
NI Water have no objection to the proposal advising capacity exists within the 
WWTW for this proposal;

- Loss of green space - – The site is located within the settlement development limit 
for Belfast in a suburban area, whilst the site may have been grazed the site is not 
classified as farmland.  The principle of a residential development on the site has been 
established under outline planning permission Z/2008/1752/O;

- Pumping station will adversely affect the existing sewage system – NI Water 
were re-consulted with the additional information re the pumping station and the 
objections received and have no objection to the proposal;

- Finaghy Park Central is located within a flooding zone caused by the leaking 
infrastructure of the culvert at Blacks Road which in travels down Finaghy 
Park North.  Advised no budget to repair the culvert – Site no within flood plain

- More information regarding the pumping station and why was one not 
proposed for the 55 bed nursing home? – The authority can only consider the 
proposal before them;

- Route of proposed connection not shown – Connections to the water and foul 
systems are covered by separate legislation;

- Considerable pressure require to pump to work – Noted;
- Pumping station not in residents control – The proposed pumping station with 

be required to be constructed to the required standard for NI Water to adopt the 
pumping station under an Article 161 Approval under the Water and Sewerage 
Services (Northern Ireland) Order 2006 (as amended Water and Sewerage 
Services Act (Northern Ireland) 2016) for new developments;

- No ventilation outlet on tank – See Environmental Health’s response and 9.41 
in this report;

Ecology
- Impact on bats, badgers, foxes and birds – The applicant provided a Biodiversity 

checklist which was considered by NIEA – Natural Heritage who advised they were 
content with the proposal providing standing advice;

Other Environmental Factors 
NI water were consulted with the additional information re the pumping station and the 
objections received and responded advising of no objection to the proposal.    
Environmental Health were consulted and requested the submission of a Preliminary Risk 
Assessment, Generic Quantitative Risk Assessment (GQRA), noise and vibration impact 
assessment and an odour impact assessment.  Following the submission and consideration 
of these and the objections received, Environmental Health has no objection to the proposal.  
NIEA was consulted and following the submission and consideration of a Preliminary 
Ecological Appraisal, a Preliminary Risk Assessment, Generic Quantitative Risk Assessment 
(GQRA) has no objection subject to conditions.  Rivers agency has no objection to the 
proposal.

Recommendation
The proposal is considerable to be acceptable subject to conditions. 

9.44 Having regard to the policy context and other material considerations above, the proposal is 
considered acceptable and planning permission is recommended and delegated authority is 
sought for the final wording of conditions from the Director of Planning and Building Control.

10.0 Summary of Recommendation:    Approval subject to conditions

11.0 Conditions
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1. The development hereby permitted shall be begun before the expiration of 5 years 
from the date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

2. The vehicular access, including visibility splays and any forward sight distance, shall 
be provided in accordance with Drawing No 3749/201/A6 uploaded to the Planning 
Portal on 24/06/19, prior to the commencement of any other works or other 
development hereby permitted.

Reason:  To ensure there is a satisfactory means of access in the interests of road safety 
and the convenience of road users.

3. The area within the visibility splays and any forward sight line shall be cleared to 
provide a level surface no higher than 250 mm above the level of the adjoining 
carriageway before the development hereby permitted is commenced and such 
splays shall be retained and kept clear thereafter.

Reason: To ensure there is a satisfactory means of access in the interest of road safety and 
the convenience of road users.

4. No dwelling shall be occupied until related incurtilage hard surfaced areas have been 
constructed in accordance with the approved Drawing No. 3749/201/A6 uploaded to 
the Planning Portal on 24/06/19 to provide adequate facilities for parking.  These 
spaces shall be permanently retained.

Reason: To ensure adequate parking in the interests of road safety and the convenience of 
road users.

5. The access gradients to the dwellings hereby permitted shall not exceed 8% (1 in 
12.5) over the first 5 m outside the road boundary.  Where the vehicular access 
crosses footway or verge, the access gradient shall be between 4% (1 in 25) 
maximum and 2.5% (1 in 40) minimum and shall be formed so that there is no abrupt 
change of slope along the footway.

Reason:  To ensure there is a satisfactory means of access in the interests of road safety 
and the convenience of road users.

6. Notwithstanding the provisions of the Planning (General Development) (Northern 
Ireland) Order 1993, no buildings, walls or fences shall be erected, nor hedges nor 
formal rows of trees grown in (verges/service strips) determined for adoption.

Reason: To ensure adequate visibility in the interests of road safety and the convenience of 
road users and to prevent damage or obstruction to services.

7. The Private Streets (Northern Ireland) Order 1980 as amended by the Private Streets 
(Amendment) (Northern Ireland) Order 1992.  The Department hereby determines 
that the width, position and arrangement of the streets, and the land to be regarded 
as being comprised in the streets, shall be as indicated on Drawing No:3749/201/A6 
bearing the Department for Infrastructure determination date stamp 24/06/19.

Reason: To ensure there is a safe and convenient road system to comply with the provisions 
of the Private Streets (Northern Ireland) Order 1980.
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8. All redundant accesses from the site to the public road shall be permanently closed 

off and the footpath reinstated to the satisfaction of Department for Infrastructure.

Reason:  In order to minimise the number of access points on to the public road in the 
interests of road safety and the convenience of road users.

9. Prior to occupation of the hereby permitted development  the recommended glazing 
and ventilation mitigation measures as outlined in  figure B  of  the Lester Acoustics 
Consultants report entitled:“ Proposed dwellings at no 21 Finaghy Park Central, 
Belfast, Inward Rail Traffic Sound and Vibration Impact Assessment’, Report no. 
MRL/1213/L01, rev 05, dated 18th June 2019 shall be implemented so as to ensure 
that internal noise levels within any proposed residential unit shall 

 Not exceed 35 dB LAeq,16hrs at any time between 07:00hrs and 23:00hrs within 
any habitable room, with the windows closed and alternative means of 
acoustic ventilation provided in accordance with current building control 
requirements;

 Not exceed 30 dB LAeq,8hr at any time between the hours of 23:00hrs and 
07:00hrs within any  bedroom, with the windows closed and alternative 
means of acoustic ventilation provided in accordance with current building 
control requirements;

 Not exceed 45 dB LAmax for any single sound event on more than 10 
occasions between 23:00hrs and 07:00hrs within any proposed bedrooms 
with the windows closed and alternative means of ventilation provided in 
accordance with current building control requirements;

Reason: Protection of human health and residential amenity.

10. The Rating Level (dB LAr) of sound from the operation of the plant associated with the 
pumping station shall not exceed the existing daytime and night-time background 
noise level at the nearest noise sensitive premises, when measured or determined at 
1m from the façade of the nearest noise sensitive premises in line with the 
methodology outlined in BS4142:2014 - Methods for rating sound and assessing 
industrial and commercial sound.

Reason: Protection of human health and residential amenity.

11. The  pump shall be so installed so as to ensure that the vibration level within the 
existing and proposed nearby residential premises does not exceed the lower 
guideline for low probability of adverse comment as specified in table 1 and section 5 
of the Lester Acoustic report, MRL/1213/L01 rev 5.

Reason: Protection of human health and residential amenity.

12. All soft landscaping works shall be carried out in accordance with the approved 
details on drawing no PL/L/01 Rev. D uploaded to the planning portal on 3rd May 
2019. The works shall be carried out prior to the occupation of the first dwelling 
unless otherwise agreed in writing by the Council. Any trees or plants indicated on 
the approved scheme which, within a period of five years from the date of planting, 
die, are removed or become seriously damaged, diseased or dying shall be replaced 
during the next planting season with other trees or plants of a location, species and 
size, details of which shall have first been submitted to and approved in writing by the 
Council. 
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Reason: In the interests of the character and appearance of the area

13. All trees and planting within the site shall be retained unless shown on the approved 
drawings as being removed. Any retained trees or planting indicated on the approved 
drawings which become seriously damaged, diseased or dying, shall be replaced 
during the next planting season (October to March inclusive) with other trees or 
plants of a location, species and size to be first approved in writing by the Council. 

Reason: In the interests of visual amenity 

14. Prior to any work commencing all protective barriers (fencing) and ground protection 
measures to be erected or installed as specified in British Standard 5837: 2012 
(section 6.2) on any trees / hedging to be retained within the site, and must be in 
place before any materials or machinery are brought onto site for demolition, 
development or soil stripping. Protective fencing must remain in place until all work is 
completed and all associated materials and equipment are removed from site. 

Reason: To ensure the protection of, and to ensure the continuity of amenity afforded by any 
existing trees to be retained within the site and on adjacent lands.

Informatives

1. The developer should consider all consultees comments prior to commencing this 
proposal.  All comments can be viewed on the planning portal quoting the application 
reference number.

Notification to Department (if relevant) N/A

Representations from Elected members:
Cllr Nicholl for updates
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ANNEX

Date Valid 5th February 2018

Date First Advertised 23rd February 2018

Date Last Advertised 17th May 2019

Details of Neighbour Notification (all addresses)

1 Finaghy Park South,Belfast,Antrim,BT10 0HR,   

 10, Finaghy Park Central, Belfast, Antrim, Northern Ireland, BT10 0HP   

12 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

13 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   
 
14 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

15 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

16 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

17 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

18 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

19 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

19a ,Finaghy Park Central,Belfast,Antrim,BT10 0HP,   
 
20 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   
 
21 Finaghy Park North,Belfast,Antrim,BT10 0HQ,   

21a ,Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

22 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

23 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

24 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

25 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

26 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

27 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

28 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   
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29 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

30 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

31 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

32 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   
 
33, Finaghy Park Central, Belfast, Antrim, Northern Ireland, BT10 0HP   

34 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   
 
35, Finaghy Park Central, Belfast, Antrim, Northern Ireland, BT10 0HP   
 
51, Finaghy Park Central, Belfast, Antrim, Northern Ireland, BT10 0HP   
 
52, Finaghy Park Central, Belfast, Antrim, Northern Ireland, BT10 0HP   
 
6 Balmoral Mews Malone Upper Belfast 

6 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

8 Finaghy Park Central,Belfast,Antrim,BT10 0HP,   

Date of Last Neighbour Notification 13th June 2019

Date of EIA Determination N/A

ES Requested No

Drawing Numbers and Title

Drawings 1-36 including site location map, site layout plan, landscape plan, floor plans and 
elevations, Private Streets Determination drawings and long sections.
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Development Management Officer Report
Committee Application

Summary
Committee Meeting Date: 13 August 2019  
Application ID: LA04/2018/0619/F   
Proposal:
Proposed residential development of 38 
dwellings, comprising a mix of 4 detached and 
34 semi-detached with associated ground 
works

Location:
Lands bounded north west of Lawnbrook 
Avenue , Azamour Street and either side of 
Glenwood Street  Belfast  BT13 3AJ 

Referral Route: Over 12 units with representation

Recommendation: Approval subject to conditions
Applicant Name and Address:
Benamara Properties Ltd
181 Templepatrick Road
 Ballyclare
 BT39 0RA

Agent Name and Address:
 Like Architects Ltd
3 Linenhall Street West
 Belfast
 BT2 8DY

Executive Summary:
The proposal is for full planning permission for a residential development of 38 dwellings (34 
semi-detached and 4 detached) with associated site works.

The Key issues in the assessment of the proposed development include;
- Principle of development 
- Design, Layout, Impact on character and appearance of the area
- Provision of Parking and Access
- Amenity Space and Residential Amenity
- Drainage and Flooding 
- Infrastructure
- Contamination

The site is located in an inner urban area of north west Belfast and is part of a wider residential 
area which is part of a regeneration programme to replace old terraced housing stock in the area 
(Lawnbrook Urban Renewal Area). The site as exists comprises maintained grass, the previous 
dwellings having been demolished circa 2014/2015. Previous to the demolition the site was 
occupied by two storey terraced dwellings (approximately 90 in no.) with on street car parking 
and small rear yards.

The adopted Belfast Urban Area Plan 2001 designates the site as a Housing Action Area.  Draft 
Belfast Metropolitan Area Plan 2015 identifies the area within the proposed Shankill Area of 
Townscape Character.

The Housing Strategy of the BUAP 2001 includes the renewal of poor housing stock as a 
development priority, Policy H2 addresses renewal and rebuild which identifies the clearance and 
rebuild of unfit houses through various measures including housing action areas.  The principle of 
the development is considered acceptable.
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The proposal retains and works within the traditional street layout with active frontages on to 
Lawnbrook Avenue and Glenwood Street.  The site is located within existing housing stock and 
recently constructed housing. The density of the proposed development is lower than the 
surrounding area and ensures each dwelling benefits from front and rear garden spaces in lieu of 
the previous small rear yards and in excess of the recommended 40sqm standard. 

The dwellings are 2 storey in height; their scale, proportions and design reflect the existing 
streetscape and continue the traditional red brick material as per the surrounding context whilst 
introducing some natural stone facades to add diversity and visual interest to the streetscape.

Ten in-curtilage spaces and 43 on street spaces are proposed. Whilst this would be less than the 
specified parking standard, given the application’s inner urban location with good access to local 
amenities and public transport links, this reduced level is considered acceptable.

The site is within a 10 minute walking distance of Woodvale Park and Hammer Playing Fields 
and is located immediately to the rear of Shankill Road, a main arterial route into the city with a 
wide range of local services.  The site is less than 1 hectare, a designated Housing Action Area 
and is the subject of a renewal and rebuild regeneration scheme which delivers improved 
accommodation in place of previous poor housing stock; given its context and site specific 
circumstances it is considered that the amenity provision is sufficient in this instance.

Overall the proposal would respect its surrounding context whilst making a positive contribution to 
the character and quality of the area. It would create further sustainable and quality residential 
environment and would not cause significant harm to the amenity of neighbouring properties and 
would provide sufficient amenity space for future occupants in accordance with the SPPS, PPS7 
and its addendum and Creating Places.

Three representations have been received; a letter of support and two letters which have no 
objection to the lands being developed for housing and raise other issues including construction 
traffic and clarification on relationship with a rear boundary wall of an existing commercial 
property which is located outside the application site.

Environmental Health, DFI Roads, NI Water, Rivers Agency, HED and NIEA have no objection to 
the proposal.  

Recommendation: 

Having regard to the policy context and other material considerations above, the proposal is 
considered acceptable and planning permission is recommended and delegated authority is 
sought for the final wording of conditions from the Director of Planning and Building Control
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Case Officer Report
Site Location Plan
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Characteristics of the Site and Area

1.0 Description of Proposal

The proposal is for full planning permission for a proposed residential development of 38 
dwellings, comprising a mix of 4 detached and 34 semi-detached with associated ground 
works.

2.0 Description of Site
The site is located in an inner urban area of north west Belfast and encompasses lands 
on either side of Glenwood Street with Azamor Street to the southern boundary and 
Lawnbrook Avenue to the eastern boundary.  The northern boundary of the site backs on 
to the rear of commercial properties which front on to the Shankill Road.  The site is part 
of a wider residential area which is part of a regeneration programme to replace old 
terraced housing stock in the area (Lawnbrook Urban Renewal Area). The properties 
proposed on to Glenwood Street back on to properties that were recently approved and 
built at Brookmount Street which in turn are adjacent to properties that have been 
redeveloped at Battenberg Street.
  
The site as exists comprises maintained grass, the previous dwellings having been 
demolished circa 2014/2015. An application was granted in 2016 to allow the site to be 
temporarily used as a grassed space pending the redevelopment of the housing stock.  
The site is presently enclosed and secured by a boundary fence which has recently been 
erected. 

Previous to the demolition the site was occupied by two storey terraced dwellings 
(approximately 90 in no.) with on street car parking and small rear yards.

Planning Assessment of Policy and Other Material Considerations

3.0   
3.1

3.2

3.3

Site History and Surrounding Area
Z/2015/0196/F – Lands @ Lawnbrook, Shankill bounded by Shankill Road, Lawnbrook 
Avenue, Azamor Street and Brookmount Street, Belfast, BT13 2BA - Temporary use of a 
previous housing site (brownfield) as open space (grassed) pending redevelopment - for 
a period of 5 years– PERMISSION GRANTED – 27.10.2015

LA04/2016/0374/F - Lands at Brookmount Street, Belfast, BT13 3AP - Development  of 
20no. dwellings (18no. 2 storey terrace dwellings and 2no. bungalows) and associated 
car parking, security gates and footpath. – PERMISSION GRANTED – 20.12.2016

Z/2012/0821/F – Lands at 2-49 Battenberg Street Belfast BT13, Demolition of existing 
buildings and proposed erection of 28 no. social housing units and associated site and 
access works – PERMISSION GRANTED - 
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4.0
4.1
4.2
4.3
4.4
4.5
4.6
4.7

4.8
4.7
4.10

Policy Framework
Regional Development Strategy
Belfast Urban Area Plan 2001
Draft Belfast Metropolitan Area Plan 2015
Strategic Planning Policy Statement for Northern Ireland (SPPS)
Planning Policy Statement 3: Access, Movement and Parking
Planning Policy Statement 7: Quality Residential Environments
Planning Policy Statement 7 Addendum – Safeguarding the Character of Established 
Residential Areas 
Planning Policy Statement 8 - Open Space, Sport and Outdoor Recreation
 Planning Policy Statement 12: Housing in Settlements
Planning Policy Statement 15 – Planning and Flood Risk

5.0 

 6.0

Statutory Consultees Responses

5.1  Transport NI were consulted and have no objection subject to conditions
5.2  NI Water were consulted and have no objection
5.3  Rivers Agency were consulted and have no objection
5.4  NIEA were consulted and have no objection subject to conditions
5.5  Historic Environment Division were consulted and have no objection

Non Statutory Consultees Responses

6.1 Environmental Health were consulted and have no objection subject to conditions
7.0
7.1

7.2

7.3

7.4

7.5

Representations
The application has been advertised in the local press and all neighbours have been 
notified. Three representations were received.

One representation was received which supported the need for housing in the area 
however raised concern with regard to the impact of construction traffic, particularly the use 
of Azamor Street by construction vehicles given recent experiences of building works at 
Brookmount Street. A Construction Management Plan condition has been recommended 
to minimise disruption during the build period.  

A representation was received from a property on the Shankill Road whose rear boundary 
lies along the northern boundary of the application site; this representation did not express 
objection to the development proposed but expressed concern with a current boundary 
treatment and access and sought clarification on the boundary of the development proposal 
and its potential impact; the wall referred to in the representation is an existing wall outside 
the application site and is an existing longstanding situation for the property which is outside 
the application site. The applicant is in control of all the lands to which the application 
relates and there are no rights of way across the site to the rear of the Shankill Road 
properties.  Copies of the proposed site layout were provided to the owners of the property 
to clarify the new boundary which would run alongside their existing rear boundary; no 
further representations were received.

A letter of support was received from Nigel Dodds OBE MP which advises that the demand 
for housing in this area of the city is very high, the success of similar housing developments 
in the area as a regeneration vehicle and strong local community support for this housing 
redevelopment.
  
Neighbour notification was carried out upon receipt of the application at which time the new 
properties fronting on to Brookmount Street and abutting the development site were 
unoccupied. At a site visit in June 2019 it was evident that the properties had become 
occupied during the processing of the application and neighbour notification letters were 
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hand delivered to the newly occupied properties at Brookmount Street and a period for 
representation allowed – no representations were received from these properties

8.0 Other Material Considerations 
8.1 Creating Places
8.2 Development Control Advice Note 8: Housing in Existing Urban Areas

9.0
9.1

9.2

9.3

9.4

9.5

9.6

9.7

Assessment
The Key issues in the assessment of the proposed development include;
- Principle of development 
- Design, Layout, Impact on character and appearance of the area
- Provision of Parking and Access
- Amenity Space and Residential Amenity
- Drainage and Flooding 
- Infrastructure
- Contamination

The adopted Belfast Metropolitan Area Plan 2015 (BMAP) has been quashed as a result 
of a judgement in the Court of Appeal delivered on 18 May 2017.  As a consequence of 
this, the Belfast Urban Area Plan 2001 (BUAP) is now the statutory development plan for 
the area.

Section 45 (1) of the Planning Act (NI) 2011 requires regard to be had to the 
Development Plan, so far as material to the application and to any other material 
considerations.  Section 6 (4) states that where regard is to be had to the Development 
Plan, the determination must be made in accordance with the Plan unless material 
considerations indicate otherwise.  

As the decision to adopt BMAP has been quashed in its entirety, it is as though the draft 
BMAP has never been adopted, however, given the stage at which the draft BMAP had 
reached pre-adoption, through a period of independent examination, the policies within 
the Draft BMAP still carry weight and are a material consideration in the determination of 
planning applications. The weight to be afforded is a matter for the decision maker.

The site is located within the development limits of both the existing and the draft Area 
Plans.  The site is identified as a Housing Action Area in the Belfast Urban Area Plan 
2001. The site is within the proposed Shankill Area of Townscape Character under the 
draft Belfast Metropolitan Area Plan 2015.  

Under the SPPS, the guiding principle for planning authorities in determining planning 
applications is that sustainable development should be permitted, having regard to the 
development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged importance.  It 
is deemed that this proposal will not result in demonstrable harm to the residential 
amenity of neighbours.

Principle of Development
The site is located within the development limits and designated a Housing Action Area in 
the BUAP 2001.  The Housing Strategy of the BUAP 2001 includes the renewal of poor 
housing stock as a development priority, Policy H2 addresses renewal and rebuild which 
identifies the clearance and rebuild of unfit houses through various measures including 
housing action areas.  
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9.8

9.9

9.10

9.11

9.12

9.13

9.14

9.15

9.16

The site is within an established residential area and was previously used for housing (circa 
90 units) which was demolished as part of a programme to rejuvenate poor quality housing 
stock (Lawnbrook Urban Renewal Area); other phases at Battenberg Street and 
Brookmount Street have been completed. Temporary permission was granted on the site 
for use as open space pending redevelopment however this does not designate the land 
as open space. This brownfield site within the housing action area is now coming forward 
for renewal and rebuild and will provide much needed housing in the area.  

The proposed housing redevelopment conforms with the statutory development plan which 
identifies the site as a Housing Action Area.  The principle of the development is considered 
acceptable.
  
Design, Layout, Impact on Character and appearance of the Area
The design and layout of the proposal is assessed under the key tests within Policy QD1 
of Planning Policy Statement 7 and its addendum.

The proposal retains and works within the traditional street layout with active frontages on 
to the existing main streets of Lawnbrook Avenue and Glenwood Street.  The proposal 
comprises 4 detached and 34 semi-detached dwellings arranged in rows overlooking the 
main streets. The site is relatively level, gently sloping towards Azamor Street, the new 
rows of dwellings gradually step along the street frontage, responding to the topography of 
the site and avoiding the requirement for any retaining structures. The dwellings have a 
uniform building line along both their fronts and rears The 4 detached dwellings are located 
at the Azamor end of each side of Glenwood Street; the remainder of Glenwood Street and 
Lawnbrook Avenue has pairs of semi-detached dwellings with a side alley between each 
pair providing access to the rear gardens. The 3 corner plots at Azamor Street have dual 
aspect frontages

Each dwelling has front and rear gardens, the private rear amenity area is considerably 
larger than the historical rear amenity spaces traditionally found in the area with all in 
excess of the recommended 40sqm.

The on street parking is set back from Lawnbrook Avenue and Glenwood Street with a 
pedestrian footpath behind.  A pedestrian walkway is provided across Glenwood Street.

There is a landscape / fencing boundary to the north of the site to provide a buffer to the 
rear of the commercial units.  New trees are also indicated at locations along Lawnbrook 
Avenue, at the pedestrian walkway at Glenwood Street and at the corner sites with Azamor 
Street.  A condition is recommended that a detailed Landscape Plan identifying specific 
numbers and species of planting be agreed with the local authority.

The application site is located within existing housing stock and recently constructed 
housing. The density of the proposed development (26/ha) is much lower than the 
surrounding area (up to 37/ha) and the previous density (66/ha) which it replaces and 
ensures each dwelling benefits from front and rear garden spaces in lieu of the previous 
small rear yards allowing for better quality housing to meet modern day living standards 
and an overall improvement to the character and appearance of the area. 

The dwellings are 2 storey in height; their scale, proportions and design reflect the existing 
streetscape and continue the traditional red brick material as per the surrounding context 
whilst introducing some natural stone facades to add diversity and visual interest to the 
streetscape. The materials are of a high quality with red brick, natural stone and Natural 
slate roofs.
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The site is within the proposed Shankill Area of Townscape Character (draft BMAP) one of 
the key features of the designation was the housing to the south of Shankill Road 
comprising two storey brick terraces with small front areas. The housing has previously 
been demolished and as such the vacant site makes no contribution to the character of the 
proposed ATC, its redevelopment will introduce active frontages on to the traditional streets 
utilising high quality materials, articulating boundaries with small front gardens and using a 
form and scale which is in keeping with its surroundings. The development will make a 
positive contribution to the character of the proposed ATC. 

The proposed house types have all been measured and are in line with the space standards 
for the 4 person 3 bedroom dwellings as set out in Annex A to Addendum to PPS7.  

The proposal complies with Policy LC1 of Addendum to PPS7 in that the proposed density 
is not higher than that found in the locality, the pattern of development is in keeping with 
the overall character and environmental quality of the existing area and all dwellings comply 
with the space standards.

Overall the proposal would respect its surrounding context whilst making a positive 
contribution to the character and quality of the area. It would create further sustainable and 
quality residential environment in accordance with the SPPS, PPS7 and its addendum and 
Creating Places

Provision of Parking and Access
A Transport Assessment Form and Road Layout accompanied the application.  10 
incurtilage spaces are proposed which serve the dwellings at each end of the development 
(Sites 12, 13, 38, 1 and 24) and 43 on street spaces are proposed to serve the remaining 
33 dwellings. Whilst this would be less than the specified parking standard, given the 
application’s inner urban location with good access to local amenities and public transport 
links, this reduced level is considered acceptable. The proposal will link into current 
vehicular and pedestrian routes within the surrounding area. DfI Roads have no objection 
to the proposal subject to conditions detailed below.  It is considered that the proposal is 
acceptable in terms of highway safety, capacity and car parking in accordance with the 
SPPS, PPS3, PPS7, Creating Places, BUAP and draft BMAP. 

Amenity Space / Residential Amenity
Each property will be provided with their own private garden; these are all in excess of the 
small yards previously enjoyed by the traditional housing in the area and all are in excess 
of the 40sqm recommended in Creating Places ranging between 45sqm to 96sqm. A 1.8m 
high timber fence is proposed to the rear garden boundaries, where the properties have a 
boundary on to Azamor Street a 1.8m high brick wall is proposed given its public view.  The 
rear gardens are all private and secured.

Each dwelling has its own individual pedestrian access from the main street to their 
property frontage and a path around each dwelling provides ease of access to the rear for 
bins etc…  

A small front garden is proposed to each dwelling; These front gardens provide a buffer to 
the street.  The boundary plan submitted only details rear boundaries. A small wall with 
railings above at the frontage of each site would articulate the boundaries and maintain a 
clear definition between the public and private realm.  A condition is recommended that 
prior to development commencing the frontage boundary treatment be agreed with the 
Council; 

Creaking Places recognises that in inner urban areas streets and parking areas may be 
the focus of the open space and recommend traffic calming design, street planting and 
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paving and surface textures. The Layout Plan indicates a planting buffer between the new 
dwellings to the rear of the commercial units, at the corner at Azamor and at the pedestrian 
walkway across Glenwood Street.

The provision of amenity space within the development is considered acceptable providing 
adequate amenity space and areas of planting to soften the visual impact of the 
development and visual breaks between areas of hardstanding and assisting with the 
integration of the development to the surrounding area.  

The site is within a 10 minute walking distance of Woodvale Park and Hammer Playing 
Fields and is located immediately to the rear of Shankill Road, a main arterial route into the 
city with a wide range of local services.  The site is less than 1 hectare, a designated 
Housing Action Area and is the subject of a renewal and rebuild regeneration scheme which 
delivers improved accommodation in place of previous poor housing stock; given its context 
and site specific circumstances it is considered that the amenity provision is sufficient in 
this instance

Each garden is 6m from its rear elevation to the common boundary resulting in a 12m 
separation distance between the new properties. Whilst the separation distances are less 
than the recommended standard, guidance in Creating Places recognises that greater 
flexibility can be applied in inner urban and high density areas. The layout proposed would 
be a similar relationship to that of the existing and newly built housing stock. On the upper 
floors two of the windows serve a bathroom and the landing, the third serves a secondary 
bedroom, as such no main habitable rooms are overlooked. A 1.8m high fence is proposed 
at all common rear boundaries preventing any overlooking at ground floor level. Given the 
sites inner urban context, and the development pattern in the immediate area it is 
considered that the distances are acceptable and the proposal would not result in an 
unacceptable loss of privacy or undue level of overlooking to existing and proposed 
occupiers.

Due to the layout and scale of the proposed housing development which follows that of the 
surrounding area and reintroduces two storey dwellings along the established streets a 
significant loss of daylight / sunlight would not be caused to existing properties. A sufficient 
level of daylight/sunlight would be provided for future occupants.

The proposed development is located adjacent to and opposite areas of existing housing 
and was last used as housing.  The proposed residential use and the design and layout of 
the development will not create conflict with the adjacent residential use.  Residential use 
adjacent to one another is considered compatible and acceptable, and will not result in 
detrimental impact to the residential amenity of neighbours.  

Overall the proposal would not cause significant harm to the amenity of neighbouring 
properties and would provide sufficient amenity space for future occupants in accordance 
with the SPPS, PPS7, PPS8 and Creating Places. A condition has been recommended 
removing permitted development rights for extensions and outbuildings in order to protect 
the amenity of existing and future occupants.

Drainage and Flooding 
The planning application is supported by a Drainage Assessment which has been reviewed 
by Rivers Agency who have confirmed that they have no objection to the proposal. 
Evidence has been provided that drainage will be installed to meet the required standards.
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Infrastructure
NI Water have been consulted and confirmed that public water supply, foul sewer and 
surface water sewer area all available to serve the proposal and that there is available 
capacity at the Waste Water treatment Works.

NI Water Management Unit refer to standing Advice and guidance for development of 
multiple dwellings.

Contamination
Belfast City Council Environmental Health were consulted and requested further 
contamination information on a number of occasions to allow them to fully consider the 
mitigation required with respect to contamination.  On the basis of the information provided 
they have no objection to the development subject to conditions with respect to the 
Verification Report.

DAERA Regulation Unit (Land and Groundwater Team) have reviewed the Preliminary 
Risk Assessment and Generic Quantitative Risk Assessment submitted in support of the 
application and have no objections subject to conditions that a detailed Remediation 
Strategy and subsequent Verification Report be submitted. 

Neighbour Notification Checked Yes

Summary of Recommendation:
Taking all factors into consideration on balance, the proposal is considered acceptable and 
approval is recommended.
Conditions:
 

1. The development hereby permitted shall be begun before the expiration of 5 years from 
the date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

2. The development hereby permitted shall not commence until a Construction Management 
Plan has been submitted to and approved in writing by, the Local Planning Authority. The 
Management Plan shall provide for:

            i) the parking of vehicles of site operatives and visitors; 
            ii) loading and unloading of plant and materials; 
            iii) storage of plant and materials used in constructing the development; 
            iv) measures to control the emission of dust and dirt during construction;
            v)         measures to control noise and vibration during construction. 

          The Management Plan shall be implemented as approved and maintained for the        
duration of the construction works unless otherwise agreed in writing by the Local Planning 
Authority.                                                                                        

            Reason: In the interests of public safety and amenity.  

3. The development hereby permitted shall not commence until a detailed landscaping 
scheme has been submitted to and approved in writing by the Local Planning Authority 
which specifies species, planting sizes, spaces and numbers of trees/ shrubs and hedges 
to be planted. All landscaping shall be carried out in accordance with the approved scheme 
in the first planting season (November-March) following the occupation of the buildings or 
the completion of the development (in that phase) whichever is the sooner and maintained 
thereafter. Any retained or newly planted trees, shrubs or hedges which die, become 
seriously damaged or diseased or are removed or destroyed within a period of 5 years 
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from the date of planting shall be replaced during the next planting season with specimens 
of the same size and species unless otherwise agreed in writing by the Local Planning

Reason: In the interests of amenity and biodiversity and to preserve and enhance the 
character and appearance of the area. 

4. Notwithstanding the provisions of Article 3, Part 1, Classes A ,B, C and D of The Planning 
(General Permitted Development) Order Northern Ireland 2015 (or any orders amending 
or re-enacting that Order with or without modification) no extension, enlargement or other 
alteration of the dwelling house or the provision of any other building within its curtilage 
other than that expressly authorised by this permission shall be carried out without planning 
permission being first obtained from the Local Planning Authority.

           Reason: The Local Planning Authority considers that further development could cause  
           detriment to the amenities of nearby properties and future occupants and the character of 
          the area and for this reason would wish to control any future development.

5. The development hereby permitted shall not be occupied until details of the boundary 
treatment to the front gardens have been submitted to and approved in writing by the Local 
Planning Authority. The development shall not be occupied unless the boundaries have 
been implemented in accordance with the approved details and shall be permanently 
retained as such thereafter.

Reason: In the interests of the character and appearance of the area and residential 
amenity.

6. The development hereby permitted shall not commence until details and/or samples of the 
materials to be used in the external elevations, hard surfaced areas and boundary walls 
have been submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out and thereafter retained in accordance with the approved 
details.

Reason: To protect the visual amenities of the area.

7. The development hereby permitted shall not commence until a Detailed Remediation 
Strategy to address all unacceptable risks identified. This strategy must be submitted in 
writing and agreed with the Planning Authority and should identify all unacceptable risks 
on the site, the remedial objectives/criteria and the measures which are proposed to 
mitigate them (including maps/plans showing the remediation design, implementation plan 
detailing timetable of works, remedial criteria, monitoring program, etc).

           Reason: Protection of environmental receptors to ensure the site is suitable for use.

8. If during the development works, new contamination or risks are encountered which have   
          not previously been identified, works should cease and the Planning Authority shall be         
          notified immediately. This new contamination shall be fully investigated in accordance with 
          the Model Procedures for the Management of Land Contamination (CLR11). In the event of 
          unacceptable risks being identified, a remediation strategy shall be agreed with the Planning
         Authority in writing, and subsequently implemented and verified to its satisfaction.

          Reason: Protection of environmental receptors to ensure the site is suitable for use.

9. After completing the remediation works under Condition 6 and 7 and prior to occupation of  
the development, a Verification Report needs to be submitted in writing and agreed with 
Planning Authority. This report should be completed by competent persons in accordance with 
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the Model Procedures for the Management of Land Contamination (CLR11).The Verification 
Report should present all the remediation and monitoring works undertaken and demonstrate 
the effectiveness of the works in managing all the risks and achieving the remedial objectives.

           Reason: Protection of environmental receptors to ensure the site is suitable for use.

10. In the event that unexpected contamination is encountered during the approved 
development of this site, the development shall cease until a written report detailing the 
nature of this contamination and its management has been submitted to and agreed in 
writing by the Planning Service. The investigation, risk assessment and if necessary 
remediation work, must be undertaken and verified in accordance with current best 
practice.  

Reason: Protection of human health

11. Prior to the occupation of the proposed development, the applicant shall provide to and 
have agreed in writing by the Planning Service, a Verification Report. This report must 
demonstrate that the remediation measures outlined within the Cove Environmental 
Consulting report entitled Proposed Residential Development, Lands adjacent to 
Lawnbrook Avenue, Belfast, Combined Preliminary (PRA) and Generic Quantitative Risk 
Assessment (GQRA), Benamara Properties (dated November 2018 (revised March 2019) 
and referenced CEC-18-111) have been implemented. Should remediation measures be 
required as a result of the identification of unexpected contamination, they must also be 
detailed within the Verification Report. The Verification Report shall demonstrate the 
successful completion of remediation works and that the site is now fit for end-use 
(residential with plant uptake). It must demonstrate that the identified potential pollutant 
linkages are effectively broken. The Verification Report shall be in accordance with current 
guidance as outlined by the Environment Agency. In particular, this Verification Report 
must demonstrate that:

a) A 600mm clean capping layer has been constructed in the garden areas shown in 
Plate 7 of the Cove Environmental Consulting report.

b) The imported material used to construct the clean cover system is demonstrably 
suitable for use (residential with plant uptake).

The Verification Report must provide photographic evidence demonstrating the lateral and 
vertical extents of the clean capping layer.

Reason: Protection of human health

12. The vehicular accesses, including visibility splays and any forward sight distance, shall be 
provided in accordance with Private Streets Determination drawing No.P355/R01 Rev.B  
bearing Planning Authority date stamp 15th February 2019, prior to the occupation of any 
other works or other development hereby permitted.

 Reason: To ensure there is a satisfactory means of access in the interests of road safety 
and the convenience of road users.

13. The area within the visibility splays and any forward sight line shall be cleared to provide a 
level surface no higher than 250mm above the level of the adjoining carriageway before the 
development hereby permitted is occupied and such splays shall be retained and kept clear 
thereafter.

Reason: To ensure there is a satisfactory means of access in the interests of road safety 
and the convenience of road users.
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14. Any existing street furniture or landscaping within the visibility splays as conditioned above 
shall, after obtaining permission from the appropriate authority, be removed, relocated or 
adjusted at the applicant’s expense.

 Reason: To ensure there is a satisfactory means of access in the interests of road  safety 
and the convenience of road users.

15. Gates, if erected, shall not open out over the public footway.
 

Reason: In the interests of road safety and the convenience of road users.

16. The development hereby permitted shall not be occupied until any redundant vehicular 
access from the site to the public road has been permanently closed and the footway 
reinstated to the satisfaction of the Department for Infrastructure.

 REASON: In order to minimise the number of access points onto the public road in the 
interests of road safety and the convenience of road users.

17. The Private Streets (Northern Ireland) Order 1980 as amended by the Private Streets 
(Amendment) (Northern Ireland) Order 1992.

The Department hereby determines that the width, position and arrangement of the streets, 
and the land to be regarded as being comprised in the streets, shall be as indicated on 
drawing No.P355/R01 Rev.B bearing the Department for Infrastructure Determination date 
stamp 10th April 2019.

 Reason: To ensure there is a safe and convenient road system to comply with the 
provisions of the Private Streets (Northern Ireland) Order 1980.

 
18. The Private Streets (Northern Ireland) Order 1980 as amended by the Private Streets 

(Amendment) (Northern Ireland) Order 1992.

No part of the development hereby permitted shall be occupied until the works necessary for 
the improvement of the public road have been completed in accordance with the details 
outlined in blue on drawing No.P355/R01 Rev.B bearing the Department for Infrastructure 
Determination date stamp 10th April 2019.  The Department hereby attaches to the 
determination a requirement under Article 3(4) A of the above Order that such works shall 
be carried out in Accordance with an agreement under Article 3(4)C.

Reason: To ensure that the road works considered necessary to provide a proper, safe and 
convenient means of access to the development are carried out.

19. No dwelling shall be occupied until that part of the service road which provides access to it 
has been constructed to base course.  The final wearing course shall be applied on the 
completion of each phase of the development.

Reason: To ensure the orderly development of the site and the road works necessary to 
provide satisfactory access to each dwelling.

20. The development hereby permitted shall not be occupied until hard surfaced areas have 
been constructed in accordance with Private Streets Determination drawing No.P355/R01 
Rev.B bearing the date stamp 15th February 2019 to provide for parking within the site.  No 
part of these hard surfaced areas shall be used for any purpose at any time other than for 
the parking and movement of vehicles.
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 Reason: To ensure adequate provision has been made for parking within the site.
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ANNEX

Date Valid 16th March 2018

Date First Advertised 1st June 2018

Date Last Advertised
1st June 2018

Details of Neighbour Notification (all addresses)

1 Azamor Street,Belfast,Antrim,BT13 2QF,   

1 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

10 Brookmount Street, Belfast, Antrim, BT13 3AP.   

10 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

11 Azamor Street,Belfast,Antrim,BT13 2QF,   

11 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

12 Brookmount Street, Belfast, Antrim, BT13 3AP.   

12 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

13 Azamor Street,Belfast,Antrim,BT13 2QF,   

13 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

14 Brookmount Street, Belfast, Antrim, BT13 3AP.   

14 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

15 Azamor Street,Belfast,Antrim,BT13 2QF,   

15 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

16 Brookmount Street, Belfast, Antrim, BT13 3AP.   

16 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

17 Azamor Street,Belfast,Antrim,BT13 2QF,   

17 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

18 Brookmount Street, Belfast, Antrim, BT13 3AP.   

18 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   
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19 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

1a ,Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

1st & 2nd Floor,320 Shankill Road,Belfast,Antrim,BT13 3AB,   

2 Brookmount Street,Belfast,Antrim,BT13 3AP,   

20 Brookmount Street, Belfast, Antrim, BT13 3AP.   

20 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

21 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

22 Brookmount Street, Belfast, Antrim, BT13 3AP.   

22 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

23 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

24 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

26 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

28 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

29 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

3 Azamor Street,Belfast,Antrim,BT13 2QF,   

3 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

30 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

31 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

314 Shankill Road,Belfast,Antrim,BT13 3AB,   

314a ,Shankill Road,Belfast,Antrim,BT13 3AB,   

318 Shankill Road,Belfast,Antrim,BT13 3AB,   

322, Shankill Road, Belfast, Antrim, Northern Ireland, BT13 3AB   

324 Shankill Road,Belfast,Antrim,BT13 3AB,   

326-328 ,Shankill Road,Belfast,Antrim,BT13 3AB,   

33 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

330 Shankill Road,Belfast,Antrim,BT13 3AB,   
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332 Shankill Road,Belfast,Antrim,BT13 3AB,   

334 Shankill Road,Belfast,Antrim,BT13 3AB,   

35 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

37 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

39 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

4 Brookmount Street, Belfast, Antrim, BT13 3AP.   

4 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

41 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

43 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

45 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

47 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

49 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   
 
5, Azamor Street, Belfast, Antrim, Northern Ireland, BT13 2QF   

51 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

53 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

55 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

57 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

59 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

6 Brookmount Street, Belfast, Antrim, BT13 3AP.   

6 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

61 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

63 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

65 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

67 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

7 Azamor Street,Belfast,Antrim,BT13 2QF,   

7 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   
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8 Brookmount Street, Belfast, Antrim, BT13 3AP.   

8 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

9 Azamor Street,Belfast,Antrim,BT13 2QF,   

9 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

Alexandra Florists,322 Shankill Road,Belfast,Antrim,BT13 3AB,   

Empty Retail Shop,336 Shankill Road,Belfast,Antrim,BT13 3AB,   

Empty Retail Unit,338 Shankill Road,Belfast,Antrim,BT13 3AB,   

Ground Floor,320 Shankill Road,Belfast,Antrim,BT13 3AB,   

Hairzone,330 Shankill Road,Belfast,Antrim,BT13 3AB,   

Kens Paper Shop,340 Shankill Road,Belfast,Antrim,BT13 3AB,   

Stadium Exhausts,5 Lawnbrook Avenue,Belfast,Antrim,BT13 2QB,   

Ulster Souvenirs,316 Shankill Road,Belfast,Antrim,BT13 3AB,   

Date of Last Neighbour Notification 5 June 2018
24 June 2019 (Properties on Brookmount Street)

Date of EIA Determination N/A

ES Requested No

Summary of Consultee Responses 

Drawing Numbers and Title
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Drawing No. 01
Type: Site Location Plan

Drawing No. 02
Type: Existing Site Survey

Drawing No. 03
Type: Proposed Site Plan

Drawing No. 04
Type: Proposed Block Plan

Drawing No. 05
Type: Previous Housing Density Plan 

Drawing No. 06
Type: Proposed Boundary Treatment Plan

Drawing No. 07
Type: Proposed Boundary Treatment Details

Drawing No. 08
Type: Surrounding Public Amenity Space

Drawing No. 09A
Type: Proposed Plans – HTA & A1

Drawing No. 10A
Type: Proposed Plans – HTB & B1

Drawing No. 11A
Type: Proposed Plans HTC/C1

Drawing No. 12A
Type: Proposed Plans – HTD/D1

Drawing No. 13A
Type: Proposed Plans – HTE/C1

Drawing No. 14A
Type: Proposed Plans – HTF/F1

Drawing No. 15
Type: Proposed Elevations – HTA (Brick)

Drawing No. 16
Type: Proposed Elevations – HTA1 (Brick)
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Drawing No. 17
Type: Proposed Elevations – HTB (Stone)

Drawing No. 18
Type: Proposed Elevations – HTB1 (Brick)

Drawing No. 19
Type: Proposed Elevations – HTC/C1 (Brick / Stone)

Drawing No. 20
Type: Proposed Elevations – HTC/C1 (Stone/Brick)

Drawing No. 21
Type: Proposed Elevations – HTC/C1 (Brick / Brick)

Drawing No. 22
Type: Proposed Elevations – HTC/C1 (Stone/Stone)

Drawing No. 23
Type: Proposed Elevations – HTD/D1 (Brick/Brick)

Drawing No. 24
Type: Proposed Elevations – HTD/D1 (Brick/Brick) (Split Level)

Drawing No. 25
Type: Proposed Elevations – HTE/C1 (Brick/Stone)

Drawing No. 26
Type: Proposed Elevations – HTF/F1 (Stone/Stone)

Drawing No. 29
Type: Proposed Road Section

Drawing No.P355/R01 Rev.B Private Streets Determination – Proposed Road Layout
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Development Management Report
Addendum Report

Summary
Committee Meeting Date: 13 August 2019 Application ID: LA04/2018/2649/F
Proposal:
Demolition of existing building and 
construction of 178No. apartments, a gym, 
3No. retail units and associated car parking 
and landscaping.

Location:
Lands at 3-9 Dalton Street (Bordered by 
Middlepath Street and Bridge End) Belfast. 

Referral Route: Committee (major application)

Recommendation: Approval incl Section 76 Agreement
Applicant Name and Address:
Kilmona Property Ltd
8th Floor Bedford House 
16-22 Bedford Street
 Belfast
 BT2 7FD

Agent Name and Address:
 Coogan & Co. Architects Ltd
122 Upper Lisburn Road
 Finaghy
 Belfast
 BT10 0BD

Executive Summary

The application was scheduled at July Planning Committee at which the application was deferred 
for a site visit to allow members the opportunity to consider the details of the site and the locality.

The site visit was undertaken on 18th July.

HED has responded with no objections. DFI Roads response remains outstanding at the time of 
writing. 

The opinion remains that the application be approved for the reasons set out in the original report 
below. 

It is recommended that delegated authority is given to the Director of Planning and Building Control 
to grant planning permission subject to conditions and a Section 76 planning agreement, and 
satisfactory resolution of outstanding issues, including:

- Resolution of outstanding DFI Roads issues; and
- Finalising conditions and Section 76 Planning Agreement.
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Development Management Report
Committee Application

Summary
Committee Meeting Date: 2 July 2019 Application ID: LA04/2018/2649/F
Proposal:
Demolition of existing building and 
construction of 178No. apartments, a gym, 
3No. retail units and associated car parking 
and landscaping.

Location:
Lands at 3-9 Dalton Street (Bordered by 
Middlepath Street and Bridge End) Belfast. 

Referral Route: Committee (major application)

Recommendation: Approval incl Section 76 Agreement
Applicant Name and Address:
Kilmona Property Ltd
8th Floor Bedford House 
16-22 Bedford Street
 Belfast
 BT2 7FD

Agent Name and Address:
 Coogan & Co. Architects Ltd
122 Upper Lisburn Road
 Finaghy
 Belfast
 BT10 0BD

Executive Summary:

Permission is sought for demolition of the existing building and construction of a building with a 
maximum of 17 storeys to provide 178No. apartments, a gym, 3No. retail units and associated car 
parking and landscaping. The application site is located at Dalton Street, and also has frontage to 
Bridge End and Middlepath Street in East Belfast. It is approximately 0.28 hectares in size and 
comprises a single two storey brick building in business use, with the remainder of the site cleared 
of buildings.

The key issues in the assessment of the proposal are: 

-  The principle of the proposal at this location; 
-  Layout, scale, form, massing and design; 
-  Impact on amenity;  
-  Impact on transport and associated infrastructure; 
-  Flooding and drainage impacts;
-  Impact on natural heritage assets; 
-  Contamination and remediation of the site;
-  Impact on civil aviation; and
-  Developer contributions.

The site falls within the City Centre boundary in both versions of dBMAP, where the uses proposed 
by the outline application are broadly acceptable. There is a previous permission on the site, now 
expired, for a similar development including residential, retail, office, and related infrastructure – 
uses for which the current application also seeks permission. Accordingly, the principle of 
development and mix of uses are considered acceptable.

The proposed layout of the building repeats that previously approved, in that the building will occupy 
the entire site, with retail and gym uses at ground floor and residential at upper floors providing 
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active frontages along all ground floor elevations. Vehicular access to internal parking areas is also 
located in broadly the same position as the previous permission and is therefore acceptable.

In design concept terms the arrangement of the site includes the placement of a multi storey car 
park (MSCP) in the rear corner of the building where it would have minimal visual impact. This 
allows the proposed apartment block to wrap around the MSCP, effectively hiding it, while providing 
strong edges to Middlepath Street, Dalton Street and Bridge End. Apartments then face either 
externally onto one of the three surrounding streets/roads or else internally onto a large communal 
garden proposed on top of the decked MSCP. The approach advocates splitting the primary façade 
along Dalton Street into two blocks, a taller feature tower (17 storeys) at the corner of Dalton Street 
and Middlepath Street and a lower 10 storey block wrapping around the Dalton Street and Bridge 
End corner. The proposed materials, design and fenestration are consistent with the area, 
incorporating a similar, fenestration, and solid to void ratios, and also having regard to the previous 
permissions on the site and in the locality. There will be no greater impact on the amenity of existing 
neighbouring properties than with the previous approval. In terms of prospective residents, each 
unit has adequate outlook to the public street and external amenity areas. The accommodation 
comprises a mix of 1-3 bed units. They are in accordance / generally exceed standards set out in 
the addendum to PPS7, with accommodation ranging from 41sqm for the smallest 1 bed unit to 94 
sqm for the largest 3 bed unit. Amenity space provision is acceptable for the location of the site.

No consultees have any objections to the proposal. Delegated authority to resolve any matters 
arising from the outstanding HED and DFI Roads responses is requested.

One objection has been received raising concerns regarding impact on the structural integrity of a 
neighbouring property/site. This is a civil matter between the parties and not a matter of public 
interest.

Having regard to the Development Plan and relevant material considerations, the proposal is 
considered acceptable subject to resolution of the outstanding matters. 

It is recommended that delegated authority is given to the Director of Planning and Building Control 
to grant planning permission subject to conditions and a Section 76 planning agreement, and 
satisfactory resolution of outstanding issues, including:

- Resolution of outstanding DFI Roads and HED issues; and
- Finalising conditions and Section 76 Planning Agreement.
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Case Officer Report
Site Location Plan
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Representations:
Letters of Support None Received
Letters of Objection 1
Number of Support Petitions and 
signatures

No Petitions Received

Number of Petitions of Objection 
and signatures

No Petitions Received

Representations from Elected 
Representatives

None received

Neighbour Notification Checked Yes

1.0 Characteristics of the Site and Area

The application site is located at Dalton Street, and also has frontage to Bridge End and 
Middlepath Street in East Belfast. It is approximately 0.28 hectares in size and comprises a single 
two storey brick building in business use, with the remainder of the site cleared of buildings. The 
majority of the site is in use as architectural salvage.  Boundary treatments comprise a mixture of 
wall and railings approximately 2-3m in height. Adjacent to the site is a further business building 
approximately two storeys in height. A railway line also runs along the eastern site boundary. The 
topography of the site is relatively level.

Dalton Street is located adjacent to the frontage of the site, with a hard-surfaced ‘island’ that 
includes a telecommunications mast between the site and main road. The city centre bound road 
has now been closed off at the Middlepath Street end. There is a block of apartments under 
construction to the southwest of the site opposite on Bridge End, with an office building and 
associated car park area to the North West.

2.0 Proposal

Permission is sought for demolition of the existing building and construction of a building with a 
maximum of 17 storeys to provide 178No. apartments, a gym, 3No. retail units and associated car 
parking and landscaping.

Planning Assessment of Policy and Other Material Considerations

3.0  Site History

Z/2007/2948/F 
Site framed by Dalton Street, Middlepath Street, Bridge End & railway line, Belfast. Demolition of 
existing two storey building & erection of new development to include 177 apartments to upper 
floors, 177 car parking spaces to basement levels, ground floor health/fitness suite & external 
garden area.
PERMISSION GRANTED 02.11.2009

4.0  Policy Framework

4.1  Belfast Urban Area Plan (BUAP), 
4.2  draft Belfast Metropolitan Area Plan 2015;
4.3  draft Belfast Metropolitan Area Plan 2015 (purported to be adopted);
4.4  Strategic Planning Policy Statement (SPPS);
4.5  Planning Policy Statement 2 (PPS2) – Planning and Nature Conservation;
4.6  Planning Policy Statement 3 (PPS3) - Access, Movement and Parking;
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4.7  Planning Policy Statement 13 (PPS13) - Transportation and Land Use;
4.8  Planning Policy Statement 7 (PPS7) – Residential Development;
4.9  Planning Policy Statement 12 (PPS12) – Housing in Settlements;
4.10  Planning Policy Statement 15 (PPS15) - Planning and Flood Risk;

4.11Supplementary Planning Guidance including ‘Creating Places’, Development Control Advice 
Note 8 Housing in Existing Urban Areas, and Parking Standards.

5.0  Statutory Consultee Responses

5.1  NI Water - No objection;
5.2  DARD - Rivers Agency - No objection;
5.3  NIEA - Waste Management - No objection subject to conditions;
5.4  DFI - Transport NI - No objection in principle, considering updated design details;
5.5  DFC – Natural Heritage – no objections subject to conditions;
5.6  DFC HED – considering archaeological issues;

6.0  Non - Statutory Consultee Responses

6.1  BCC Environmental Health - No objection subject to conditions

7.0 Representations 

The application has been neighbour notified and advertised in the local press.  No 
representations have been received.

No representations from any elected representatives have been received.

8.0 Other Material Considerations 
8.1 None

9.0 Assessment
9.1

9.2

Permission is sought for demolition of the existing building and construction of 178No. 
apartments, a gym, 3No. retail units and associated car parking and landscaping.

The key issues in the assessment of the proposal are: 

-  The principle of the proposal at this location; 
-  Layout, scale, form, massing and design; 
-  Impact on amenity;  
-  Impact on transport and associated infrastructure; 
-  Flooding and drainage impacts;
-  Impact on natural heritage assets; 
-  Contamination and remediation of the site;
-  Impact on civil aviation; and
-  Developer contributions.

Regional Policy Context:

The Regional Development Strategy 2035 (RDS) includes a number of policies relevant 
to the proposal including Tourism (RG4), Supporting Urban Renaissance (RG7), and 
Conserve, protect and enhance where possible the built and natural heritage. 
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9.3

9.4

9.5

9.6

9.7

9.8

9.9

In relation to Belfast, the RDS includes policies to promote economic development, grow 
the city population, and protect and enhance the setting of the Metropolitan Area and its 
environmental assets. Policy SFG3 seeks to enhance the role of Belfast City Centre as 
the regional capital and focus of administration, commerce, specialised services and 
cultural amenities. 

The Strategic Planning Policy Statement for Northern Ireland (SPPS) sets out the five 
core planning principles of the planning system, including improving health and well-
being, supporting sustainable economic growth, creating and enhancing shared space, 
and supporting good design and place making. 

The SPPS states at paragraph 1.13 that a number of policy statements, including those 
listed at paragraph 4.2 of this report, remain relevant under the ‘transitional arrangements’ 
in advance of a council’s adoption of its new Local Development Plan. Paragraphs 4.11 
and 4.12 of the SPPS require the safeguarding of residential and work environs and the 
protection of amenity. Paragraphs 4.13-8 highlight the importance of creating shared 
space, whilst paragraph 4.23-7 stress the importance of good design. Paragraphs 4.18-
22 details that sustainable economic growth will be supported. 

Development Plan Status: 

Following the Court of Appeal decision that quashed the adoption of the Belfast 
Metropolitan Area Plan 2015, the extant Development Plan is now the Belfast Urban Area 
Plan 2001 (BUAP). The site is not subject to any zoning within the BUAP. Both the draft 
Belfast Metropolitan Area Plan 2004 (dBMAP 2004) and purported to be adopted Belfast 
Metropolitan Area Plan (dBMAP 2015) are material considerations. The weight to be 
afforded the draft Belfast Metropolitan Area Plan is a matter of judgement for the decision 
maker. In dBMAP 2004, and dBMAP 2015, the site falls within the City Centre boundary, 
the fringe area of parking restraint, and the Laganside Character Area. 

Principle of development and proposed uses: 

The site falls within the City Centre boundary in both versions of dBMAP, where the uses 
proposed by the outline application are broadly acceptable. There is a previous 
permission on the site, now expired, for a similar development including residential, retail, 
office, and related infrastructure – uses for which the current application also seeks 
permission. Accordingly, the principle of development and mix of uses are considered 
acceptable. 

In the BUAP, the site is located outside the City Centre.  The SPPS requires a sequential 
test to be applied to ‘town centre uses’, directing them to the city centre in the first 
instance, then edge of city centre and lastly out of centre.  However, the site is located 
within the City Centre boundary in both versions of dBMAP. It is considered that 
substantial weight should be given to dBMAP 2015 given the advanced stage that it 
reached. Significant weight must also be afforded to the planning history of the site, which 
includes permission for redevelopment for the majority of uses proposed. These factors 
establish that the proposed uses are acceptable in principle. 

In relation to the demolition of the exiting building and structures, the site is not located in 
a Conservation Area ore Area of Townscape Character, and the buildings are not listed 
or of any historic interest. Accordingly the demolition of these structures is acceptable in 
principle.

PPS7 – Design, Character and Appearance of Area and amenity
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9.10

9.11

9.12

9.13

9.14

The proposal has been assessed against QD 1 of PPS 7. The preamble to PPS7 advises 
that it applies to all residential applications with the exception of single houses in the 
countryside. Policy QD1 states that planning permission will be granted for new residential 
development only where it is demonstrated that it will create a quality and sustainable 
residential environment. It indicates that housing will not be permitted in established 
residential areas where it would result in unacceptable damage to local character, 
environmental quality or residential amenity of these areas. The policy sets out nine 
criteria which all residential development proposals are expected to meet. PPS12, DCAN 
8 and Creating Places relate to housing developments and are also material 
considerations. PPS7 addendum safeguarding character is also a material consideration 
and includes three policies LC1-3.

Layout 

The proposed layout of the building repeats that previously approved, in that the building 
will occupy the entire site, with retail and gym uses at ground floor and residential at upper 
floors providing active frontages along all ground floor elevations. Vehicular access to 
internal parking areas is also located in broadly the same position as the previous 
permission and is therefore acceptable.

The layout accords with supplementary guidance in terms of separation distances 
between proposed and neighbouring existing buildings – approximately 33m min between 
elevations at closest point to the apartment building under construction at Bridge End 
(Sandford development), with separation distances of approximately 22m minimum 
between rear elevations and the eastern site boundary/railway line at closest point. 
Amenity space provision includes a communal area at fifth floor of approximately 920 
sqm, equating to approximately 5sqm per unit. The majority of units also have dedicated 
private external amenity/balcony space of varying sizes. External public realm 
improvements are also proposed comprising 900 sqm approximately of landscaped area, 
which will assist in improving streetscape in this area. Within this context, the level of 
provision is considered acceptable taking account of the planning history of the site. In 
addition, adequate public open space and management arrangements is provided as part 
of the development and related requirements under PPS7 and PPS8 are therefore 
satisfied.

Scale, height and massing

In design concept terms the arrangement of the site includes the placement of a multi 
storey car park (MSCP) in the rear corner of the building where it would have minimal 
visual impact. This allows the proposed apartment block to wrap around the MSCP, 
effectively hiding it, while providing strong edges to Middlepath Street, Dalton Street and 
Bridge End. Apartments then face either externally onto one of the three surrounding 
streets/roads or else internally onto a large communal garden proposed on top of the 
decked MSCP.

The approach advocates splitting the primary façade along Dalton Street into two blocks, 
a taller feature tower (17 storeys) at the corner of Dalton Street and Middlepath Street 
and a lower 10 storey block wrapping around the Dalton Street and Bridge End corner. 
The taller feature tower steps down again to 10 storeys further along Middlepath Street. 
The resultant scheme comprises the following four interconnected blocks;
- 17 storeys (52.7m to 54.2m) corner feature tower incorporating two upper storeys 
stepped along both Dalton Street and Middlepath Street);
- 10 storeys (31.7m) with upper storey stepped along Middlepath Street;
- 10 storeys (31.7m) with upper two storeys stepped along Dalton Street; and
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9.15

9.16

9.17

9.18

9.19

9.20

- 5 storeys (16.5m) decked car park to the rear catering for a total of 195 spaces (19 at 
GF serving retail units and 176 at 1F-4F for residents) with communal space above.

This represents a marginal increase in height from the previous scheme, which amounts 
to an increase of approximately 2.7m – 4.2m due to the angled arrangement of the upper 
floor and to take account of increased floor levels to mitigate climate change.

The scale and massing of development within this eastern side of the city is rapidly 
changing as witnessed by the recently constructed 8 storey ‘Sandford’ apartment complex 
(24.5m) diagonally opposite on Bridge End and the approved 13 storey Office Block C 
(56.2m) part of the larger Sirocco/Waterside scheme directly opposite along Bridge End. 
The longer term aspirations contained within the Queen’s Quay Masterplan (2013) 
produced by the former DSD are also noted, which includes a number of taller elements 
along the River Lagan. The height, scale and massing of blocks contained within this 
proposal are considered acceptable in the wider context, with the taller corner element 
amounting to a marker statement at this key intersection out of the city along Middlepath 
Street that would also benefit from elevated views from the neighbouring motorway.

The proposed materials, design and fenestration are consistent with the area, 
incorporating a similar, fenestration, and solid to void ratios, and also having regard to the 
previous permissions on the site and in the locality. The proposed designs are therefore 
compliant with criteria [g] of PPS7. Accordingly, it is considered that the proposal would 
not adversely affect the character of the area, which is a wide mix of building designs and 
finishes.

The layout includes a landscaping scheme for the areas of open space, and includes the 
planting of trees, hedge, shrub and screen planting. Conditions are necessary to secure 
provision, maintenance and management of the landscaping proposed.

The Urban Design Officer has no objection to the scale, massing, and design of the 
proposal.

Impact on Residential Amenity

In regard to impact on residential amenity, there are no existing residential uses 
immediately adjacent to the application site, with the closest being the ‘Sandford’ 
development to the southwest and Rotterdam Street area beyond. The layout/aspect of 
the building is such that there will be no overlooking of neighbouring properties. In addition 
there is sufficient separation distances to existing neighbouring properties to ensure that 
that dominance and overshadowing will not occur to an unacceptable degree (33m at 
closest point).  Accordingly, the proposal will not adversely impact on the amenity of 
existing residents. There will be no greater impact on the amenity of existing neighbouring 
properties than with the previous approval.

In terms of prospective residents, each unit has adequate outlook to the public street and 
external amenity areas. The accommodation comprises a mix of 1-3 bed units. They are 
in accordance / generally exceed standards set out in the addendum to PPS7, with 
accommodation ranging from 41sqm for the smallest 1 bed unit to 94 sqm for the largest 
3 bed unit. The layout arrangement broadly repeat the previously approved 
arrangements. Environmental Health have confirmed adequate arrangements are 
proposed to ensure prospective residential amenity will be protected.

PPS15 – Flooding and drainage
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9.21

9.22

9.23

9.24

9.25

9.26

9.27

9.28

Rivers Agency and NI Water have been consulted on the application, and assessed the 
submitted flood risk assessment. Neither consultee has any objections to the proposal. 
Therefore, it is considered that the proposal will not result in or be impacted unacceptably 
by flooding. It is considered that the proposal is compliant with PPS15 requirements.

PPS3 - Traffic, Parking and associated Roads considerations

DFI Roads were consulted and are satisfied that there is sufficient vehicle and bicycle 
parking provision proposed, the access arrangements are adequate, and that the 
proposal will not result in a significant impact on traffic or road safety. The proposal 
includes 195 parking spaces (including 19 for the commercial elements), within a multi 
storey parking area of the building and dedicated internal cycle parking within the 
apartment block. Green transport measures including provision of travel cards are 
proposed and DFI are considering the arrangements proposed. Delegated authority is 
requested to finalise these outstanding issues. This aspect is therefore considered 
acceptable and compliant with PPS3, associated guidance, and criteria [f] of QD1. At the 
time of writing 

Impact on civil aviation:

Consultation has been undertaken with the City Airport, who have assessed the proposals 
in terms of air safety. IFP (Instrument Flight Procedure) & CNS (Communications, 
Navigation & Surveillance) assessments have been carried out, and the Airport have 
advised of safeguarding measures required that the proposal must incorporate. The 
proposal would not therefore compromise air safety. 

Impact on Protected Habitats etc.

The proposals have been considered in terms of impacts on the natural environment and 
Shared Environmental Services and DEARA have been consulted. The potential impact 
of this proposal on Special Protection Areas, Special Areas of Conservation and Ramsar 
sites has been assessed in accordance with the requirements of Regulation 43 (1) of the 
Conservation (Natural Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended). 
The proposal would not be likely to have a significant effect on the features of any 
European site.

Consultee Responses

Environmental Health has no objections to the proposal in terms of public health matters 
including contamination, noise, disturbance, and associated matters subject to conditions. 

DEARA Waste Management has no objections regarding land contamination issues. 
Drainage and Water have no objections subject to NIW confirmation of adequate capacity 
of Waste Water Treatment. NIW have confirmed sufficient capacity.

NI Transport Holding Company (Translink) had no objections in relation to impacts on the 
railway infrastructure subject to a number of operational issues to be clarified/agreed 
during construction. The issues raised are considered civil matters between the 
respective parties.

NI Housing Executive was consulted and have responded advising that there is a current 
social housing waiting list of 10,136 households of which 7,336 are in urgent need seeking 
housing in Belfast (March 2018). On this needs basis, NIHE would wish to see 20% of 
residential development on this site committed to social and affordable housing, 
accessible dwellings and wheelchair housing units. This would help to meet the housing 
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9.29

9.30

9.31

9.32

9.33

9.34

9.35

9.36

9.37

needs of everyone and ensure a balanced and inclusive community. A suggested mix of 
35 no. social/intermediate 2 bedroom apartments would be appropriate.

The proposal is for private residential only (no social / affordable). There is no current 
policy requirement for the developer to provide social housing. The previous approval was 
also for private housing.

HED are considering archaeological impacts of the proposal. A submitted archaeological 
report indicates that no assets are likely to be present on the site and includes a draft 
programme of works for approval. Delegation of resolution of this issue is requested.

Pre-Community Consultation

For applications that fall within the category of Major development as prescribed in the 
Development Management Regulations, Section 27 of the Planning Act (Northern Ireland) 
2011 places a statutory duty on applicant for planning permission to consult the 
community in advance of submitting an application.

Section 27 also requires that a prospective applicant, prior to submitting a major 
applications must give notice, known as a ‘Proposal of Application Notice’ (PAN) that an 
application for planning permission for the development is to be submitted. A PAN 
(LA04/2018/0304/PAN) was submitted to the Council on 7th February 2018.

Where pre-application community consultation has been required and a PAN has been 
submitted at least 12 weeks in advance of the application being submitted, the applicant 
must prepare a Pre-application Community Consultation Report to accompany the 
planning application.

It is considered that the Pre-application Community Consultation Report submitted with 
the application has demonstrated that the applicant has carried out their duty under 
Section 27 of the Act to consult the community in advance of submitting an application.

Representations

On representation has been received raising concerns regarding potential impacts on the 
structural integrity of a neighbouring building/site. Whilst the concerns are noted, ensuring 
no damage to third party property and lands during the construction process is a civil 
matter between the relevant parties and therefore not a matter of public interest.

Economic Impacts

The developer estimates that the proposal will result in approximately 220 jobs for the 
construction phase and 50 post construction/operational jobs.

Developer Obligations

In summary, the following planning obligations should be included as part of the planning 
permission by means of a Section 76 planning agreement. These are directly related to 
the development and considered necessary to make it acceptable.

• Green transport measures to promote alternatives to car use;
• Training and development opportunities;
• Provision of the public open space;
• Maintenance and management of the public open space, private roads, public 

realm; and
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• Monitoring fee.

10.0 Summary of Recommendation

Having regard to the Development Plan and relevant material considerations, the 
proposal is considered acceptable subject to resolution of the outstanding matters. 

It is recommended that delegated authority is given to the Director of Planning and 
Building Control to grant planning permission subject to conditions and a Section 76 
planning agreement, and satisfactory resolution of outstanding issues, including:

- Resolution of outstanding DFI Roads and HED issues; and
- Finalising conditions and Section 76 Planning Agreement.

Conditions (Delegated authority to Director of Planning and Building Control to finalise 
requested)

 1.The development hereby permitted shall be begun before the expiration of 5 years from the 
date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

 2.No development shall take place until samples of all external finishes has been submitted to 
and been approved in writing by the Local Planning Authority. The development shall be carried 
out in accordance with the approved sample details.

Reason:  In the interests of visual amenity and the character and appearance of the area.

 3.All services (including those for water supply, drainage, heating, and gas supplies) shall be 
laid underground or housed internally within the building hereby approved.

Reason: In the interests of visual amenity.

 4. All windows to be finished in obscure glass shall be installed before the occupation of the 
building hereby permitted as indicated on the approved plans, shall be permanently retained, 
and in the event of breakage shall be replaced with obscure glass to the satisfaction of the 
Belfast City Council Local Planning Authority.

Reason: In the interests of amenity.

 5.If during the development works, new contamination or risks are encountered which have not 
previously been identified, works should cease and the Planning Authority shall be notified 
immediately. This new contamination shall be fully investigated in accordance with the Model 
Procedures for the Management of Land Contamination (CLR11). In the event of unacceptable 
risks being identified, a remediation strategy shall be agreed with the Planning Authority in 
writing, and subsequently implemented and verified to its satisfaction.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

 6. After completing the remediation works under Condition 5; 1.Prior to the occupation of the 
hereby permitted development, the applicant shall submit to the council, for approval in writing, a 
Verification Report. The report must demonstrate that the remedial measures as outlined in the 
Pentland MacDonald  Contamination Assessment and Remediation Strategy titled “ Site at 
Dalton Street, Belfast “Report no:PM18-1009 as amended by the Pentland MacDonald additional 
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information pertaining to contaminated land – site at Dalton Street, Belfast ref:PM18-1009i dated 
28/1/19  and Pentland MacDonald  additional information regarding contamination remediation 
report-site at Dalton Street, Belfast  ref: PM19-1077 dated 17 June 2019 have been 
implemented.
The Verification Report shall demonstrate the successful completion of the remediation works 
and that the site is now fit for end use.  It must demonstrate that the identified potential pollutant 
linkages are effectively broken. The Verification Report shall be in accordance with current best 
practice and guidance as outlined by the Environment Agency. In particular, this Verification 
Report must demonstrate that:

a) Gas ingress protection measures in line with CIRIA C665 Characteristic Situation 2 and 
BS8485:2015 and vapour protection measures have been incorporated into the proposed new 
building.
b) A 0.5m thick physical barrier (capping layer) comprising of clean gravel/subsoil and topsoil 
has been emplaced within all areas of landscaping which are not surfaced on hardstanding. The 
imported material shall be demonstrably suitable for end use. 

Reason: Protection of Human Health and environmental receptors to ensure the site is suitable 
for use.

 7. No development or piling work should commence on this site until a piling risk assessment 
has been submitted in writing and agreed with the Planning
Authority. Piling risk assessments should be undertaken in accordance with the methodology 
contained within the Environment Agency document on 'Piling and Penetrative Ground 
Improvement Methods on Land Affected by Contamination: Guidance on Pollution Prevention' 
available at
http://publications.environment-agency.gov.uk/PDF/SCHO0501BITT-E-E.pdf.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

 8. The hereby permitted development shall not be occupied until the applicant submits to the 
Council, for review and approval in writing, a Noise Verification Report.  The Noise verification 
report must demonstrate the following:

• That the sound insulation and noise control measures to the gym as recommended in the FR 
Marks Further Environmental Information report dated 14 th May 2019, and the glazing / 
ventilation sound insulation measures as detailed in the FR Marks Further Environmental 
Information dated May 2019 emailed to the planning service on the 31/5/19 have been 
incorporated into the development.

•That the internal noise level in habitable rooms does not exceed:
35dB LAeq,16 hr between 07.00hrs and 23.00hrs within any habitable room,  with the windows 
closed and alternative means of ventilation provided in accordance with current Building Control 
Regulations requirements
• 30 dB LAeq,8hr within bedrooms between 23.00hrs and 07.00hrs, with the windows closed 
and alternative means of ventilation provided in accordance with current Building Control 
Regulations requirements.
• 45dB LAFmax, by more than 10 single sound events in any proposed bedrooms,  with the 
windows closed and alternative means of ventilation provided in accordance with current 
Building Control Regulations requirements.
•  That a high performance proprietary floating acoustic sports floor has been provided to the 
ground floor gym to minimise impact noise on the structure.
• That   27mm thick  multi tile impact resistant mat with a 40mm thick regupol 40/80 mat below 
or equivalent has been installed in the free weights area
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• That a 15mm thick shock pad with a 10mm thick everroll mat on top or equivalent has been 
installed in the studio areas.
• That the separating partition between the gym and the residential units shall provide a 
minimum of 60 dB Dw
• The ceiling to the gym should be supported on proprietary resilient acoustic hangers, with 
30mm of mineral wool (min density of 12kg/m3) in void.

3. Wall mounted equipment within the Gym must be resiliently mounted. 
4. The ground floor gym must  not operate outside the following hours  22:00 and 6:30am 
5. Only background music permitted within the gym.

6.The cumulative Rating Level (dB LAr) of sound from the operation of all combined building 
services plant associated with the development  shall not exceed the existing daytime and night-
time background noise level of 60dBLA90 50dBLA90 respectively at the nearest noise sensitive 
premises, when measured or determined at 1m from the façade of the nearest noise sensitive 
premises in line with  the methodology outlined in BS4142:2014 - Methods for rating sound and 
assessing industrial and commercial sound. A Rating Level (dB LAr) indicative of ‘no adverse 
impact’ shall be maintained thereafter. 

7. No service collections from or deliveries to the proposed development are permitted beyond 
the hours of 07:00hrs-23:00hrs.  

Reason: Protection of  health and residential amenity

 9. No development including site clearance works, lopping, topping or felling of trees, shall take 
place until a landscape management plan covering a minimum of 20 years including long term 
design objectives, performance indicators over time, management responsibilities and 
establishment maintenance and maintenance schedules for all landscaped areas, has been 
submitted to and approved by the Department. The landscape management plan shall be carried 
out as approved and reviewed at years 5, 10 and 15 and any further changes agreed with the 
Department in writing prior to implementation.

Reason:  To ensure the provision of amenity afforded by an appropriate landscape.

10. All hard and soft landscape works shall be completed in accordance with the approved 
drawings, the appropriate British Standard, the relevant sections of the National Building 
Specification NBS [Landscape] and plant material with the National Plant Specification NPS prior 
to occupation of any dwelling / part of the development hereby approved.

All plant stock supplied shall comply with the requirements of British Standard 3936, 
'Specification for Nursery Stock'. All pre-planting site preparation, planting and post-planting 
maintenance works shall be carried out in accordance with the requirements of British Standard 
4428 'Code of Practice for General Landscape Operations [excluding hard surfaces]'. 

Reason: To ensure the provision, establishment and maintenance of a high standard of 
landscape.

11. Should any tree, shrub or hedge be removed, uprooted or destroyed or dies or becomes, in 
the opinion of the Local Planning Authority, seriously damaged or defective, it shall be replaced 
within the next planting season by trees, shrubs or hedges of the same species, variety and size 
to those originally planted, unless the Local Planning Authority gives its written consent to any 
request for variation.

Reason: To ensure the provision, establishment and maintenance of a high standard of 
landscape.
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12. No dwelling hereby permitted shall be occupied until all drainage mitigation measures as set 
out in the submitted Drainage Assessment have been constructed and installed in accordance 
with these details. A report verifying these measure have been installed shall be submitted to the 
satisfaction of the Local Planning Authority. The mitigation measures shall be permanently 
retained thereafter and not removed without the prior consent of the Local Planning Authority.

Reason: to ensure adequate flood mitigation measures are provided for the site and to protect 
residential amenity.

13. DFI Roads Conditions (tba)

14. HED Conditions (tba)

Page 166



Application ID: LA04/2018/2649/F

Page 17 of 20

ANNEX

Date Valid 20th November 2018

Date First Advertised 30th November 2018

Date Last Advertised

Details of Neighbour Notification (all addresses)
16 Scrabo Street,Belfast,Down,BT5 4BD   
22 Bridge End,Belfast,Down,BT5 4AE   
23 Bridge End,Belfast,Down,BT5 4AE   
27 Bridge End,Belfast,Down,BT5 4AE   
29 Bridge End,Belfast,Down,BT5 4AE   
29 Middlepath Street,Belfast,Down,BT5 4BG   
31 Bridge End,Belfast,Down,BT5 4AE   
33 Bridge End,Belfast,Down,BT5 4AE   
35 Bridge End,Belfast,Down,BT5 4AE   
 35-39 ,Middlepath Street,Belfast,Down,BT5 4BG   
48-58 ,Bridge End,Belfast,Down,BT5 4AE   
62a ,Bridge End,Belfast,Down,BT5 4AE   
62a ,Bridge End,Belfast,Down,BT5 4AE   
Apartment 1,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 1,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 1,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 10,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 10,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 10,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 11,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 11,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 11,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 12,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 12,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 12,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 13,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 13,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 13,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 14,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 14,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 14,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 15,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 15,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 16,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 16,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 17,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 17,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 18,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 18,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 2,21 Bridge End,Belfast,Down,BT5 4AE   

Page 167



Application ID: LA04/2018/2649/F

Page 18 of 20

Apartment 2,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 2,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 3,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 3,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 3,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 4,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 4,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 4,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 5,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 5,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 5,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 6,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 6,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 6,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 7,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 7,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 7,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 8,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 8,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 8,37 Bridge End,Belfast,Down,BT5 4AE   
Apartment 9,21 Bridge End,Belfast,Down,BT5 4AE   
Apartment 9,25 Bridge End,Belfast,Down,BT5 4AE   
Apartment 9,37 Bridge End,Belfast,Down,BT5 4AE   
Office 1 Fifth Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office 1 Ground Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office 1 Third Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office 2 Fifth Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office 2 Ground Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office 2 Third Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office First Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office Fourth Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office Second Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Office Sixth Floor,Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   
Quay Gate House,15 Scrabo Street,Belfast,Down,BT5 4BD   

Date of Last Neighbour Notification

Date of EIA Determination N/A

ES Requested No

Planning History

Ref ID: Z/1974/0697
Proposal: ERECTION OF PAINT STORE
Address: 29-33 MIDDLEPATH STREET
Decision: 
Decision Date: 
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Ref ID: Z/1997/6016
Proposal: Erection of offices 3-5 Dalton Street
Address: 3-5 Dalton Street
Decision: 
Decision Date: 

Ref ID: Z/1987/1122
Proposal: Construction of a new showroom and refurbishment of existing buildings to be 
used as gardening equipment showrooms
Address: 48/60 BRIDGE END BELFAST BT5
Decision: 
Decision Date: 

Ref ID: Z/2003/2727/F
Proposal: Proposed retail store, 5No non-food retail units, 6-island petrol filling station, 
832 car parking spaces, alterations to existing road network, landscaping and ancillary 
works
Address: Howden Sirocco Works, Bridge End, Belfast
Decision: 
Decision Date: 17.04.2008

Ref ID: Z/1997/0384
Proposal: Erection of office building
Address: NOS 3 & 5 DALTON STREET BELFAST BT5
Decision: 
Decision Date: 

Ref ID: Z/2007/2948/F
Proposal: Demolition of existing two storey building & erection of new development to 
include 177 apartments to upper floors, 177 car parking spaces to basement levels, 
ground floor health/fitness suite & external garden area.
Address: Site framed by Dalton Street, Middlepath Street, Bridge End & railway line, 
Belfast.
Decision: 
Decision Date: 02.11.2009

Ref ID: Z/2008/2112/F
Proposal: Retrospective application to use the site as a car park with office.
Address: Site framed by Dalton Street, Middlepath Street, Bridge End and Railway Line 
including 1 and 7 Dalton Street, Belfast.
Decision: 
Decision Date: 03.09.2009
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Summary of Consultee Responses 

Drawing Numbers and Title

Notification to Department (if relevant)

Date of Notification to Department:  
Response of Department:
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Development Management Officer Report
Committee Application

Summary
Committee Meeting Date: 13th August 2019
 
Application ID: LA04/2019/0553/F and LA04/2019/0420/DCA
Proposal:
Demolition of existing building and erection of 
175 bed aparthotel with associated bar, 
restaurant and conferencing facilities and 
associated works.

Location:
Land at Lyndon Court  
32-38 Queen Street  Belfast 
BT1 6EF.

Referral Route: Major Application

Recommendation: Approval

Applicant Name and Address:
Oakland Holdings Ltd
Office 2 Floor 1
Wellington Buildings 
2-4 Wellington Street
Belfast
BT1 6HT

Agent Name and Address:
O'Toole & Starkey
Arthur House 
41 Arthur Street
Belfast
BT1 4GB

Executive Summary:

This application seeks the demolition of the current Lyndon Court building and the erection of a new 
9-storey aparthotel with restaurant and conferencing facilities.  The design is contemporary whilst 
considered cognisant of the conservation area and nearby listed buildings.

The main issues to be considered in this case are;

 The principle of demolition in the conservation area;
 The principle of hotel use at this location;
 The impact on built heritage
 The impact on traffic and parking 
 The impact on amenity
 The consideration of site drainage
 The impact on human health
 The impact on the amenity of adjacent land users
 The consideration of economic benefits
 The consideration of developer contributions

The site is located within the City Centre, City Centre Conservation Area, Area of Parking Restraint, 
Primary Retail Core, Airport Height Restriction, Old City Character Area and proximate to listed 
buildings.

Transport NI, NIEA, Rivers Agency, HED and NIW were all consulted in addition to the 
Environmental Health Officer, Urban Design Officer and Conservation Officer within Belfast City 
Council.  Their responses are detailed in the main body of the report.

No third party representations were received.
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Having regard to the submitted information and reports, consultee responses and representations, 
officers conclude that the current building and proposed replacement building meet the policy 
tests to permit demolition.  The Conservation Officer notes that the current building does not 
reflect the architectural or historical interest of the wider conservation area and does not make a 
material contribution that merits retention.  Officers consider that the proposed scheme will 
contribute positively to the local environment by enhancing the character and appearance of the 
conservation area.  The hotel will make a positive contribution to the economy.  The proposal 
meets the policy tests outlined in the SPPS and Planning Policy Statement 6.

Having regard to the Development Plan, and other material considerations, the proposed 
development is considered, on balance, acceptable.

It is recommended that delegated authority is given to the Director of Planning and Building 
Control to grant planning permission, subject to resolving final conditions with DfI Roads, NIEA, 
Rivers Agency and Historic Environment Division. 
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Case Officer Report
Site Location Plan/Elevations
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Characteristics of the Site and Area

1.0

1.1

1.2

Description of Proposed Development

This application seeks the demolition of the existing Lyndon Court building located at the 
corner of Queen Street and College Street and its replacement with a 9-storey 175 bedroom 
aparthotel.  

The proposed building will incorporate:
(a) a shoulder height of seven storeys covering the full extent of the site with emphasis 
placed on a slightly raised corner element. Floors finished in a grey brick with gold accents 
in the form of window framing/reveals; 

(b) two additional floors above the shoulder height setback marginally from the outer 
façade of the lower seven floors. These two floors undulate in their planform/height and 
incorporate aluminium cladding of the same gold palette as proposed in the detailing of the 
main façade on lower floors. 

2.0

2.1

2.2

2.3

Description of Site and Area

The current building is three storey, brown brick building and there is a central staircase to 
first floor courtyard from Queen Street.  

The site is located within the City Centre as defined by BMAP 2015. It is within the City 
Centre Conservation Area. The Conservation Officer characterises this as containing “a 
substantial heritage of Victorian and Edwardian buildings. Its townscape pattern reflects 
the earlier history of the town, with continuity between past and present expressed through 
the buildings streetscapes and layout. A variety in frontages, forms and materials are 
balanced by unifying elements such as height, proportion, scale and grain; which ensures 
a unified diversity within elevations that adhere to a similarity of form language”.
 
The area is primarily commercial in nature with shops and offices.  Across the road from the 
site is Swanston House, the redevelopment and extension of the former Athletic Stores 
Building on Queen Street for student accommodation.

Planning Assessment of Policy and other Material Considerations

3.0
3.1

3.2

Site History
Z/2010/0385/F and Z/2010/0387/DCA - Demolition of existing office building and 
construction of 7-storey office accommodation with ground floor retail – Approved.

Z/2008/0559/F and Z/2008/0566/DCA - Demolition of existing building and erection of four-
storey mixed-use development comprising retail units at ground floor and office space on 
upper floors – Approved.

4.0 Policy Framework

4.1 Belfast Urban Area Plan 2001 (BUAP)
Draft Belfast Metropolitan Area Plan 2015 (Draft BMAP 2015)
Draft Belfast Metropolitan Plan 2004

4.2 Regional Development Strategy
Strategic Planning Policy Statement for Northern Ireland
Planning Policy Statement 3 - Access, Movement and Parking
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Planning Policy Statement 4 – Planning and Economic Development
Planning Policy Statement 6 - Planning, Archaeology and the Built Heritage
Planning Policy Statement 15 (Revised)  - Planning and Flood Risk
City Centre Conservation Area document

5.0 Statutory Consultees
Transport NI – no objection subject to conditions and informatives
Rivers Agency – requested confirmation from NI Water that there is a consent to 
discharge
NIEA Historic Buildings Unit –  No objection subject to resolution of materials and levels
NIEA Historic Monuments Unit – no objection.
NIEA Water Management Unit – issued standing guidance
NIEA Land, Soil, and Air – no objection subject to conditions and informatives
NIEA Natural Environment Division – no objections subject to final response regarding 
bats
NIW – No objections. 

6.0 Non-Statutory Consultees
Environmental Health BCC – no objection subject to conditions and informatives
Conservation Officer BCC – considers that the existing building does not make a material 
positive contribution and that on balance the proposed rebuild will enhance the 
Conservation Area subject to resolution of the palette of materials and recommends the 
use of conditions to address this matter
Urban Design Officer BCC – content that the redesign now addresses the appropriate 
cues in the immediate environment subject to resolution of the palette of materials an 
recommends the use of conditions to address this matter
City Centre Development Team BCC – content that the proposal will contribute positively

7.0
7.1

Representations
No representations were received.

8.0

8.1
8.1.1

8.1.2

8.1.3

8.1.4

ASSESSMENT

Development Plan
Section 6 (4) of the Planning (Northern Ireland) 2011 Act states that in making any 
determination under the said Act, regard is to be had to the local development plan, and that 
the determination must be made in accordance with the plan unless material consideration 
indicate otherwise.

Following the recent Court of Appeal decision on Belfast Metropolitan Area Plan, the extant 
development plan is now the Belfast Urban Area Plan 2001. However, given the stage at 
which draft BMAP 2015 had reached pre-adoption through a period of independent 
examination, the policies within it still carry weight and are a material consideration in the 
determination of planning applications. The weight to be afforded is a matter of judgement 
for the decision maker. The weight to be attached to policies in emerging plans will depend 
upon the stage of plan preparation or review, increasing as successive stages are 
reached.

Given the advanced stage that draft BMAP 2015 reached (i.e. pre-adoption following a 
period of independent examination), and that the main areas of contention were policies 
relating to Sprucefield Shopping Centre, BMAP 2015 is considered to hold significant 
weight.

In draft BMAP 2004, the site is located within the development limit for Belfast City Centre 
(CC001), within the City Centre Conservation Area (CC103), within the Belfast City Core 
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8.1.5

8.1.6

8.1.7

8.1.8

8.2
8.2.1

8.2.2

8.2.3

8.3
8.3.1

8.3.2

Area of Parking Restraint (CC025), within the Primary Retail Core (CC007) and within the 
Old City Character Area (CC012).

The draft BMAP 2015 identifies the extent of the City Centre Conservation Area (CC103) 
and notes that it is a substantial area of the city and comprises much of the late Victorian 
commercial architecture of a bustling, self-confident town which expanded rapidly in the 
nineteenth century. The Plan further advises that development proposals within the City 
Centre Conservation Areas are to be assessed in accordance with Planning Policy 
Statement 6 Planning, Archaeology and the Built Heritage; however it does not contain any 
specific policy provisions relevant to these conservation areas.

The application site lies within the Old City Character Area (CC007).  The Character Area 
Designations specify urban design criteria related to the massing, alignment and scale of 
buildings.  In their report on the Public Local Enquiry into Objections to the BMAP 2015 the 
Planning Appeals Commission (PAC) explored a number of general objections to all 
Character Areas and in particular to specific design criteria. The PAC concluded that in 
general the design criteria were merited and basic expectations of responsive urban design 
within a City Centre context.

The Urban Design Criteria relating to this character area does not specify heights for Queen 
Street but states that heights of a minimum of 3 storeys and a maximum of 5 should be 
maintained. 

In addition, the criteria state that the density of development should be increased/maintained 
and should take account of adjoining buildings.

The principle of hotel development at this location
The site is located within the settlement limits of draft BMAP 2015. The presumption is 
therefore in favour of development subject to the planning considerations discussed below.

The proposed hotel use sits comfortably with the site’s prime city centre location.  As the 
site is within the Primary Retail Core, Policy R1 applies.  The proposal is not within a 
designated Primary Retail Frontage and whilst there is a loss of some retail floor space at 
ground floor level, some of this had lain empty in recent years and it is considered that a 
hotel and associated restaurant and bar would contribute to the vibrancy of the street 
scene and local economy. 

As the site contains some offices, Policy PED 7 of Planning Policy Statement 4: Planning 
and Economic Development applies. Policy PED 7 seeks to protect employment land. 
Given the underuse of the office units and the expected contribution to the local economy 
that the proposed hotel (a compatible sui generis use) should bring, it is considered that 
Policy PED 7 (a) and (c) are satisfied. 

The impact of the proposal on the built heritage
The application was originally submitted with a total height of 14 storeys.  Officers considered 
this far too tall and fundamentally inappropriate in the context of the conservation area and 
immediate context. As such an amended scheme was submitted to address the issues 
raised. 

Section 104 of the Planning (NI) Act 2011 advises that where any area is for the time being 
designated as a conservation area, special regard must be had to the desirability of (a) 
preserving the character or appearance of that area in cases where an opportunity for 
enhancing its character or appearance does not arise; or (b) enhancing the character or 
appearance of that area in cases where an opportunity to do so does arise.
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8.3.3

8.3.4

8.4
8.4.1

8.4.2

8.4.3

8.5
8.5.1

8.5.2

8.5.3

The Strategic Planning Policy Statement for Northern Ireland 2015 (SPPS) is a material 
consideration. It advises that until councils have adopted a new Plan Strategy any conflicts 
between the SPPS and existing specified retained Planning Policy Statements (including 
PPS6) are to be resolved in favour of the SPPS. The SPPS contains a policy direction 
reflecting Section 104 of the 2011 Act. Paragraph 6.18 of the SPPS advises that in managing 
development within a designated Conservation Area the guiding principle is to afford special 
regard to the desirability of enhancing its character or appearance where an opportunity to 
do so exists, or to preserve its character or appearance where an opportunity to enhance 
does not arise. It goes on to say that there will be a general presumption against the grant 
of planning permission for development or conservation area consent for demolition of 
unlisted buildings where proposals would conflict with this principle. This general 
presumption should only be relaxed in exceptional circumstances where it is considered to 
be outweighed by other material considerations grounded in the public interest.

Policy BH14 of PPS 6 advises that demolition of an unlisted building in a conservation area 
should normally only be permitted where the building makes no material contribution to the 
character or appearance of the area. 

Demolition in the Conservation Area 
In assessing the contribution of the existing building to the character or appearance of the 
Conservation Area, regard should be had to the conservation area guidance. The City 
Centre Conservation Area Guide was published in 1998 and states that new buildings will 
be expected to take account of the character of their neighbours and should, in mass and 
outline, be sympathetic to the rhythm of the street scene.  Furthermore, materials should 
generally be of a quality, texture, and colour compatible with the character of the area.

The Conservation Officer states that ‘by nature of its age and style, it is clear that the 
physical fabric of the existing building does not reflect the architectural or historical interest 
of the wider conservation area” and that “it is concluded that the existing building does not 
make a material, positive contribution to the character and appearance of the conservation 
area’.

Policy BH 14 states that where a building makes a positive contribution to the character or 
appearance of a conservation area there will be a presumption in favour of retaining it and 
in assessing the proposals the Council will have regard to the same broad criteria outlined 
for the demolition of a listed building under Para 6.5 of PPS 6 and Policy BH10.  There are 
two previous approvals which have permitted demolition of the Lyndon Court building.  As 
stated by the Conservation Office, the Lyndon Court Building is not considered to make a 
positive contribution to the Conservation Area.  Therefore in the circumstances, Policy BH14 
applies however it is not necessary to consider Policy BH10.  The replacement proposals 
falls to be considered under Policy BH12 as detailed below.  

The impact of the proposed building on the Conservation Area
The House of Lords in the South Lakeland case decided that the “statutorily desirable 
object of preserving the character of appearance of an area is achieved either by a positive 
contribution to preservation or by development which leaves character or appearance 
unharmed, that is to say preserved.”

The proposed building should be considered having regard to the SPPS and Policy BH12 of 
PPS 6.

The proposal has been assessed against Policy BH12 of PPS6. The site is located within 
the Belfast City Centre Conservation Area as designated in the BUAP and BMAP/dBMAP.  
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8.5.4

8.5.5

8.5.6

As detailed previously, the current building is not considered to make a material 
contribution to the conservation area however there is still a balance to be achieved with 
the proposal in terms of assessing the new proposal.  

Policy BH12 of Planning Policy Statement 6 (PPS6) details criteria for new development in 
the conservation area. This policy contains a number of criteria which are applied to 
proposals in the conservation area.  

(a) the development preserves or enhances the character and appearance of the 
area; 
The Conservation Officer opines that ‘the proposed siting, height, scale and massing of the 
scheme as now proposed are considered acceptable for the context of the site, and of 
suitable quality to sympathetically respect the characteristic built form of the area’.  He 
goes on to state that the ‘proposed palette of finish and materials are not of suitable quality 
to achieve a sympathetic relationship with its surrounding context; in that they would 
present a dominant and contrasting duality that would be contrary to the principle of 
architectural unity and composition’

(b) the development is in sympathy with the characteristic built form of the area; 
The character of the area has altered significantly in recent years. These changes have 
taken place within the conservation area, as well as beyond. A significant shift in the built 
form of this part of the conservation area has been the introduction of a prominent 
backland extension to the former Athletic Stores building as well as façade retention and a 
roof setbacks on the 5th, 6th and 7th storeys.  There have also been other notable 
developments on the larger Wellington Place thoroughfare.

The height of the proposal has been reduced from 14.5 storeys to a more appropriate 9 no. 
storeys comprising a base of 7 storeys thereby reducing the visual dominance of the 
proposal significantly.  This height is above the 5 storey maximum in the urban design 
criteria within dBMAP which is a general height recommendation, not specific to this 
particular site or street.  It is the Officer’s view that a 5 storey building on this site would be 
too domestic in scale given its corner location and it is noted that permission was 
previously granted for 7 storeys. The Urban Design Officer states that ‘from an urban 
design viewpoint, the revised scale, height and massing of the building is now considered 
to respond more appropriately to local context when compared to the initial iterations of the 
scheme’.  The Conservation Officer also notes that ‘the siting, height, scale and massing of 
the scheme as now proposed are considered acceptable for the context of the site, and of 
suitable quality to sympathetically respect the characteristic built form of the area’. Regard 
is had to this being an important corner site on the junction of College Street and Queen 
Street, where it is appropriate to see a building of increased height and prominence. It is 
considered that the massing and form of the building would sit comfortably in its context 
and surrounding buildings.

The Urban Design Officer notes that “Features common to these buildings include; 
- A raised one and a half storey GF height; 
-  A hierarchy of window openings which generally decrease in size as they proceed 

up the building; 
- A general vertical emphasis of openings which incorporate regular spacing 

between; 
- The marking of the corner with subtle increases in height alongside decorative 

detailing. 
Elements of these common features have been successfully translated into the articulation 
of the facades of the new building, albeit in a modern and contemporary manner”.

With regards to plant, the Urban Design Officer notes that ’from the submitted roof plan 
that a dotted outline is shown which denotes a modest ‘Plant Zone’ (measuring around 
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8.5.7

8.5.8

8.5.9

8.5.10

8.5.11

8.5.12

8.6
8.6.1

65m2), located centrally within the roof and to be concealed behind a parapet wall. A small 
lift overrun is also shown immediately adjacent to this plant zone. Further details should be 
provided in relation to these elements, such as an appropriately scaled cross-section, in 
order to properly assess any visual implications that these elements may have’.  This 
further detail has been requested from the agent.

(c) the scale, form, materials and detailing of the development respects the 
characteristics of adjoining buildings in the area; 
The Urban Design Officer states that in ’terms of materials, the scheme proposes the use 
of a grey brick as the primary material over the lower seven floors, complemented by gold 
accents for window framing/reveals and within the vertical louvred corner feature. The gold 
accent colour then continues at 7F and 8F in its application to the full extent of the 
panelling proposed at this level.’ 

Both the Conservation Officer and Urban Design Officer have expressed concerns with 
regards to the specific palette of materials proposed for the site.  Both have recommended: 
- A lighter grey, mottled brick work finish in place of the current dark grey while avoiding 
entirely the use of black brick; and 
- A cladding finish that incorporates a bronze, copper or red hue, as opposed to gold so as 
to pick up subtly on the tonal qualities of the predominant red brick in the locality, as 
opposed to the brighter yellow gold shown on the 3D visuals

This has been discussed with the agent who was favourable to this approach and 
delegated authority is sought to resolve the final detailing of materials and final wording of 
conditions to control the same.

(d) the development does not result in environmental problems such as noise, 
nuisance or disturbance which would be detrimental to the particular character of 
the area; 
Environmental Health have not raised any concerns subject to conditions regarding 
contamination and noise.  

(e) important views within, into and out of the area are protected; 
Given the location of the site on the corner of Queen Street and College Street, the 
proposal will not be visible from outside the conservation area.  The key views for 
consideration within the Conservation Area are from Wellington Place, College Street and 
Queen Street.  Having assessed these key views on the basis of the submitted material, 
and using VU.CITY, the proposal is considered acceptable.

(f) trees and other landscape features contributing to the character or appearance of 
the area are protected; 
There are no landscape features on the site.

(g) the development conforms to the guidance set out in conservation area 
documents. 
It is considered that the proposals are consistent with the guidance.

In conclusion, criteria (a) to (g) of Policy BH 12 have been assessed with input from the 
Conservation Officer and Urban Design Officer.  Subject to resolution of the external 
materials, the proposal is deemed to be acceptable in policy terms. 

The impact of the proposal on nearby Listed Buildings
Policy BH11 of Planning Policy Statement 6 (PPS6) relates to development affecting the 
setting of a listed building. There are a number of listed buildings in the immediate vicinity 
that would be affected by the proposal. These are: 
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8.6.2

8.6.3

8.6.4

8.7
8.7.1

8.8
8.8.1

8.9
8.9.1

8.10
8.10.1

- Grade B1 buildings 7, 9 and 11 Wellington Place
- RUC Barracks/Children’s Hospital Queen Street

The proposal is assessed against Policy BH11 as follows.
(a) The detailed design respects the listed building in terms of scale, height, massing 

and alignment;
HED provides the following advice: ‘the amended proposal has addressed concerns in 
relation to scale, height, massing’ and will have a negligible adverse impact.

HED recommend accurate topographical levels should be indicated for finished ground and 
roof heights on all elevation drawings, together with clearly defined setback distances”.  
Delegated authority is sought to request this further information from the agent.

(b) The works proposed make use of traditional or sympathetic building materials 
and techniques which respect those found on the building; and

HED similarly commented on the brick proposed and suggested a lighter tone.  They also 
recommend a condition to require samples of roof-top cladding and fin material prior to 
construction.

(c) The nature of the use proposed respects the character of the setting of the 
building

It is considered there is no conflict from the proposed use that would harm the setting of the 
Listed Buildings.

Archaeology
The application site is located within the Belfast Area of Archaeological Potential, designated 
to protect the above-ground and below-ground archaeological remains associated with early 
development of the settlement. Historic Environment Division: Historic Monuments Unit 
(HMU) have been consulted and considered the impacts of the proposal. HMU is content 
with the proposal, conditional on the agreement and implementation of a developer-funded 
programme of archaeological works. This is to identify and record any archaeological 
remains in advance of new construction, or to provide for their preservation in situ, as per 
Policy BH 4 of PPS 6.  Conditions are recommended accordingly.

Ecology
NIEA were consulted and had no objections.  The agent submitted a Bat Roost Assessment 
which resulted in NIEA being reconsulted.  Delegated authority is requested to finalise the 
consultation response from NIEA.

Traffic, Movement and Parking
DFI Roads have advised that the proposal is acceptable in principle however they do require 
further information with regards to pedestrian access doors and footway and carriageway 
arrangements.  Further information has been submitted and DfI Roads have been 
reconsulted.  Delegated authority is sought to agree final conditions with DfI Roads following 
their final response.

Contaminated Land
The application is supported by a Phase 1 contaminated land report. The Environmental 
Health Service and NIEA Air, Land and Soil has reviewed the Phase 1 report and both note 
that a Phase 2 risk assessment report is required and have provided conditions to require 
the submission of same prior to construction.  
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8.11
8.11.1

8.12
8.12.1

8.13
8.13.1

8.14
8.14.1

8.15
8.15.1

8.15.2

8.15.3

8.15.4

8.16
8.16.1

Noise
The application is supported by a Noise Impact Assessment.  The Environmental Health 
Service has reviewed the NIA report and have provided conditions accordingly.

Air Quality
Environmental Health have no concerns regarding air quality but did note that the medium 
combustion plant may require authorisation from the NIEA under separate legislation.

Site Drainage
The proposal is supported by a Drainage Assessment.  Rivers Agency has advised that 
Policies FLD 1, 2, 4 and 5 of the Revised PPS15 – ‘Development in Fluvial (River) and 
Coastal Flood Plains’ do not apply.  They have requested further information in the form of 
a PDE response from NI Water consenting to discharge to their system.  Delegated authority 
is sought to resolve this matter.

The impact on the amenity of adjacent land users
It is considered that the proposal would not result in any unacceptable overlooking, loss of 
light, overshadowing, loss of outlook or other harmful impacts on adjacent land users. 

Pre-Community Consultation
For applications that fall within the major category as prescribed in the Development 
Management Regulations, Section 27 of the Planning Act (NI) 2011 places a statutory duty 
on applicants for planning permission to consult the community in advance of submitting an 
application. 

Section 27 also requires that a prospective applicant, prior to submitting a major 
application must give notice, known as a ‘Proposal of Application Notice’ (PAN) that an 
application for planning permission for the development is to be submitted.  
LA04/2018/2687/PAN was submitted to the Council on 12th November 2018 and was 
deemed to be acceptable on 27th November 2018.

Where pre-application community consultation has been required and a PAN has been 
submitted at least 12 weeks in advance of the application being submitted, the applicant 
must prepare a pre-application community consultation report (PACC) to accompany the 
planning application.  A PACC Report has been submitted in support of this application 
which includes details of public meetings, stakeholder letters and the public advertisement.  
Responses were cited as being generally positive regarding redevelopment of the site and 
the proposed use.  An attendee expressed concern regarding height while another raised 
ground floor frontages.  Whilst the proposal was not amended in light of those concerns 
prior to submission, the scheme has been subsequently reduced in height to 9 storeys.

It is considered that the PACC Report submitted has demonstrated that the applicant has 
carried out their duty under Section 27 of the Planning Act (NI) 2011 to consult the 
community in advance of submitting an application.

Developer Contributions
Para 5.69 of the SPPS states that “Planning authorities can require developers to bear the 
costs of work required to facilitate their development proposals”.  As the public realm 
adjacent to the site has been upgraded recently, it was not therefore necessary to require 
a developer contribution.
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8.17
8.17.1

8.17.2

8.18
8.18.1

8.19 

Economic Benefits
Paragraphs 4.18 and 4.22 of the SPPS state that planning authorities should take a positive 
approach to appropriate economic development proposals and pro-actively support and 
enable growth generating activities. It further states that the environment is an asset for 
economic growth in its own right and planning authorities must balance the need to support 
job creation and economic growth with protecting and enhancing the quality of the natural 
and built heritage.  In this case, an aparthotel with restaurant and bar will undoubtedly 
contribute to job creation, tourism and revenue.

The BCC City Centre Development team were consulted and responded to state that the 
proposal ‘broadly contributes to the delivery of policies and core principles within the City 
Centre Regeneration and Investment Strategy in terms of maximising the tourism 
opportunity and increasing the employment population’.

Statutory Consultation
The proposal was first advertised on 29th March 2019 and neighbours notified on 26th 
March 2019.  The revised scheme was advertised on 23rd July 2019 and neighbours 
notified on 17th July 2019.  The expiry date for the submission of representations is the 9th 
August 2019. There are no representations to date should any further substantial 
representations be received however, the application will be returned to Committee for 
consideration.

Conclusion
Para 6.18 of the SPSS states that the “guiding principle is to afford special regard to the 
desirability of enhancing” conservation areas.  

When assessed in the round, it is considered that the scheme would achieve this. The 
proposal would result in the removal a modern and domestic building whilst the new 
building would be a high quality landmark building on an important corner junction. 

HED, the Urban Design Officer and Conservation Officer concur that the height and massing 
of the proposed development is appropriate to the context of the conservation area but that 
the detailed materials must be further negotiated to ensure an appropriate and high quality 
scheme.  Officers consider this can be resolved via the submission of additional details in 
terms of samples and request delegated authority to resolve this matter via samples and 
appropriate conditions.

10.0

10.1

Summary of Recommendation:

It is recommended that delegated authority is given to the Director of Planning and Building 
Control to grant conditional planning permission and demolition consent, subject to 
clarification of the consultation responses from DfI Roads, NIEA, Rivers Agency and Historic 
Environment Division as well as the submission of sample materials. 
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11.0

11.1

11.2

11.3

11.4

11.5

Conditions:

The development hereby permitted shall be begun before the expiration of 5 years from 
the date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

Following site clearance works and prior to commencement of the erection of the 
development hereby approved, a Contaminated Land Risk Assessment shall be submitted 
in writing to and approved by the Council in accordance with Section 4.2 of the RSK report: 
‘Oakland Holdings Ltd; Preliminary Risk Assessment; Lands at Queen Street, Belfast’ 
Report Number 602439 - R1 (00), dated March 2019.
The Risk Assessment shall follow the methodology outlined in Model Procedures for the 
Management of Land Contamination (CLR11). This report must incorporate:
- A detailed site investigation in line with British Standards BS10175:2011+A1:2013.  
- Any ground gas investigations should be conducted in line with BS8485:2015 and 
BS8576:2013.
- A satisfactory assessment of the risks (including a Revised Conceptual Site Model) 
associated with any contamination present, conducted in line with current Defra and 
Environment Agency guidance.  In addition, risks associated with ground gases shall be 
assessed under the methodology outlined in CIRIA C665;
The ground gas characterisation of the development site must be agreed with the Council 
prior to the development of the Remediation Strategy.
     
Reason: Protection of human health 

In the event that a Contaminated Land Remediation Strategy is required, no 
commencement of the erection of the development hereby approved shall take place 
unless a detailed Remediation Strategy has been submitted to and approved in writing by 
the Council.  The detailed Remediation Strategy must outline the measures to be 
undertaken to ensure that the identified pollutant linkages are demonstrably broken and no 
longer pose a potential risk to human health.  All construction thereafter shall be in 
accordance with the approved Strategy.

Reason: Protection of human health 

The applicant, on completion of the works and prior to the operation of the proposed 
development, shall provide to the Belfast Planning Service, for approval, a Verification 
Report.  This report must demonstrate that the remediation measures outlined in the 
contaminated land Remediation strategy have been implemented.

The Verification Report shall demonstrate the successful completion of remediation works 
and that the site is now fit for the proposed end-use. It must demonstrate that any identified 
significant pollutant linkages are effectively broken.  The Verification Report should be in 
accordance with current best practice and guidance as outlined by the Environment 
Agency.  

Reason: Protection of human health 

In the event that contamination not previously considered is encountered during the 
approved development of this site, the development shall cease and a written report 
detailing the nature of this contamination and its management must be submitted to 
Planning Service for approval in writing.  This investigation and risk assessment must be 
undertaken in accordance with current best practice.

Reason: Protection of human health 
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11.6

11.7

11.8

11.9

11.10

11.11

11.12

The combustion plant installed within the proposed development shall meet the technical 
specification as detailed within the Irwin Carr Consulting: ‘Air Quality Impact Assessment; 
Queen Street Hotel, Belfast’ Report no. 002 2019053, dated 1st March 2019. The 
combustion plant emissions shall be released from a vent or stack in a location and at a 
height which provides adequate dispersion.

Reason: In the interests of human health and amenity

No works or development shall commence unless a Dust Management Plan has been 
submitted to and approved in writing by the Council. The Dust Management Plan must be 
based on the dust risk assessment and recommendations detailed within the Irwin Carr 
Consulting: ‘Air Quality Impact Assessment; Queen Street Hotel, Belfast’ Report no. 002 
2019053, dated 1st March 2019.

All development works thereafter must be in accordance with the approved Dust 
Management Plan.

Reason: In the interests of human health and amenity

Prior to the operation of the development, proprietary odour abatement technology which 
ensures a ‘high level of odour control’ in accordance with EMAQ+ Control of Odour and 
Noise from Commercial Kitchen Exhaust Systems (2018) and Section 3.0 of the Irwin Carr 
Consulting: ‘Odour Impact Assessment; Queen Street Hotel, Belfast’ Report no. 001 
2019053, dated 1st March 2019, shall be installed to mitigate odour from cooking 
operations associated with the development. 
The odour abatement extract point must terminate at least 1m above the roofline of the 
development. The odour abatement technology shall be retained thereafter.
The extraction and ventilation system must be cleaned and maintained in accordance with 
the manufacturer’s instructions to ensure compliance with the above condition.

Reason: In the interests of amenity.

The glazing system installed to the ground floor and first floor window units of the 
development shall meet the sound reduction index requirements as specified in Table 4: 
Glazing sound reduction index: Ground and First Floors of the Irwin Carr Consulting report: 
‘Noise Impact Assessment; Queen Street Hotel, Belfast’ Report no. 003 2019053 (dated 
1st March 2019).  The glazing system must thereafter be retained to this specification.

Reason: In the interests of residential amenity.

The Rating Level (dB LAr) of sound from all combined building services plant associated 
with the development shall not exceed the background sound level (for both daytime and 
night time) at the residential apartments when determined in accordance with the 
assessment methodology outlined in BS4142:2014 - Methods for rating sound and 
assessing industrial and commercial sound. 

Reason: In the interest of residential amenity

No commercial deliveries or collections associated with the development shall be made 
between the hours of 23.00 and 07.00hrs.

Reason: In the interests of residential amenity

The development hereby permitted shall not be commenced unless a Construction Noise 
Management Plan (CNMP) has been submitted to and approved in writing by the Council. 
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11.13

11.14

11.15

11.16

The plan shall consider the management of noise and vibration impacts as a result of 
demolition, excavation and construction works at the development site. Regard shall be 
paid to BS: 5228-1:2009+A1:2014 – Code of practice for noise and vibration control on 
construction and open sites.  All construction thereafter must be in accordance with the 
approved CNMP.

Reason: In the interests of amenity   

Following demolition, no construction shall commence unless the Council has received in 
writing and agreed that suitable risk assessments and supporting data have been 
provided. These should identify all unacceptable risks to health and the water environment. 
The investigations should include, but not be restricted to:
- Identifying all potential contaminant sources within the planning boundary.
- Site investigations and groundwater monitoring designed and implemented in accordance 
with British Standard BS 10175:2011 + A2:2017 – ‘Code of practice for investigation of 
potentially contaminated land sites’ to identify the contamination risks associated with the 
potentially contaminating activities which took place at this site or in the surrounding area.
- Provision of risk assessment(s) in accordance with the guidance on Model Procedures for 
the Management of Land Contamination (CLR11) to identify all unacceptable risks to 
health and the water environment and provision of remedial criteria to be met through a 
remedial strategy. 

These works are required to ensure that the land will be in a condition suitable for the 
development.

Reason: Protection of environmental receptors to ensure that the site is suitable for use.

Following demolition and prior to construction, development works shall not commence 
until a detailed remediation strategy to address all unacceptable risks to environmental 
receptors identified at Condition 11.13 has been submitted in writing and agreed by the 
Council. This should identify all unacceptable risks, the remedial objectives / criteria and 
the measures which are proposed to mitigate them (including maps / plans showing the 
remediation design, implementation plan detailing timetable of works, remedial criteria, 
monitoring program etc.).

Reason: Protection of environmental receptors to ensure that the site is suitable for use.

No piling work shall commence unless a piling risk assessment has been submitted in 
writing to and agreed by the Council. Piling risk assessments must be undertaken in 
accordance with the methodology contained within the Environment Agency document on 
"Piling and Penetrative Ground Improvement Methods on Land Affected by Contamination: 
Guidance on Pollution Prevention", available at:
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.
gov.uk/scho0202bisw-e-e.pdf
In the event of unacceptable risks being identified, a remediation strategy shall be agreed 
with the Council in writing, and subsequently implemented and verified to its satisfaction.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

As part of site clearance works all fuel storage tanks and associated infrastructure shall be 
fully decommissioned in line with Guidance on Pollution Prevention No. 2 (GPP2) and 
Pollution Prevention Guidance No. 27 (PPG27). Soil and groundwater sampling shall be 
undertaken for a suitable analytical suite. Should contamination be identified the 
requirements of Condition XXXXX will apply.

Reason: Protection of environmental receptors to ensure the site is suitable for use.
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11.17

11.18

11.19

If during the development works, new contamination and risks to the water environment 
are encountered which has not previously been identified, works must cease and the 
Council shall be notified immediately. This new contamination shall be fully investigated in 
accordance with the Model Procedures for the Management of Land Contamination 
(CLR11). In the event of unacceptable risks being identified, a remediation strategy shall 
be agreed with the Council in writing and subsequently implemented to its satisfaction.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

After completing any remediation works required under Conditions above, and prior to 
occupation of the development, a verification report must be submitted in writing and 
agreed by the Council. This report should be completed by competent persons in 
accordance with the Model Procedures for the Management of Land Contamination 
(CLR11). The verification report must present all the remediation and monitoring works 
undertaken for the relevant phase and demonstrate the effectiveness of the works in 
managing all the risks and achieving the remedial objectives. 

Reason: Protection of environmental receptors to ensure the site is suitable for use.

Notwithstanding the submitted details, the following elements of the approved scheme 
shall not be constructed, installed, implemented or carried out unless in accordance with 
further details and samples which must be first submitted to and approved in writing by the 
Council:
      1. Brick (a lighter grey and mottled brick)
      2. Cladding (of a bronze, copper or red hue)
      3. Windows
      4. Rainwater goods
      5. Roofing materials

The works must be implemented and permanently retained in accordance with the details 
so approved.  A sample of each material shall be retained on site until the project is 
complete.

Reason:  To ensure the material finish and detailing is sympathetic to the Conservation 
Area and the setting of nearby listed buildings.

12.0 Representations from Elected Representatives (if relevant)
N/A

13.0 Referral to DfI (if relevant)
Referral to DfI will be necessary due to the proposed demolition within the Conservation 
Area.
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ANNEX

Date Valid 25th February 2019

Date First Advertised 29th March 2019

Date Last Advertised 26th July 2019

Details of Neighbour Notification (all addresses)
Warhammer, 13 Wellington Place, Belfast, BT1 6GB   
 The Men Shack, 15 Wellington Place, Belfast, BT1 6GB   
 1st Floor,25-27 Lesley House,Wellington Place,Belfast,Antrim,BT1 6GD   
1st Floor,37 Queen Street,Belfast,Antrim,BT1 6EA   
25-27 ,Wellington Place,Belfast,Antrim,BT1 6GD   
25-27 Lesley House,Wellington Place,Belfast,Antrim,BT1 6GD   
2nd Floor,37 Queen Street,Belfast,Antrim,BT1 6EA   
2nd-4th Floors,41 Queen Street,Belfast,Antrim,BT1 6EB   
35 Queen Street,Belfast,Antrim,BT1 6EA    
37 Queen Street,Belfast,Antrim,BT1 6EA   
37-39 ,Queen Street,Belfast,Antrim,BT1 6EA   
38 Queen Street,Belfast,Antrim,BT1 6EF   
3rd Floor Office 3a,37 Queen Street,Belfast,Antrim,BT1 6EA   
3rd Floor Office 3b,37 Queen Street,Belfast,Antrim,BT1 6EA   
40 Queen Street,Belfast,Antrim,BT1 6EF   
41 Queen Street,Belfast,Antrim,BT1 6EB   
45 Queen Street,Belfast,Antrim,BT1 6EB   
45 Queen Street,Belfast,Antrim,BT1 6EB   
47-49 ,Queen Street,Belfast,Antrim,BT1 6EB   
49 Queen Street,Belfast,Antrim,BT1 6EB   
4th Floor Office 4.1,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.12,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.13,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.14,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.15,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.17,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.18,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.19,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.20,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.21,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.22,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.23,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.24,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.25,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.26,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.27,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.4,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.5,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Office 4.7,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Offices 4.8-4.10,37 Queen Street,Belfast,Antrim,BT1 6EA   
4th Floor Offices 4.9-4.11,37 Queen Street,Belfast,Antrim,BT1 6EA   

Page 187



Application ID: LA04/2019/0553/F and LA04/2019/0420/DCA

Page 18 of 19

Cookie Box, Fountain Centre, 2b College Street, BT1 6ET   
Utopia, Fountain Centre, 2b College Street, BT1 6ET   
Hallmark, Fountain Centre, 2b College Street, BT1 6ET   
Cafe Nero, Fountain Centre, 2b College Street, BT1 6ET   
GD1, Fountain Centre, 2b College Street, BT1 6ET   
Ellisons, Fountain Centre, 2b College Street, BT1 6ET   
Fountain Of Beauty, Fountain Centre, 2b College Street, BT1 6ET   
Vision Hair, Fountain Centre, 2b College Street, BT1 6ET   
City Heel Bar, Fountain Centre, 2b College Street, BT1 6ET   
Spacecraft, Fountain Centre, 2b College Street, BT1 6ET   
Lizzie Agnew, Fountain Centre, 2b College Street, BT1 6ET   
Regatta Great Outdoors, Fountain Centre, 2b College Street, BT1 6ET   
Learning Space, Fountain Centre, 2b College Street, BT1 6ET   
Lyndon Court,30 Queen Street,Belfast,Antrim,BT1 6EF   
Lyndon Court,34 Queen Street,Belfast,Antrim,BT1 6EF   
Unit 5,Lyndon Court,Queen Street,Belfast,Antrim,BT1 6EF   
Unit 6,Lyndon Court,Queen Street,Belfast,Antrim,BT1 6EF   
Unit A,Lyndon Court,30 Queen Street,Belfast,Antrim,BT1 6EF   
Unit B,32-38 Lyndon Court,Queen Street,Belfast,Antrim,BT1 6EF   
Unit C,Lyndon Court,30 Queen Street,Belfast,Antrim,BT1 3EF   
Unit D,Lyndon Court,30 Queen Street,Belfast,Antrim,BT1 6EF   
Unit E,Lyndon Court,30 Queen Street,Belfast,Antrim,BT1 6EF   

Date of Last Neighbour Notification
17th July 2019

Date of EIA Determination N/A

ES Requested No

Planning History

Ref ID: LA04/2018/2687/PAN
Proposal: Demolition of existing building and erection of aparthotel.
Address: Lyndon Court, 32-38 Queen Street, Belfast, BT1 6EF.,
Decision: PANACC
Decision Date: 27.11.2019

Ref ID: Z/2008/0559/F
Proposal: Demolition of existing building and erection of four-storey mixed-use 
development comprising retail units at ground floor and office space on upper floors.
Address: Lyndon Court, Queen Street, Belfast, BT1 6BT
Decision: Permission Granted
Decision Date: 20.05.2014

Ref ID: Z/2008/0566/DCA
Proposal: Demolition of entire building.
Address: Lyndon Court, Queen Street, Belfast, BT1 6BT.
Decision: Consent Granted
Decision Date: 21.05.2009
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Ref ID: Z/2010/0385/F
Proposal: Mixed use development 7 storeys high comprising ground floor retail units with 
office accommodation above. (Amended Proposal)
Address: Lyndon Court, Queen Street, Belfast, BT1 6BT
Decision: Permission Granted
Decision Date: 08.08.2012

Ref ID: Z/2010/0387/DCA
Proposal: Demolition of entire existing building.
Address: Lyndon Court, Queen Street, Belfast, BT1 6BT
Decision: Consent Granted
Decision Date: 08.08.2012
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Development Management Officer Report
Committee Application

Summary
Committee Meeting Date: 13 August 2019
Application ID: LA04/2019/0845/F  
Proposal:
Alteration and conversion of former mill 
building to provide social housing comprising 
of 77no. units (19no. own door duplex 
townhouses and 55 no. 3 person 2 bedroom 
apartments).

Location:
Brookfield Mill  309-355 Crumlin Road  Belfast  
BT14 7EA. 

Referral Route: Major Application

Recommendation: Approval – subject to S76 Agreement
Applicant Name and Address:
Kerr Property Holdings Limited
Arnott House 
12-16 Bridge Street
 Belfast
 BT1 1LU

Agent Name and Address:
Barry Owens Consulting
38 Highfields Avenue
Dublin Road
Newry
BT35 8UG

Executive Summary:

This application seeks the conversion of the existing mill to 77 no social housing apartments 
comprising 19 own door duplex units and 55 no 2-bedroom apartments.

The main issues to be considered in this case are;

 The principle of housing at this location
 The design and layout of the proposal
 The impact on traffic and road safety 
 The impact on amenity of nearby residents and businesses
 Waste management 
 Human health
 Natural heritage
 Parking provision and access
 Drainage and flooding
 The consideration of developer contributions

The site is located the development limits of Belfast in the BUAP 2001 and Draft BMAP
2015 (dBMAP) and is zoned as white land under dBMAP.

Given the development plan zoning and the surrounding context which consists of housing and 
a business park, the principle of housing at this site is acceptable subject to detailed design and 
layout considerations.

Consultees including DfI Roads, Environmental Health, Rivers Agency, NIEA, Northern Ireland 
Housing Executive, NIE and NI Water have no objection to the proposal subject to conditions.  
Their consultations are detailed in the main body of the report.   
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Having regard to all of the submitted information and reports, consultee responses and 
representations, officers consider that the proposed scheme will create a quality residential 
environment, contribute positively to the local environment developing a dilapidated site whilst 
reusing the historic mill building, and will help address social housing need therefore meeting 
the relevant policy tests in PPS 2, PPS 3, PPS 4, PPS 7, PPS 8, PPS 12 and PPS 15.

Having regard to the Development Plan, and other material considerations, the proposed 
development is considered acceptable.  The Committee is requested to delegate authority to 
the Director of Planning and Building Control to enter into the Section 76 and to finalise the 
wording of conditions to be agreed.
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Case Officer Report
Site Location Plan/ Elevation/Layout
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Characteristics of the Site and Area

1.0

1.1

1.2

Description of Proposed Development

This application seeks full planning permission for the change of use of the disused mill for 
social housing comprising 77no. units on the Crumlin Road.  The apartments comprise 22 
no 5 person, 3-bedroom duplex units and 55 no 3 person, 2-bedroom units.

The scheme is a social housing development which has been applied for by the current 
private developer with Clanmil Housing Association intending to be the end user. All 
dwellings have access to public open space within the development whilst some contain 
private open space.
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2.0

2.1

2.2

2.3

Description of Site and Area

The site at present contains a disused former linen mill which was later used for education 
and office use.  The building is an L-shape and comprises four storeys on the Crumlin 
Road elevation with an additional fifth, smaller storey on the Flax Street elevation.  At 
present the building contains a number of external shafts and fire escape structures.

The building contains traditional, dark, stonework with stone plinths around wooden 
windows and stone eaves detail.  Many of the windows are broken and in disrepair and the 
internal condition of the building is also poor.  

The area is primarily residential in nature however there is a disused retail park adjacent to 
the site on one side and a youth club on the other side. To the rear of the site are a number 
of apartment developments.

Planning Assessment of Policy and other Material Considerations

3.0

3.1

3.2

3.3

3.4

Planning History

Ref ID: LA04/2018/2496/F
Proposal: Proposed performance space, with outdoor seating area and covered stage.  
Introduction of MUGA playing surfaces with goal posts & basketball nets & 6 metre high 
ball catch netting along eastern boundary, with outdoor gym equipment introduced.  20ft. x 
8ft. x 8.5ft high steel storage container added along the southern boundary and 3.3 metre 
high security fencing added to the northern boundary.
Address: John Paul II Youth Club, Brookfield Place, Belfast, BT14 7FN.,
Decision: Undecided
Decision Date: 

Ref ID: Z/2009/0461/F
Proposal: Refurbishment of existing mill to provide 5 No. 1 bed, 96 No. 2 bed & 1 No. 3 bed 
apartments.  Demolition of outbuildings to accommodate 40 No. 2 bed new build social 
housing apartments and 153 parking spaces.
Address: Brookfield & Rosebank Business Centre, Brookfield Mill, 309-355 Crumlin Road, 
Belfast. BT14 7EA.
Decision: Permission Granted
Decision Date: 13.01.2010

Ref ID: Z/2008/1701/F
Proposal: Amendment to previously approved scheme Z/2006/2654 to reduce apartment 
numbers from 174 to 102, remove rear block and rationalisation of car parking to 
accommodate 153no. spaces. (Amended Scheme)
Address: Brookfield and Rosebank Business Centre, Brookfield Mill, 309-355 Crumlin 
Road, Belfast, BT14 7EA
Decision: Application Withdrawn
Decision Date: 03.02.2009

Ref ID: Z/2006/2654/F
Proposal: Change of use from business units to apartments (former Mill Building) and 
redevelopment of remainder of the site to provide 174 No apartments, car parking and 
commercial / office units.
Address: Brookfield and Rosebank Business Centre, Brookfield Mill, 309-355 Crumlin 
Road, Belfast
Decision: Permission Granted
Decision Date: 06.02.2008
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3.5 Ref ID: Z/2006/1881/F
Proposal: Demolition of existing gate lodge and erection of ground and first floor offices, 
9No. 1-bed sheltered units on three floors above, plus assorted recreational use on attic 
floor. (Amended Scheme.)
Address: Gatelodge, Flax Street, Belfast, BT14 7EA
Decision: Permission Granted
Decision Date: 20.06.2007

4.0 Policy Framework

4.1 Belfast Urban Area Plan 2001 (BUAP)
Draft Belfast Metropolitan Area Plan 2015 (Draft BMAP 2015)
Draft Belfast Metropolitan Plan 2004

4.2 Regional Development Strategy
Strategic Planning Policy Statement for Northern Ireland
Planning Policy Statement 2 – Natural Heritage
Planning Policy Statement 3 - Access, Movement and Parking
Planning Policy Statement 4 – Planning and Economic Development
Planning Policy Statement 6 - Planning, Archaeology and the Built Heritage
Planning Policy Statement 7 – Quality Residential Environments
Planning Policy Statement 8 – Open Space
Planning Policy Statement 12 – Housing in Settlements
Planning Policy Statement 15 (Revised)  - Planning and Flood Risk

5.0 Statutory Consultees
Transport NI – have provided conditions and informatives
Rivers Agency – no objections
NIEA Natural Heritage – no objections 
NIEA Historic Environment Division – no objections 
NIEA Land, Soil, and Air – no objections subject to conditions 
NIW – No objections 
NIE – No objections

6.0 Non-Statutory Consultees
Environmental Health BCC – no objections subject to conditions 
Northern Ireland Housing Executive – support the provision of social housing on the site 
due to high levels of need in the vicinity
Parks and Leisure BCC – Concerns regarding the level of open space provision and 
querying potential for developer contribution in lieu of same

7.0
7.1

Representations
No representations were received.
 

8.0

8.1
8.1.1

8.1.2

ASSESSMENT

Development Plan
Section 6 (4) of the Planning (Northern Ireland) 2011 Act states that in making any 
determination under the said Act, regard is to be had to the local development plan, and that 
the determination must be made in accordance with the plan unless material consideration 
indicate otherwise.

Following the recent Court of Appeal decision on Belfast Metropolitan Area Plan, the extant 
development plan is now the Belfast Urban Area Plan 2001. However, given the stage at 
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8.1.3

8.2
8..2.1

8.2.2

8.2.3

8.2.4

8.2.5

8.2.6

8.3

8.3.1

8.3.2

which draft BMAP 2015 had reached (i.e. pre-adoption through a period of independent 
examination), that the main areas of contention were policies relating to Sprucefield 
Shopping Centre, BMAP 2015 is considered to hold significant weight and are a material 
consideration in the determination of planning applications. The weight to be afforded is a 
matter of judgement for the decision maker. The weight to be attached to policies in 
emerging plans will depend upon the stage of plan preparation or review, increasing as 
successive stages are reached.

The site is un-zoned white land under the BUAP and both versions of BMAP.

The principle of residential development at this location
The SPPS sets out five core planning principles for the planning system, including improving 
health and wellbeing, supporting sustainable economic growth, creating and enhancing 
shared space, and supporting good design and place making.

The site is located within the settlement limits in draft BMAP 2015. The presumption is 
therefore in favour of development subject to the planning considerations discussed below.

The previous approvals on the site establish the conversion of the mill to residential use.  In 
addition, the area is predominantly residential and there are already successful mill 
conversions in the vicinity such as Flax Mill and Edenderry Mill.

As the site was most recently used for business use and industrial before that, Policy PED 
7 of Planning Policy Statement 4: Planning and Economic Development (PPS 4) applies.  

Given the planning history, the surrounding context which is predominantly housing, and that 
the proposal will secure the long term future of the building of historic interest, the principle 
of housing at this site is considered acceptable. A mix of housing types is proposed including 
apartments, semi-detached and complex needs units. The proposal comprises duplex, 3-
bedroom apartments as well as 2-bedroom apartments.  As the proposal is for conversion, 
this would be considered an appropriate mix.

Northern Ireland Housing Executive (NIHE) were consulted and confirmed that there is an 
identified need in the area for social housing and welcomes the development.  NIHE 
recommend that 10% of the units are wheelchair accessible – the agent has subsequently 
confirmed that all units benefit from wheelchair accessibility.

Design and layout  

Paragraphs 4.11 and 4.12 of the SPPS require the safeguarding of residential and work 
environs and the protection of amenity. Paragraphs 4.13-8 highlight the importance of 
creating shared space, whilst paragraphs 4.23-7 stress the importance of good design. 
Paragraphs 4.18-22 states that sustainable economic growth will be supported. The SPPS 
states the majority of PPS’s remain applicable under ‘transitional arrangements’, including 
PPS 3.  The SPPS states that PPS3, 7 and 12 remain applicable under ‘transitional 
arrangements’. 

Planning Policy Statement 7 relates to quality in housing developments. PPS 7 objectives 
place emphasis on achieving quality residential development not only in terms of 
respecting local character and amenity of established residential areas, but also the 
developments themselves should be attractive for prospective residents. QD1 lists 9 
criteria with which all proposals for residential development must conform.   PPS12, DCAN 
8 and Creating Places relate to housing developments and are also material 
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8.3.3

8.3.4

8.3.5

8.3.6

8.3.7

8.3.8

8.3.9

8.3.10

considerations. PPS7 addendum safeguarding character is also a material consideration 
and includes three policies LC1-3 

Criterion (a) of QD1 of PPS 7 requires the development to respect the surrounding context 
and to be appropriate in terms of layout, scale, massing, appearance and surfacing.  The 
proposal is a conversion which guides the layout of open space, parking and built form.  
There is an additional storey which will be constructed in modern materials.  It is considered 
that the additional floor would be in keeping with the main building and the contrast between 
the traditional brick of the mill and the cladding of the extension is considered an acceptable 
design solution. 

Criterion (b) requires features of the archaeological and built heritage and landscape features 
are identified and, where appropriate, protected and integrated in a suitable manner into the 
overall design and layout of the development. The building is not listed however, the re-use 
of mill buildings have been successful in re-using these vernacular buildings. 

Criterion (c) requires adequate provision for public and private open space and landscaped 
areas as an integral part of the development.  Planning Policy Statement 8, Policy OS2 Public 
Open Space in New Residential Development recommends at least 10% public open space 
All units have access to an area of public open space of approximately 550 sq m. The BCC 
Landscape Planning and Development Team were consulted and expressed concern that 
only 5% of the site has usable open space and suggested that the applicant could make a 
contribution to nearby Marrowbone Park to assist with the Council’s regeneration plans.  PPS 
8 states that the “precise amount, location, type and deign of such provision will be 
negotiated with applicants taking account of the specific characteristics of the development, 
the site and its context”.  The Agent makes the case that considering the proposal is for 
conversion of an existing building, that pockets of incidental yet usable space are provided 
in addition to the main area of open space to the front of the development, which totals 550 
sq m – therefore meeting the policy requirement of 10% in Policy OS2 of PPS 8. 

With regards to private amenity space, Creating Places recommends between 10 and 30 sq 
m per apartment.  The ground floor duplex units have their own private amenity space as 
well as some of the 4th floor apartments which have terraces which totals approximately 260 
sq m.  The average private space is 3.3 sqm which falls below the recommended 10 – 30 sq 
m in Creating Places.  Given that the proposal is a conversion, within city limits and within 
walking distance to a public park, the proposal is considered, on balance, acceptable having 
regard to Criterion (c).  

Criterion (d) relates to the provision of local neighbourhood facilities. It is considered that 
there are sufficient neighbourhood facilities in the area including the Vine Centre and 
Girdwood Community Hub which are within reasonable walking distance.

Criteria (e) and (f) require adequate and appropriate provision for parking, walking and 
cycling.  DfI Roads were consulted and have no objection in relation access, parking and 
pedestrian walkways.  

Criterion (g) relates to design and materials.  This proposed design and materials have been 
revised following discussions between the applicant and Council, including moving away 
from using multi coloured panels on the windows which might have detracted from the 
simplicity of the original mill design, and a change in colour of the roof extension cladding 
from a green hue to a red hue to compliment the brick tones.  The amended scheme is 
considered acceptable and appropriate for the site context. 

Criterion (h) deals with the impact the development may have on adjacent land uses and 
residents.  The site is adjacent to a vacant business park, other residential units and a youth 
centre however taking into account the existing and proposed boundary treatments and 
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8.3.11

8.3.12

8.3.13

8.4
8.4.1

8.4.2

8.4.3

8.5
8.5.1

8.6
8.6.1

separation distances, it is considered that there will be no unacceptable adverse impact on 
existing or proposed properties in terms of overlooking, loss of light, overshadowing, noise 
or other disturbance.

Policy LC1(Protecting Local Character, Environmental Quality and Residential Amenity) of 
the addendum to PPS 7 states that the proposed density of the development must not be 
significantly higher than that found in the established residential area and that the pattern of 
development is also in keeping with the overall character of the locale – there are numerous 
apartment developments both new build and mill conversions in the locale with similar 
densities and the proposal therefore meets criteria (a) and (b) of Policy LC1.

In addition criterion (c) states that all dwelling units and apartments comply with the space 
standards set out in Annex A.  The standards for a 5-person 3-bed 2-storey duplex are 90-
95 sq m. whilst non-duplex 5 person units are acceptable at 80-85 sq m.  The 22 no duplex 
units proposed vary from 73.46sq m to 100.75 sq m and average at 89.5 sq m.  This is 
considered acceptable given the application is for a conversion and the units are duplex with 
private amenity space.  The standard for a 3-person 2-bedroom apartment is 60-65 sq m.  
The 55 no units proposed vary in size from 60.45 and 65.77 sq m which is compliant with 
the space standards as outlined.

Policy LC2 (The Conversion or Change of Use of Existing Buildings to Flats or Apartments) 
also applies.  In addition to the main policy thrusts of Policy QD1 of PPS 7, Policy LC2 
requires the original property to be greater than 150 sq m of internal floorspace, that all 
apartments are self-contained with separate bathroom and kitchen available for use only by 
the occupiers, and that it does not contain any flat or apartment which is wholly to the rear 
without access to the public street.  The proposal meets all of these requirements.

Landscaping and boundary treatments
The site contains landscaped areas within the car park as well as a communal area of 
amenity space to the front.

The final schedule of landscaping and boundary treatments, evolved through discussion with 
officers, has been submitted and is considered acceptable.

The planting scheme has been reviewed by the BCC Tree Officer and is acceptable in terms 
of location and species proposed. Conditions are necessary to secure provision, 
maintenance and management of the landscaping proposed.

Traffic, Movement and Parking
DFI Roads have no objection to the application. Amendments were sought to address the 
security barriers and access to the units affected by same, a service management plan was 
requested and submitted, and other queries regarding access and egress.   According to the 
Parking Standards document, a provision of 121 no parking spaces should be provided.  A 
case was made for reduced parking provision based on the end-use being social housing 
with an accompanying survey of parking usage on the adjacent social housing site and as 
such a total of 68 no spaces was found to be acceptable.  It is therefore necessary to restrict 
occupancy to social housing and this will be secured by means of a Section 76 planning 
agreement. All issues were resolved and conditions and informatives have been provided.

Contaminated Land
The application is supported by a contaminated land report as well as a remediation strategy.  
Both NIEA and Environmental Health have provided conditions regarding these and have no 
objection.
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8.7
8.7.1

8.8
8.8.1

8.9
8.9.1

8.10
8.10.1

8.11
8.11.1

8.11.2

8.11.3

8.12
8.12.1

Noise
Environmental Health did not view the submission of a Noise Impact Report as being 
necessary and have provided conditions and informatives.

Air Quality
Following confirmation that that there will be no centralised or medium combustion plant 
installed, Environmental Health have no concerns regarding air quality.

Site Drainage/Flood Assessment
The application is supported by a Flood Risk Assessment and Drainage Assessment. The 
proposal has been considered against policies FLD 1-5 of Revised PPS15.  Rivers Agency 
advised that Policies FLD1, FLD2, FLD4 and FLD 5 do not apply.  With regards to Policy 
FLD 3, a Schedule 6 consent (to discharge into a watercourse) was submitted.  Rivers 
Agency have subsequently confirmed that the Schedule 6 consent is agreed, thereby 
satisfying Policy FLD 3.

Natural Heritage
NIEA were consulted with the submitted biodiversity checklist and they confirmed that they 
had no concerns.

Pre-Community Consultation
For applications that fall within the major category a prescribed in the Development 
Management Regulations, Section 27 of the Planning Act (NI) 2011 places a statutory duty 
on the applicant for planning permission to consult the community in advance of submitting 
an application.

Section 27 also requires that a prospective applicant, prior to submitting a major application 
must give notice, known as a ‘Proposal of Application Notice’ (PAN) that an application for 
planning permission for the development is to be submitted.  A PAN 
(LA04/2018/2752/PAN) was submitted to the Council on 16th November 2018 and was 
deemed acceptable on 29th November 2018.  

Where pre-application community consultation has been required and a PAN has been 
submitted at least 12 weeks in advance of the application being submitted, the applicant 
must prepare a pre-application community consultation report (PACC) to accompany the 
planning application.  A PACC Report has been submitted in support of this application 
which details public meetings, stakeholder meetings, letters, leaflets and the public 
advertisement.  Access, security, housing need, management of the proposal and parking 
featured heavily in the responses.  These points are all addressed in the PACC report.  
There have been no objections to the proposal following submission of the full planning 
application and it is considered that the PACC Report submitted has demonstrated that the 
applicant has carried out their duty under Section 27 of the Planning Act (NI) 2011 to 
consult the community in advance of submitting an application.

Statutory Consultation
The revised scheme was first advertised on 26th April 2019 and neighbours notified on 18th 
April 2019.  The amended scheme was advertised on 14th June 2019 and 
neighbours/objectors notified on 18th June 2019. No representations were received.
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8.13
8.13.1

Developer Contributions
Para 5.69 of the SPPS states that “Planning authorities can require developers to bear the 
costs of work required to facilitate their development proposals”.  The proposal includes 
enhancements to the public realm immediately abutting the site and the provision of open 
space.  The agent has written to the Council to confirm that the client is willing to provide 
public realm improvements onto the Crumlin Road and this will be dealt with via negative 
condition.

10.0

10.1

Summary of Recommendation:

Having regard to the policy context and other material considerations above, the proposal is 
considered acceptable and approval of planning permission is recommended subject to 
conditions. It is requested that delegated authority is given to the Director of Planning and 
Building Control to resolve any matters in relation the outstanding consultation response from 
Rivers Agency and to finalise the wording of conditions and to enter into the Section 76.

11.0

11.1

11.2

11.3

Conditions (final wording to be delegated to the Director of Planning and Building 
Control)

The development hereby permitted shall be begun before the expiration of 5 years from the 
date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

The development hereby permitted shall not be occupied unless a Verification Report has 
been submitted to and approved in writing by the Council.  This report must demonstrate 
that the remediation measures outlined in the Pentland Macdonald Ltd report entitled 
Updated Contamination Assessment and Remediation Strategy: Brookfield Mill, Crumlin 
Road, Belfast (dated February 2019 and referenced PM18-1092) and the letter from 
Pentland Macdonald Ltd referenced Additional information relating to contaminated land 
assessment for Brookfield Mill, Crumlin Road, Belfast (dated 24th June 2019 and 
referenced PM19-1083) have been implemented.

The Verification Report shall demonstrate the successful completion of remediation works 
and that the site is now fit for end-use (Residential without homegrown produce).  It must 
demonstrate that the identified potential pollutant linkages are effectively broken.  The 
Verification Report shall be in accordance with current guidance as outlined by the 
Environment Agency, British Standards and CIRIA industry guidance.  In particular, this 
Verification Report must demonstrate that:

a) A concrete slab is present across the entire footprint of the building.
b) A vapour proof membrane is in place across the entire footprint of the building and 
is appropriately sealed to all perimeter and internal walls.
c) Vapour protection measures have been verified in line with CIRIA C735.
d) A thick physical barrier has been installed in all landscaped areas to a depth of 
500mm.
e) The material used to form the physical barrier is demonstrably suitable for use 
(residential without homegrown produce).

Reason: Protection of human health.

The development hereby permitted shall not be occupied unless the remediation measures 
as described in the PML Remediation Strategy (reference PM18-1092) have been 
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11.4

11.5

11.6

11.7

11.8

11.9

implemented to the satisfaction of the Council. The Council must be given 2 weeks written 
notification prior to the commencement of remediation work.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

The development hereby permitted shall not be occupied unless after completion of the 
remediation works under Condition 11.3, a Verification Report is submitted to and agreed 
in writing with the Council. This report must be completed by competent persons in 
accordance with the Model Procedures for the Management of Land Contamination 
(CLR11).
The Verification Report shall present all the remediation and monitoring works undertaken 
and demonstrate the effectiveness of the works in managing all the risks and achieving the 
remedial objectives. The Verification Report must fully verify works to address 
contamination, including waste assessment and classification (in line with Technical 
Guidance WM3), waste transfer notes and/or hazardous waste consignment notes and 
verification of appropriate waste disposal (in line with Waste Duty of Care).

Reason: Protection of environmental receptors to ensure the site is suitable for use.

The design of the apartments shall include noise mitigation measures to ensure that 
internal noise levels within habitable rooms shall not exceed:
                                                                                                         
(a) 35dB LAeq,16 hr between 07.00hrs and 23.00hrs within any habitable room, if 
required with the windows closed and alternative means of ventilation provided in 
accordance with current Building Control Regulations requirements
(b) 30 dB LAeq,8hr within bedrooms between 23.00hrs and 07.00hrs, if required with 
the windows closed and alternative means of ventilation provided in accordance with 
current Building Control Regulations requirements.
(c) 45dB LAFmax, by more than 10 single sound events in any proposed bedrooms, if 
required with the windows closed and alternative means of ventilation provided in 
accordance with current Building Control Regulations requirements.
 
The development shall not be occupied until the above measures are in place and shall be 
permanently retained as such.

Reason: In the interest of residential amenity

No dwelling shall be occupied until weather protected cycle parking has been fully provided 
in accordance with the approved plans.  The cycle parking must be permanently retained 
thereafter.

Reason:  To ensure acceptable cycle parking facilities on the site and to encourage 
alternative modes of transport to the private car.

No dwelling shall be occupied until hard surfaced parking areas have been provided and 
permanently marked in accordance with the approved plan.  These facilities shall be 
permanently retained.

Reason:  To ensure acceptable parking facilities on the site. 

The development shall permanently operate in accordance with the Service Management 
Plan.

Reason: In the interests of road safety and the convenience of road users.
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11.10

11.11

11.12

11.13

The development shall operate permanently in accordance with the Travel Plan.

Reason: To encourage alternative modes of transport to the private car.

All landscaping works shall be carried out in accordance with the approved details on 
drawing no 22A dated 12 June 2019. The works shall be carried out prior to the completion 
of the development unless otherwise agreed in writing by the Council. Any trees or plants 
indicated on the approved scheme which, within a period of five years from the date of 
planting, die, are removed or become seriously damaged, diseased or dying shall be 
replaced during the next planting season with other trees or plants of a location, species 
and size, details of which shall have first been submitted to and approved in writing by the 
Council.

Reason: In the interests of the character and appearance of the area.

All trees and planting within the site shall be retained unless shown on the approved 
drawings as being removed. Any retained trees or planting indicated on the approved 
drawings which become seriously damaged, diseased or dying, shall be replaced during 
the next planting season (October to March inclusive) with other trees or plants of a 
location, species and size to be first approved in writing by the Council.

Reason: In the interests of visual amenity

All boundary treatments shall be carried out in accordance with the approved details on 
drawing nos 15B and 22A dated 12 June 2019. The works shall be carried out prior to the 
completion of the development and permanently retained unless otherwise agreed in 
writing by the Council. 

Reason: In the interests of the character and appearance of the area.

Notwithstanding the submitted details, no development shall commence on site unless full
details of the public realm improvements to the footway bounding the site in the have been 
submitted to and approved in writing by the Council. The details shall include: 

1. Surface materials; and 
2. The design and provision of underground ducting. 

The development shall not be occupied unless the public realm improvements have been 
carried out in accordance with the approved details.

Reason: In the interests of the character and appearance of area and to enhance 
connectivity to and from the development.

Informatives

1. This planning permission is subject to a Section 76 planning agreement to restrict 
occupancy of the development to social housing. This requirement is due to the 
reduced level of parking provided.
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12.0 Representations from Elected Representatives (if relevant)
N/A

13.0 Referral to DfI (if relevant)
Referral to DfI will be necessary due to the objection from HED.

ANNEX A

Date Valid 12th April 2019

Date First Advertised 26th April 2019

Date Last Advertised 14th June 2019

Details of Neighbour Notification (all addresses)
The Owner/Occupier:
1,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
10 Flax Street,Belfast,Antrim,BT14 7EJ   
10,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
11 Flax Street,Belfast,Antrim,BT14 7EJ   
11,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
11a ,Flax Street,Belfast,Antrim,BT14 7EJ   
12 Flax Street,Belfast,Antrim,BT14 7EQ   
12,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
13,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
14 Flax Street,Belfast,Antrim,BT14 7EP   
14,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
15,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
16 Flax Street,Belfast,Antrim,BT14 7EJ   
16,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
17,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
18 Flax Street,Belfast,Antrim,BT14 7EJ   
18 Leopold Street,Belfast,Antrim,BT13 3HB   
18,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
18,Rosebank No.2,6 Flax Street,Belfast,Antrim,BT14 7AP   
19,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
1a ,Columbia Street,Belfast,Antrim,BT13 3HL   
1a ,Rosebank Street,Belfast,Antrim,BT13 3HN   
2 Columbia Street,Belfast,Antrim,BT13 3HL   
2,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
20 Leopold Street,Belfast,Antrim,BT13 3HB   
20,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
21,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
22 Leopold Street,Belfast,Antrim,BT13 3HB   
22,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
3,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
24 Leopold Street,Belfast,Antrim,BT13 3HB   
24,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
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25,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
26 Brookfield Place,Belfast,Antrim,BT14 7FN   
26,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
27,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
28,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
29,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
29,Rosebank No.2,6 Flax Street,Belfast,Antrim,BT14 7EJ   
2a ,Rosebank Street,Belfast,Antrim,BT13 3HN   
3,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
30,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
31,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
311-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
32,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
33,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
34,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
35,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
36,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
7,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
38,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
4 Columbia Street,Belfast,Antrim,BT13 3HL   
4,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7EJ   
44,309 Crumlin Road,Belfast,Antrim,BT14 7EA   
5,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
5a ,Flax Street,Belfast,Antrim,BT14 7EJ   
5b ,Flax Street,Belfast,Antrim,BT14 7EJ   
6,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
7,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
8 Disraeli Court,Belfast,Antrim,BT13 3JY   
8 Flax Street,Belfast,Antrim,BT14 7EQ   
Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
82,309 Crumlin Road,Belfast,Antrim,BT14 7EA   
84,309 Crumlin Road,Belfast,Antrim,BT14 7EA   
87,309 Crumlin Road,Belfast,Antrim,BT14 7EA   
89,309 Crumlin Road,Belfast,Antrim,BT14 7EA   
9,Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
Apartment 1,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 1,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 1,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 1,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 1,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 10,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 10,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 10,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 11,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 11,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 11,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 12,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 12,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 12,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 13,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 13,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
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Apartment 13,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 14,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 14,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 14,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 15,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 15,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 16,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 16,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 17,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 17,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 18,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 18,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 19,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 19,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 2,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 2,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 2,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 2,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 2,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 20,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 20,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 21,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 21,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 22,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 22,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 23,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 23,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ    
Apartment 24,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 24,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 25,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 25,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 26,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 26,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 27,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 27,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 28,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 28,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 29,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 29,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 3,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 3,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 3,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 3,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 3,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 30,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 30,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 31,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 32,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 33,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 34,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 35,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
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Apartment 36,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 37,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 38,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 39,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 4,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 4,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 4,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 4,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 4,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 40,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 5,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 5,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 5,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 5,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 5,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 6,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 6,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 6,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 6,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 6,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 7,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 7,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 7,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 7,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 7,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 8,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 8,14 Flax Street,Belfast,Antrim,BT14 7EP   
Apartment 8,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 8,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 8,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 9,12 Flax Street,Belfast,Antrim,BT14 7EQ   
Apartment 9,14 Flax Street,Belfast,Antrim,BT14 7EP    
Apartment 9,18 Flax Street,Belfast,Antrim,BT14 7EJ   
Apartment 9,Mccorry House,6 Flax Street,Belfast,Antrim,BT14 7ET   
Apartment 9,Rosebank Apartments,22 Flax Street,Belfast,Antrim,BT14 7EJ   
Brookfield Business Centre,333 Crumlin Road,Belfast,Antrim,BT14 7EA   
Brookfield Business Centre,333 Crumlin Road,Belfast,Antrim,BT14 7EA   
Brookfield Business Centre,333 Crumlin Road,Belfast,Antrim,BT14 7EA   
Brookfield Business Centre,333 Crumlin Road,Belfast,Antrim,BT14 7EA   
Brookfield Business Centre,333 Crumlin Road,Belfast,Antrim,BT14 7EA   
Brookfield Business Centre,333 Crumlin Road,Belfast,Antrim,BT14 7EA   
Brookfield Business Centre,333 Crumlin Road,Belfast,Antrim,BT14 7EA   
Brookfield Mill,Flax Street,Belfast,Antrim,BT14 7EJ   
Crumlin Road,Belfast,Antrim,BT14 7EA   
Crumlin Road,Belfast,Antrim,BT14 7EA   
Crumlin Road,Belfast,Antrim,BT14 7EA   
Flat 14,16 Flax Street,Belfast,Antrim,BT14 7EJ   
Flat 17,16 Flax Street,Belfast,Antrim,BT14 7EJ   
Flat 20,16 Flax Street,Belfast,Antrim,BT14 7EJ   
Flat 27,16 Flax Street,Belfast,Antrim,BT14 7EJ   
Flat 31,16 Flax Street,Belfast,Antrim,BT14 7EJ   
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Flat 32,16 Flax Street,Belfast,Antrim,BT14 7EJ   
Flat 36,16 Flax Street,Belfast,Antrim,BT14 7EJ   
Flat 37,16 Flax Street,Belfast,Antrim,BT14 7EJ   
Flat 5,16 Flax Street,Belfast,Antrim,BT14 7EJ   
Flat 8,16 Flax Street,Belfast,Antrim,BT14 7EJ    
Flat 9,16 Flax Street,Belfast,Antrim,BT14 7EJ   
John Paul Youth Club,Brookfield Place,Belfast,Antrim,BT14 7FN   
Rosebank Enterprise Park,Flax Street,Belfast,Antrim,BT14 7EL   
Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7AP   
Rosebank No.1,2 Flax Street,Belfast,Antrim,BT14 7EJ   
Unit 1,275 Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 1,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 11,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 12,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 13,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 14,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 15,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 17,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 18,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 19,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 1a,275 Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 2,275 Crumlin Road,Belfast,Antrim,BT14 7DU   
Unit 21,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 22,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 24,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 27,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 28,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 29,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 3,275 Crumlin Road,Belfast,Antrim,BT14 7DU   
Unit 30,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 31,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 32,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 33,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 34,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 35,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 36,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 38,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 39,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 4,275 Crumlin Road,Belfast,Antrim,BT14 7DU   
Unit 40,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 41,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 42,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 43,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 45,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 46,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 47,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 48,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 49,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 5,275 Crumlin Road,Belfast,Antrim,BT14 7DU   
Unit 50,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 51,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
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Unit 52,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 53,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 54,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 55,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 56,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 57,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 58,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 59,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 6,275 Crumlin Road,Belfast,Antrim,BT14 7DU   
Unit 6,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 60,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 61,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 63,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 64,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 65,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 66,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 67,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 68,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 69,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 70,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA  
Unit 71,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 72,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 73,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 74,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 77,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 78,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 79,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 80,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 81,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 83,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 85,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 86,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 88,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 9,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 90,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 91,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   
Unit 92,309-335 ,Crumlin Road,Belfast,Antrim,BT14 7EA   

   
Date of Last Neighbour Notification 18th June 2019

Date of EIA Determination 17th April 2019

ES Requested No
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Planning History

Ref ID: LA04/2018/2496/F
Proposal: Proposed performance space, with outdoor seating area and covered stage.  
Introduction of MUGA playing surfaces with goal posts & basketball nets & 6 metre high 
ball catch netting along eastern boundary, with outdoor gym equipment introduced.  20ft. 
x 8ft. x 8.5ft high steel storage container added along the southern boundary and 3.3 
metre high security fencing added to the northern boundary.
Address: John Paul II Youth Club, Brookfield Place, Belfast, BT14 7FN.,
Decision: Undecided

Ref ID: Z/2009/0461/F
Proposal: Refurbishment of existing mill to provide 5 No. 1 bed, 96 No. 2 bed & 1 No. 3 
bed apartments.  Demolition of outbuildings to accommodate 40 No. 2 bed new build 
social housing apartments and 153 parking spaces.
Address: Brookfield & Rosebank Business Centre, Brookfield Mill, 309-355 Crumlin 
Road, Belfast. BT14 7EA.
Decision: Permission Granted
Decision Date: 13.01.2010

Ref ID: Z/2008/1701/F
Proposal: Amendment to previously approved scheme Z/2006/2654 to reduce apartment 
numbers from 174 to 102, remove rear block and rationalisation of car parking to 
accommodate 153no. spaces. (Amended Scheme)
Address: Brookfield and Rosebank Business Centre, Brookfield Mill, 309-355 Crumlin 
Road, Belfast, BT14 7EA
Decision: Application Withdrawn
Decision Date: 03.02.2009

Ref ID: Z/2006/2654/F
Proposal: Change of use from business units to apartments (former Mill Building) and 
redevelopment of remainder of the site to provide 174 No apartments, car parking and 
commercial / office units.
Address: Brookfield and Rosebank Business Centre, Brookfield Mill, 309-355 Crumlin 
Road, Belfast
Decision: Permission Granted
Decision Date: 06.02.2008

Ref ID: Z/2006/1881/F
Proposal: Demolition of existing gate lodge and erection of ground and first floor offices, 
9No. 1-bed sheltered units on three floors above, plus assorted recreational use on attic 
floor. (Amended Scheme.)
Address: Gatelodge, Flax Street, Belfast, BT14 7EA
Decision: Permission Granted
Decision Date: 20.06.2007
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Development Management Officer Report
Committee Application

Summary
Committee Meeting Date: 13 August 2019  
Application ID: LA04/2019/0909/F   
Proposal:
Demolition of existing building at Oxford and 
Gloucester House and erection of 11 storey 
mixed use building, ground floor 
coffee/restaurant/retail use incl. odour 
abatement, upper floor office accommodation 
and all associated site and access works.

Location:
Lands at 43-63 Chichester Street 29-31 
Gloucester Street and Seymour Lane  Belfast.  

Referral Route: Major Application
Recommendation: Approval
Applicant Name and Address:
Wirefox
2 Downshire Road
Holywood  BT18 9LU

Agent Name and Address:
TSA Planning
29 Linenhall Street
Belfast  BT2 8AB

Executive Summary:

This application seeks full permission for the demolition of existing building at Oxford and 
Gloucester House and erection of 11 storey mixed use building, ground floor 
coffee/restaurant/retail use including odour abatement, upper floor office accommodation and all 
associated site and access works.

The key issues are:
- Principle of use on the site
- Access, movement, parking and transportation, including road safety
- design and impact on the Area of Townscape Character (ATC),
- demolition of a building within the ATC
- flood risk
- other environmental matters

The principle of the demolition of the former office building on the site and the redevelopment with 
an 11 storey building was established under planning permission LA04/2017/2268/F. The proposal 
development seeks to amend the previously approved scheme as set out in the case officer’s 
report.

The proposal has been assessed against and is considered to comply with the Strategic Planning 
Policy Statement for Northern Ireland (SPPS), Belfast Urban Area Plan 2001 (BUAP), Draft Belfast 
Metropolitan Area Plan 2015 (BMAP), Planning Policy Statement (PPS3), Addendum to PPS6, 
PPS15 and Development Control Advice Note (DCAN4).

Whilst all statutory consultees have raised no issues of principle, the BCC Urban Design Officer 
expressed reservations about scale and massing of the proposal in its entirety but acknowledges 
that the visuals provided on page 9 of the Design and Access Statement show the proposed 
amendments to make minimal changes to how the building would be viewed at street level, and it 
is considered that these changes would be acceptable on balance.  Given the extant permission 
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for a similar development, it is considered on balance that the proposal is acceptable and will not 
have an adverse impact on the character of the draft ATC.  

DFI Rivers Agency has sought additional information with regards to the submitted Drainage 
Assessment. Given the extant approval this Accordingly, it is recommended that the proposal is 
approved subject to the conditions set out in the report and it is requested that committee delegate 
authority to finalise wording of conditions.
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Case Officer Report
Site Location Plan

Representations:
Letters of Support None Received
Letters of Objection None Received
Number of Support Petitions and 
signatures

No Petitions Received

Number of Petitions of Objection and 
signatures

No Petitions Received

Characteristics of the Site and Area

1.0 Description of Proposed Development
Demolition of existing building at Oxford and Gloucester House and erection of 11 storey mixed 
use building, ground floor coffee/restaurant/retail use incl. odour abatement, upper floor office 
accommodation and all associated site and access works.

2.0 Description of Site
The site is located on lands at no’s 43-63 Chichester Street, 29-31 Gloucester Street and 
Seymour Lane, Belfast. The majority of the site has been cleared.  Previously the majority of the 
site was an office building, Oxford and Gloucester House whereas the remainder of the site was 
used as a car park (which extended to Gloucester Street to the rear).  The building was glass 
fronted and fronted directly onto Chichester Street opposite Victoria Square.  The site is situated 
within Belfast City Centre, Victoria Street Area of Townscape Character and Civic Centre 
Character Area.

Planning Assessment of Policy and Other Material Considerations

3.0 Site History
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There are two extant approvals on the site.  The first on part of the site at 43-47 Chichester 
Street, for “Proposed apartment complex comprising 75 No. apartments with a 13 storey 
frontage to Gloucester Street and 11 storey frontage to Chichester Street. The proposal includes 
pedestrian access onto Chichester Street and pedestrian and vehicular access onto Gloucester 
Street, basement car park, ground floor car park. reception area and bicycle stands, first floor 
swimming pool, gym (private for residents only) and second floor courtyard area and all 
associated works” under LA04/2015/0619/F, which was granted permission on 08/07/16.

There is a second which occupies the entire site at Nos. 43-63 Chichester Street, 29-31 
Gloucester Street and Seymour Lane for “Demolition of existing building Oxford & Gloucester 
House and erection of 11 storey mixed use building, basement car parking, ground floor 
coffee/restaurant use including odour abatement, upper floors office accommodation & all 
associated site and access works.”, which was granted permission on 26/07/18.

There is also history under the following references:
LA04/2017/0202/LDE – Car Park – Appeal in progress
LA04/2017/1441/F - Retrospective application for car park (temporary) – Permission refused 
02/10/17

4.0 Policy Framework
4.1 (Draft) Belfast Metropolitan Area Plan (BMAP) 2015 and Belfast Urban Area Plan 2001 
(BUAP)
4.2 Victoria Street / Oxford Street Area of Townscape Character (ATC) 
4.3 Archaeological Site ANT061:004
4.4 Belfast City Centre
4.5 Belfast City Centre Area of Parking Restraint         
4.6 Civic Precinct Character Area                                                                                                                                                           
4.7 Strategic Planning Policy Statement (SPPS) 
4.3 Planning Policy Statement (PPS) 3:  Access, Movement and Parking
4.4 Planning Policy Statement (PPS) 4: Planning and Economic Development
4.5 Planning Policy Statement (PPS) 6: Planning, Archaeology and the Built Heritage
4.6 Addendum to Planning Policy Statement (PPS) 6: Areas of Townscape Character
4.7 Planning Policy Statement (PPS) 15: Planning and Flood Risk

5.0 Statutory Consultees Responses
5.1 DFI Roads Service - No objection subject to conditions
5.2 DfC Historic Environment Division – No objections subject to conditions but awaiting 
response (re-consulted with an Archaeological Evaluation report)
5.3 NI Water – No objection
5.4 DAERA Regulation Unit – No objection subject to conditions
5.5 DAERA Water Management – No objection
5.6 DFI Rivers Agency – Issues raised (seeking further information in relation to the drainage 
assessment)

6.0 Non Statutory Consultees Responses
6.1 Belfast City Council (BCC) Environmental Health - No objection subject to conditions
6.2 Belfast City Council (BCC) Urban Design Officer – Issues raised
6.3 Belfast City Airport – No objection subject to conditions

7.0 Representations
7.1 The application has been neighbour notified and advertised in the local press.  No comments 
have been received. 

8.0 Other Material Considerations 
8.1 Parking Standards
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8.2 Development Control Advice Note (DCAN) 4 – Restaurants, Cafes and Fast Food Outlets

9.0 Assessment
9.1 Following the recent Court of Appeal decision relating to BMAP, the extant development plan 
is now the Belfast Urban Area Plan 2001. However, given the stage at which the Draft BMAP 
had reached pre-adoption through a period of independent examination, the policies within the 
Draft BMAP still carry weight and are a material consideration in the determination of planning 
applications. The weight to be afforded is a matter of judgement for the decision maker.  The site 
is located inside the development limits of Belfast as shown in the draft Belfast Metropolitan Area 
Plan 2015.

9.2 The site is located within Belfast City Centre as designated in dBMAP, which is the main 
office area, and within in Victoria Street / Oxford Street ATC. The site is also located adjacent to 
a Rapid Transit Route.  The proposed development seeks to amend the previously approved 
planning application LA04/2017/2268/F. The proposal will develop the existing site by erecting 
an eleven storey mixed use building (restaurant and office) with roof plant.  The development 
includes car parking, however this has been moved from basement level to ground floor.  The 
proposed building is 44m (approx.) high with an additional 2.2m of roof plant. The plans show the 
basement as a new area for plant as well as showering facilities, ground floor as restaurant and 
café/restaurant/retail and reception use as well as car parking and cycle spaces, and floors 1 – 
10 as office space.  The top 3 floors show a decreased ‘set back’ from the original approval,  
which still allows the provision of a landscaped roof garden on floor 8. 

9.2 The key issues are:
- Principle of use on the site
- Access, movement, parking and transportation, including road safety
- design and impact on the Area of Townscape Character (ATC),
- demolition of a building within the ATC
- flood risk
- other environmental matters

9.3 Principle of use on the site 
The site is within the city centre in BUAP, Draft BMAP and the version of BMAP purported to be 
adopted. Office use on the site is acceptable in principle as the development plan and PPS4 
identifies Belfast City Centre as the first choice location for office development.  It is considered 
that the redevelopment of this entire site will provide grade office floorspace and represent a 
more productive use of this city centre site, subject to the consideration and resolution of 
planning and environmental matters.  The ground floor use as a restaurant/café within this city 
centre location surrounded by a mix of uses (hotels, retail, bars) will bring increased vitality and 
viability into the city centre.  The principle of use at this location is acceptable, however this has 
already been established through the assessment of extant approval LA04/2017/2268/F.

9.4 Access, Movement, Parking and Transportation 
The basement parking has been relocated to ground floor with 14 no car parking spaces shown 
and 170 tier cycle parking space and is entered via a proposed vehicular access from Gloucester 
Street.  DfI Roads has no objections subject to conditions should approval be granted. The 
proposal is considered acceptable when assessed against Policy AMP 2 of PPS3 and DCAN 15.

9.5 A Transport Assessment Form, Travel Plan Framework and Service Management Plan were 
submitted. BMAP Policy TRAN 1 notes that one space per 300 square metres for operational 
space should be provided in this Area of Parking Restraint. 14 parking spaces (of which 1 is 
reserved for persons with mobility impairment) have been proposed with this development.  This 
number falls short of guidance however the site benefits from a high level of pedestrian 
accessibility to local public transport.  Whilst this is a reduction from what was approved (41 
spaces, of which 3 were reserved for persons with mobility impairment), the scale of 
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development and transport implications of the proposal were assessed by DFI Roads and are 
considered to be acceptable given the sustainable location in the city centre.

9.6 170 Covered cycle parking spaces are proposed adjacent to the parking on ground floor 
instead of the basement.  The cycle network in the area is already well established and cycle 
routes and links to the existing cycle networks are part of the proposal. The Framework Travel 
Plan outlines a range of methods that will be implemented to encourage and facilitate the use of 
sustainable modes of transport.  DfI has suggested a condition to be attached ensuring that at 
least 85 spaces are provided and retained.

9.7 Design and Impact on the draft ATC
As the site is within the draft Victoria Street / Oxford Street ATC and the Civic Precinct Character 
Area, Policies ATC 1, ATC 2 and UE 1 are material. The Plan includes urban design criteria for 
designation CC 008.  Generally development proposals shall take account of the height of 
adjoining building as well as more specific guidance.  The area is described as a mix of uses and 
within the site context building heights range from 3 to 10 storeys. Site coverage is high and 
buildings are generally built to the perimeter of the block.

9.8 The proposed building remains11 storeys high (as per the extant permission). It has 8 
storeys on the Chichester Street elevation with an additional 3 floors set back from the front 
elevation and stepped in from the side elevations.  There is a reduction in basement plant area 
and a decrease in set back to the upper floors, as well as façade treatment changes and internal 
amendments.  The BCC Urban Design Officer whilst welcoming a number of amendments has 
reservations about the scale and massing of the proposal in its entirety but that on balance it is 
acceptable when compared to the scale and massing of the extant approval.  

9.9 The building is of a modern design and at ground floor displays a double height base.  Steel 
framing has been removed from the design from the lower two floors on the front elevation which 
results in unobstructed views both in and out of the proposed building at both levels.  This 
results in a cleaner and more contemporary finish.

9.10 As previously approved the top 3 floors are set back to allow for a roof garden however this 
set back has been reduced, as well as increased plant area.  From street view images submitted 
within the Design and Access Statement dated April 2019, it is considered that the amendments 
make minimal changes to how the building would be viewed at street level and on balance they 
are considered acceptable.  The submission of a landscaping plan shall be conditioned for the 
roof garden should approval be granted.

9.11 The proposed mix of materials are similar to that of the approved development, but include 
a variation in fenestration which is considered acceptable for the area, which is characterised by 
a variety of building types and elevation treatment. 

9.12 Demolition within the ATC: Policy ATC 1 states there will be a presumption in favour of 
retaining any building which makes a positive contribution to the character of the ATC, whilst 
ATC 2 states that development will only be permitted in an ATC where the development 
maintains or enhances its overall character and respects the built form of the area.  Annex A of 
the Addendum to PPS6 however acknowledged that the development of new buildings should 
be a stimulus and seen as an opportunity to enhance the area.  Given the extant approval on the 
site as well as the limited architectural value of the previous building, the demolition of the 
building was deemed acceptable.

9.13 A certain amount of overshadowing in non-residential space is acceptable in an urban 
context where buildings are compactly sited together.  A Daylight and Sunlight Study was 
submitted on 30/10/17 during the assessment of the previous application.  It showed that the 
nearest residential space is The Residence opposite at Victoria Square.  The results showed that 
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all relevant windows in the assessment fully comply with the Building Research Establishment 
(BRE) Guidelines.

9.14 Flood Risk
DfI Rivers Agency responded to consultation (dated 05/08/19) and confirmed that parts of the 
site lie within the 1 in 200 year coastal floodplain of Belfast Lough.  However DFI Rivers Agency 
note DFI have updated its Technical Flood Risk Guidance in relation to Allowances for Climate 
Change in NI on 25/02/19.  Based on the updated climate change information the site lies 
entirely within the 1 in 200 year coastal flood plain.  In accordance with FLD 1 of PPS15 
development will only be suitable to that part of a site which is found to be outside the 
determined flood plain unless the Planning Authority deem the application to be an exception.  
As the proposal represents a replacement building this development represents an exception to 
Policy FLD1.

9.15 Rivers Agency requested confirmation from Belfast Planning Service this proposal meets 
one of the exceptions listed in PPS 15 before appraising the Flood Risk Assessment. This has 
been forwarded to Rivers Agency.  Under the previous application DFI Rivers advised they had 
no reason to disagree with the conclusions of the submitted Drainage Assessment.  They noted 
that whilst the surface water discharge was proposed to discharge to the existing system which 
is a “combined sewer”, NI Water had required that surface water be separated within the city 
centre.  It was however noted there would be no increase in the surface water discharge 
proposed and the applicant required confirmation from NI Water that they permitted the total 
surface water to the combined sewer.  With respect to the Drainage Assessment submitted with 
the current application, Rivers Agency have requested additional information.  The Council have 
sought clarification from the Agent of any changes contained within this in comparison to the 
previous approval. Delegated authority is requested to resolve this issue.

9.16 Other Environmental Matters
Environmental Health of BCC reviewed a number of documents submitted relating to air quality, 
noise and contaminated land.  An Environmental Site Assessment and Generic Quantitative Risk 
Assessment (Parts 1 and 2) were submitted and comments were invited from both BCC 
Environmental Health and DEARA.  BCC and DEARA both responded suggesting conditions to 
be included should approval be granted.

9.17 The details of the odour abatement system cannot be provided at present (the location is 
however) as there is no tenant for the ground floor.  The outlets of any future extract ventilation 
shall be conditioned to terminate at a height not less than 1m above the main roof line as per the 
stamped approved drawings.

9.18 An air quality assessment was submitted which analysed the existing air quality in the 
vicinity of the site and potential impacts the proposed development may have on human health.  
The assessment concluded that the construction phase impact will be negligible to medium, 
however appropriate mitigation measures have been recommended to ensure that the rick of 
dust soiling and human health impacts are minimised and to the extent that any effect Is not 
considered significant.  Therefore BCC Environmental Health has no objection to the proposal 
from an air quality perspective and suggested one condition to be attached should approval be 
granted.  This relates to implementation of dust management measures detailed within the Air 
Quality Assessment.

9.19 A noise impact assessment was also submitted and although the findings did not raise 
concern for BCC EPU they suggested 2 conditions to be attached should be approval granted. 
This included the preparation of a construction noise and vibration management plan to be 
submitted and agreed in writing with the planning authority prior to the commencement of 
development to ensure any potential impact on neighbouring amenity is minimised.
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9.20 The application site is located within the Belfast Area of Archaeological Potential.  HED 
Historic Monuments is content with the proposal conditional on the agreement and 
implementation of a developer funded programme of archaeological works, in order to identify 
and record any archaeological remains in advance of construction or to provide for their 
preservation in situ. HED have no objections subject to conditions but they were re-consulted 
with an Archaeological Evaluation Report. Delegated authority is sought to deal with this issue.

9.21 Developer Contributions
As was the case with the previous approval on the site, it is considered appropriate that should 
planning permission be granted it should be subject to the developer entering a Section 76 legal 
agreement with Belfast City Council to provide contributions to local environmental 
improvements to mitigate the impact of the development. The sum of monies/works to be 
undertaken are to be agreed with the developer/landowner prior to approval. The developer has 
expressed a willingness and commitment to provide satisfactory contributions.

9.22 Economic Benefit
The Planning Design and Access Statement submitted in support of the proposal states the 
development will provide accommodation for 1400 people approximately with of course a 
number of short term construction jobs and will bring an injection of vitality to this area of 
Chichester Street. The increased footfall to the area will also boost trade for local restaurants 
and retailers.

10.0 Conclusion
10.1 Having regard to the policy context and other material considerations above, the proposal is 
considered acceptable and planning permission is recommended for approval subject to 
conditions. It is recommended that the delegated authority is given to finalize wording of 
conditions and to enter into a Section 76 Legal Agreement.

Neighbour Notification Checked: Yes

Summary of Recommendation: Approval subject to conditions

Conditions: 

1. The development hereby permitted shall be begun before the expiration of 5 years from the 
date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

 2. No site works of any nature or development shall take place until a programme of 
archaeological work has been implemented, in accordance with a written scheme and 
programme prepared by a qualified archaeologist, submitted by the applicant and approved by 
the Planning Authority. The programme should provide for the identification and evaluation of 
archaeological remains within the site, for mitigation of the impacts of development, through 
excavation recording or by preservation of remains, and for preparation of an archaeological 
report.

Reason: to ensure that archaeological remains within the application site are properly identified, 
and protected or appropriately recorded.

 3. Access shall be afforded to the site at all reasonable times to any archaeologist nominated 
by the Department for Communities to observe the operations and to monitor the implementation 
of archaeological requirements.

Page 218



Reason: to monitor programmed works in order to ensure that identification, evaluation and 
appropriate recording of any archaeological remains, or any other specific work required by 
condition, or agreement is satisfactorily completed.

 4.The development hereby permitted shall not become operational until the vehicular access 
and visibility splays of 2.0 m x 33 m onto Gloucester Street have been constructed and marked 
to the satisfaction of DfI Roads. The area within the visibility splays shall be cleared to provide a 
level surface no higher than 250 mm above the level of the adjoining carriageway and such 
splays shall be retained and kept clear thereafter. 

Reason: To ensure there is a satisfactory means of access in the interests of road safety and the 
convenience of road users.

 5. The development hereby permitted shall not become operational until hard surfaced area 
have been constructed in accordance with the approved layout Drawing No. 04 Proposed GF & 
Site Layout Plan’ bearing the Belfast City Council Planning Office date stamp 01 April 2019 to 
provide adequate facilities for parking, servicing and circulating within the site. No part of these 
hard surfaced areas shall be used for any purpose at any time than for the parking and 
movement of vehicles or the storage of bicycles. 

Reason: To ensure that adequate provision has been made for parking and servicing.

 6. A minimum of 85 No. cycle parking spaces and stands shall be provided and permanently 
retained within the development for use by staff and visitors to the development.

Reason: to encourage the use of alternative modes of transport for development users.

 7. The development hereby permitted shall not become operational until at least 1 No. disabled 
parking bay has been provided and permanently retained within the building. 

Reason: To ensure that adequate provision has been made for parking and servicing.

 8. The development hereby permitted shall operate in accordance with the approved Travel 
Plan Framework bearing the Belfast City Council Planning Office date stamp 01 April 2019. This 
shall include provision of the Translink iLink Initiative and the Bike2Work Initiative or equivalent 
measures agreed by DfI Roads. 

Reason: To encourage the use of alternative modes of transport to the private car in accordance 
with the Transportation Principles.

 9. The development hereby permitted shall operate in accordance with the approved Service 
Management Plan bearing the Belfast City Council Planning Office date stamp 01 April 2019. 

Reason: in the interests of road safety and the convenience of road users.

10. Prior to the occupation of the proposal The rating level (dBLar) of noise from all combined 
external building plant services shall not exceed the background sound level   for daytime 
(07:00-23:00hrs) and  night time( 23:00to 07:00 hrs) as outlined in the submitted Lester Acoustic 
report titled ‘Inward and outward sound level impact assessment” dated 15th March 2019 report 
ref:  MRL/1164/L02 at the nearest  noise sensitive premises when measured/determined in 
accordance with the assessment methodology outlined in BS4142:2014-Methods for Rating 
Sound and Assessing Industrial and Commercial Sound

Reason: Protection of amenity of nearby premises
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11.Prior to commencement of development, a construction noise and vibration management 
plan shall be submitted for review and approval in writing by Belfast City Council.  This plan 
should outline the methods to be employed to minimise any noise and vibration impact of 
demolition and construction operations demonstrating ‘best practicable means. The plan should 
pay due regard to BS5228:2009 Noise and Vibration Control on Construction and open sites.

Reason: Protection of amenity of nearby premises

12. All construction works thereafter must be carried out in accordance with the approved 
management plan to ensure compliance with Condition 11.

Reason: Protection of the amenity of nearby premises

13. As part of site clearance works, all remaining fuel storage tanks and associated infrastructure 
on the site shall be fully decommissioned in line with Guidance for Pollution Prevention No. 2 
(GPP2) and Pollution Prevention Guidance No. 27 (PPG27). Soil and groundwater sampling 
shall be undertaken for a suitable analytical suite. Should contamination be identified the 
requirements of Condition 15 will apply.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

14. No piling work should commence on this site until a piling risk assessment has been 
submitted in writing and agreed with the Planning Authority. Piling risk assessments should be 
undertaken in accordance with the methodology contained within the Environment Agency 
document on “Piling and Penetrative Ground Improvement Methods on Land Affected by 
Contamination: Guidance on Pollution Prevention”, available at:
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmenta
gency.gov.uk/scho0202bisw-e-e.pdf
In the event of unacceptable risks being identified, a remediation strategy shall be agreed with 
the Planning Authority in writing, and subsequently implemented and verified to its satisfaction.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

15. If during the development works, new contamination and risks are encountered which has 
not previously been identified, works should cease and the Planning Authority shall be notified 
immediately. This new contamination shall be fully investigated in accordance with the Model 
Procedures for the Management of Land Contamination (CLR11). In the event of unacceptable 
risks being identified, a remediation strategy shall be agreed with the Planning Authority in 
writing and subsequently implemented to its satisfaction.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

16. After completing any remediation works required under Conditions 13-15, and prior to 
occupation of the development, a verification report needs to be submitted in writing and agreed 
with Planning Authority. This report should be completed by competent persons in accordance 
with the Model Procedures for the Management of Land Contamination (CLR11). The verification 
report should present all the remediation and monitoring works undertaken and demonstrate the 
effectiveness of the works in managing all the risks and achieving the remedial objectives.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

17.Prior to the commencement of operation of the proposed ground floor coffee shop and 
restaurant uses a proprietary odour abatement system shall be installed in each food premises 
to suppress and disperse odours created from cooking operations. The outlets from the 
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proposed extract ventilation ducting shall terminate at a height not less than 1 metre above the 
main roof line, as per the stamped approved drawing 14 and should be directed away from 
nearby premises.

Reason: Protection of amenity

18. The kitchen extraction and ventilation systems must be cleaned and maintained in 
accordance with Manufacturer’s instructions to ensure compliance with Condition 17.

Reason: Protection of amenity.

19.Dust management measures, as detailed within chapter 5 of the AECOM: Air Quality 
Assessment, Chichester Street Paper Exchange (March 2019) shall be implemented throughout 
the duration of the demolition/construction phase of the development.   

Reason: Protection of human health and to protect amenity. 

20.No development (other than site clearance, site preparation, demolition and the formation of 
foundations and trenches) shall commence on site unless a soft landscaping scheme has been 
submitted to and approved in writing by the City Council. The scheme shall include a planting 
specification to include [species, size, position and method of planting of all new trees and 
shrubs]; and a programme of implementation. 

All soft landscaping works [delete if not appropriate] shall be carried out in accordance with the 
approved details. The works shall be carried out prior to the occupation of any part of the 
development unless otherwise agreed in writing by the City Council. Any existing or proposed 
trees or plants indicated on the approved plans which, within a period of five years from the date 
of planting, die, are removed or become seriously damaged, diseased or dying shall be replaced 
during the next planting season with other trees or plants of a location, species and size, details 
of which shall have first been submitted to and approved in writing by the City Council. 

Reason:  In the interests of the character and appearance of the area. Approval is required 
upfront because the soft landscaping is critical to the acceptability of the proposal.
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ANNEX

Date Valid 1st April 2019

Date First Advertised 10th May 2019

Date Last Advertised

Details of Neighbour Notification (all addresses)

1st Floor Suite A,11-13 ,Gloucester Street,Belfast,Antrim,BT1 4LS   

1st Floor,65-67 Scottish Legal Building,Chichester Street,Belfast,Antrim,BT1 4JD   

2nd Floor Suite A,11-13 ,Gloucester Street,Belfast,Antrim,BT1 4LS   

2nd Floor,65-67 Scottish Legal Building,Chichester Street,Belfast,Antrim,BT1 4JT   

31-41 Plaza Building,Chichester Street,Belfast,Antrim,BT1 4JF   

3rd Floor,11-13 ,Gloucester Street,Belfast,Antrim,BT1 4LS   

3rd Floor,65-67 Scottish Legal Building,Chichester Street,Belfast,Antrim,BT1 4JD   

4th Floor,65-67 Scottish Legal Building,Chichester Street,Belfast,Antrim,BT1 4JD   

54-58 Victoria House,Chichester Street,Belfast,Antrim,BT1 4HN   

54-58 Victoria House,Chichester Street,Belfast,Antrim,BT1 4LE   

54-58 Victoria House,Chichester Street,Belfast,Antrim,BT1 4LE   

65-67 Scottish Legal Building,Chichester Street,Belfast,Antrim,BT1 4JD   

7th Floor,11-13 ,Gloucester Street,Belfast,Antrim,BT1 4LS   

9-11 ,Seymour Street,Belfast,Antrim,   

Apartment 1004, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 302, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 303, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 304, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 306, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 402, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 403, Victoria Square Residences, 70 Chichester Street, Belfast   
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Apartment 404, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 405, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 502, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 503, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 504, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 510, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 602, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 603, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 604, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 605, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 702, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 703, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 704, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 705, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 802, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 803, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 804, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 901, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 902, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 903, Victoria Square Residences, 70 Chichester Street, Belfast   

Apartment 904, Victoria Square Residences, 70 Chichester Street, Belfast   

Ground Floor,65-67 Scottish Legal Building,Chichester Street,Belfast,Antrim,BT1 4JD   

Topshop, Chichester Street, Victoria Square, Belfast   

Unit 1,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 13-15,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 16,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 17,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 18,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   
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Unit 24,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT12 6HN   

Unit 25,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4LD   

Unit 26,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 27,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 28,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 29,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 30,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 4-5,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 6-7,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Unit 7,Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4LD   

Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Victoria Centre,38 Chichester Street,Belfast,Antrim,BT1 4TL   

Date of Last Neighbour Notification
30th April 2019

Date of EIA Determination N/A

ES Requested No

Planning History

Ref ID: LA04/2017/2268/F
Proposal: Demolition of existing building Oxford & Gloucester House and erection of 11 storey 
mixed use building, basement car parking, ground floor coffee/restaurant use including odour 
abatement, upper floors office accommodation & all associated site and access works.
Address: Lands at, Nos. 43-63 Chichester Street, 29-31 Gloucester Street and, Seymour Lane, 
Belfast,
Decision: PG
Decision Date: 02.08.2018

Ref ID: LA04/2017/0202/LDE
Proposal: Car Park
Address: Site to rear of, 43-47 Chichester Street, Town Parks, Belfast, BT1 4LS,
Decision: PR
Decision Date: 

Ref ID: LA04/2017/1441/F
Proposal: Retrospective application for car park (temporary) (amended address)
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Address: Lands at 43-47 Chichester Street and, 29-31 Gloucester Street, Town Parks, Belfast, 
BT1 4LS,
Decision: PR
Decision Date: 02.10.2017

Ref ID: LA04/2016/2483/A
Proposal: Aluminium fascia sign with back lit built out lettering and complimentary double sided 
projecting sign
Address: 15-17 Glouchester Street, Belfast, BT1 4LS,
Decision: CG
Decision Date: 16.01.2017

Ref ID: LA04/2017/1236/PAN
Proposal: Proposed mixed use development to include ground floor café/retail use with upper 
floors of office accommodation and basement level parking and services. Building height to be 9 
storey to Chichester Street and Gloucester Street with set back at the 10th storey to a 12 storey 
tower.
Address: Lands at nos 43-63 Chichester Street, Gloucester Street and Seymour Lane, Belfast,
Decision: PANACC
Decision Date: 

Ref ID: LA04/2017/2280/TPO
Proposal: Crown reduce 1.5m + remove limb 2 sycamore
Address: 65-67 Chichester Street, Belfast, BT1 4JD,
Decision: CG
Decision Date: 

Ref ID: Z/2001/1631/F
Proposal: Retail-led, comprehensive, major, mixed use scheme, including, offices, leisure, 
catering, residential, and civic/cultural activities, supported by associated servicing facilities and 
underground car parking.
Address: Site bounded by Chichester Street, Victoria Street, Ann Street, Arthur Street, William 
Street South, Montgomery Street: Including all addresses therein.
Decision: 
Decision Date: 25.04.2003

Ref ID: Z/2008/0154/Q
Proposal: Advertisements and shop fronts
Address: Victoria Square, Belfast
Decision: 
Decision Date: 

Ref ID: Z/2000/2695
Proposal: Regeneration project.
Address: Victoria Square, Belfast
Decision: 
Decision Date: 
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Ref ID: Z/2005/1536/F
Proposal: Amendments to previous approvals (ref: Z/2001/1631/F, Z/2003/1860/F, 
Z/2004/0373/F and Z/2004/1532/F) to allow for a cinema in place of a health club and offices 
and to allow for a health club in place of a library; public realm improvements and the provision 
of sub-stations; change from basement retail and storage to retail; revisions to retail units, food 
quarter, dome, welcome hall, roof layout, service yards, covered streets and basement car park 
layout (including circulation and ramps) and associated alterations to elevations.
Address: Victoria Square Regeneration Project, Site bounded by Chichester Street, Victoria 
Street, Upper Church Lane, Ann Street, Arthur Square, William Street South and Montgomery 
Street, Belfast, BT1.
Decision: 
Decision Date: 04.06.2008

Ref ID: Z/2008/0612/F
Proposal: Retail led, comprehensive mixed use scheme including residential, catering, 
restaurants, cinema, malls/covered streets supported by associated servicing facilities and 
underground car parking.
Address: Site bounded by Chichester Street, Victoria Street, Ann Street, Arthur Street, William 
Street South, Montgomery Street, Belfast
Decision: 
Decision Date: 22.07.2008

Ref ID: Z/2014/0079/A
Proposal: 1no. 96 sheet freestanding advertising panel
Address: 43-47 Chichester Street, Belfast, BT1 4JD,
Decision: CG
Decision Date: 15.04.2014

Ref ID: Z/1979/1903
Proposal: ADVERTISING HOARDING
Address: 55-57 HIGH STREET, BT1
Decision: 
Decision Date: 

Ref ID: Z/1993/2300
Proposal: Erection of signage
Address: OXFORD HOUSE AND GLOUCESTER HOUSE 49-63 CHICHESTER STREET 
BELFAST BT1
Decision: 
Decision Date: 

Ref ID: Z/1993/2301
Proposal: Extension and alterations to offices
Address: 49/63 CHICHESTER STREET BELFAST BT1
Decision: 
Decision Date: 07.09.1993

Ref ID: Z/2001/2603/F
Proposal: Ground floor office/showroom and carpark with eight floors of offices over.
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Address: 11-13 Gloucester Street, Belfast
Decision: 
Decision Date: 16.01.2002

Ref ID: Z/2001/2602/F
Proposal: Ground floor office/showroom and car park with seven floors of offices over
Address: 11-13 Gloucester Street, Belfast
Decision: 
Decision Date: 16.01.2002

Ref ID: Z/2007/2909/F
Proposal: Provision of 2no additional floors to provide 7-storey office accommodation and 
ground floor lobby alterations to provide kiosk.
Address: 65-67 Chichester Street, Town Parks, Belfast BT1 4JD
Decision: 
Decision Date: 02.10.2008

Ref ID: Z/2003/2589/F
Proposal: Proposed internal refurbishment, re-cladding and new windows to the front elevation.
Address: 65-67 Chichester Street, Town Parks, Belfast, Northern Ireland, BT01 4JD
Decision: 
Decision Date: 04.12.2003

Ref ID: LA04/2019/0421/DC
Proposal: Discharge of condition 10 LA04/2017/2268/F
Address: Lands at, 43-63 Chichester Street, 29-31 Gloucester Street and, Seymour Lane, 
Belfast.,
Decision: 
Decision Date: 

Ref ID: LA04/2019/0053/PAN
Proposal: Demolition of existing building at Oxford and Gloucester House and erection of 11 
storey mixed use building, ground floor coffee/restaurant use including odour abatement, upper 
floor office accommodation and all associated site and access works (amendment to previously 
approved planning application LA04/2017/2268/F).
Address: Lands at No's, 43-63 Chichester Street, 29-31 Gloucester Street and, Seymour Lane, 
Belfast.,
Decision: PANACC
Decision Date: 

Ref ID: Z/1980/0716
Proposal: ERECTION OF OFFICE ACCOMMODATION WITH SHOPS ON GROUND FLOOR
Address: PLAZA BALLROOM, 31-39 CHICHESTER STREET, BT1
Decision: 
Decision Date: 

Ref ID: Z/1984/1833
Proposal: ERECTION OF 2 ADVERTISING PANELS
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Address: 39 CHICHESTER STREET
Decision: 
Decision Date: 

Ref ID: Z/2002/2627/F
Proposal: Amendment to previously approved scheme (Z/2002/0010) for 10 storey office 
development with parking to rear.
Address: 15-29 Gloucester Street,Belfast,BT1 4LS
Decision: 
Decision Date: 04.03.2003

Ref ID: Z/1984/0331
Proposal: DEMOLITION OF BUILDING AND PROVISION OF CAR PARKING
Address: 29/31 GLOUCESTER STREET
Decision: 
Decision Date: 

Ref ID: Z/2003/2387/F
Proposal: 9 storey office development (ground and 8 floors office) with basement level car park 
and 9th floor plant room.
Address: 15-29, Gloucester Street, Town Parks, Belfast, Northern Ireland, BT01 4LS
Decision: 
Decision Date: 18.03.2004

Ref ID: Z/2007/2129/F
Proposal: 13 storey residential development comprising 45 apartments and 1 level of car parking 
(amended proposal)
Address: 29-31 Gloucester Street, Town Parks, Belfast, BT01 4LS
Decision: 
Decision Date: 07.10.2008

Ref ID: Z/2005/2628/F
Proposal: Proposed office development comprising of 11 floors of offices (Amended description).
Address: 29 Gloucester Street, Town Parks, Belfast, BT01 4LS
Decision: 
Decision Date: 21.06.2006

Ref ID: Z/2002/0010/F
Proposal: 10 storey office development with parking to rear.
Address: 15-29 Gloucester Street,Belfast,BT1 4LS
Decision: 
Decision Date: 11.04.2002

Ref ID: Z/2006/0153/F
Proposal: Office development comprising ground floor car parking and 10 floors of offices
Address: 15-27 Gloucester Street, Town Parks, Belfast, Northern Ireland, BT01 4LS
Decision: 
Decision Date: 30.05.2006
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Ref ID: Z/2012/1303/F
Proposal: Erection of a new BT street cabinet to facilitate provision of new Fibre Optic 
infrastructure across BT Network. Cabinet dimensions approx. 1128mm high, 780mm wide and 
407mm deep.
Address: Set at front of footpath o/s 47/49 Chichester Street, Belfast, BT1 4JA,
Decision: PG
Decision Date: 05.03.2013

Ref ID: LA04/2019/0909/F
Proposal: Demolition of existing building at Oxford and Gloucester House and erection of 11 
storey mixed use building, ground floor coffee/restaurant/retail use incl. odour abatement, upper 
floor office accommodation and all associated site and access works.
Address: Lands at 43-63 Chichester Street, 29-31 Gloucester Street and Seymour Lane, 
Belfast.,
Decision: 
Decision Date: 

Ref ID: LA04/2018/2338/DC
Proposal: Discharge of condition LA04/2018/2268/F
Address: Lands at, 43-63 Chichester Street, 29-31 Gloucester Street and, Seymour Lane, 
Belfast.,
Decision: RL
Decision Date: 

Ref ID: LA04/2015/0619/F
Proposal: proposed apartment complex comprising 75 No. apartments with a 13 storey frontage 
to Gloucester Street and 11 storey frontage to Chichester Street. The proposal includes 
pedestrian access onto Chichester Street and pedestrian and vehicular access onto Gloucester 
Street, basement car park, ground floor car park. reception area and bicycle stands, first floor 
swimming pool, gym (private for residents only) and second floor courtyard area and all 
associated works (amended plans _ additional supporting information)
Address: Lands at 43-47 Chichester Street, Belfast, BT1 4JD,
Decision: PG
Decision Date: 08.07.2016

Notification to Department (if relevant)

Date of Notification to Department:  N/A
Response of Department:
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PLANNING COMMITTEE

Subject: Planning Committee Training & Continuing Development 

Date: 13 August 2019

Reporting Officer: Aidan Thatcher, Director of Planning & Building Control 

Contact Officer: Keith Sutherland, Planning Manager (Plans & Policy)

Restricted Reports

Is this report restricted? Yes No

If Yes, when will the report become unrestricted?                                               

After Committee Decision
After Council Decision
Some time in the future
Never

Call-in

Is the decision eligible for Call-in?                                                 Yes No

1.0 Purpose of Report and Summary of Main Issues

1.1 The purpose of this report is to advise the Committee of NILGA’s 2019 Planning T ra in ing  
Programme for elected members (Appendix 1); seek permission for two Planning 
Committee members to participate in the full programme; and to provide an outline 
programme for potential Committee workshops for August 2019 to April 2020 (Appendix 2).

2.0 Recommendation

2.1 The Committee is asked to:
 note the appended NILGA 2019 Planning Training Programme for elected members; 
 approve the attendance of the Chair and Deputy Chair of Planning Committee, or their 

nominees, to participate in the NILGA 2019 Planning Training Programme; and 
 consider the draft Continuing development Programme for Committee Workshops.

3.0 Main Report

3.1
NILGA 2019 Planning Training Programme Invitation
NILGA has designed a regional elected member development programme for implementation 
during 2019-2020 following on from the 2018 pilot. The programme builds on the NILGA 

X

X
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3.2

3.3

3.4

3.5

3.6

3.7

3.8

training initiative co-designed with the elected member development groups and the Regional 
Working Group.

The overall NILGA elected member development programme includes a strand in respect of 
a Local Planning Programme for elected members, a copy of which is set out at Appendix 
One. NILGA has commissioned the seven module programme, which will run from September 
2019 into April 2020 based on the experience form the pilot in 2018. Each module will be held 
on a Friday afternoon with a proposed study trip in March 2020. At this stage it is anticipated 
that the venue for the training will be Antrim Civic Centre.

The programme will be interactive in nature and will be delivered by a pool of planning 
practitioners (details of the providers are included at Appendix 1). The programme will include 
short presentations; discussions; case studies and benchmarking practice in other 
jurisdictions; workshops with role play activity; a mock appeal; question & answer sessions; 
and an optional site visit to a council in Scotland.

A pre-requisite for the enrolment in the programme is that elected members who are 
nominated to attend must be in a position to complete all eight modules. Elected members 
who successfully complete the full programme, to a satisfactory standard, will be accredited 
with an endorsed Institute of Leadership and Management (ILM) development award.

Committee Workshops Programme
Members previously identified a number of areas of planning that could be included as part 
of a continuing development programme and this Committee requested a session in relation 
to the Local Development Plan. The appended programme seeks to set out suggested 
workshop sessions which will focus on some of the key issues identified and provide both 
support to members and the opportunity to explore some of the issues in more detail outside 
of the formal Committee sessions. 

To address the issues raised the draft continuing development programme, detailing the 
proposed sessions and the indicative content, is set out at Appendix 2.  It is proposed the 
programme will initially address the issues highlighted during previous discussions and as 
the programme progresses Members will have an opportunity to provide feedback on the 
sessions which they have attended and identify other topics or key issues they may wish to 
have included.

Finance and Resource Implications
The projected training costs associated with this report (£300-475 per participant and 
potential additional optional Study Visit cost) can be met from existing training budgets.

Equality or Good Relations Implications/Rural Needs Assessment
There are no equality or good relations implications associated with this report.

4.0 Appendices 

1. NILGA 2019 Planning Training Programme 
2. Draft continuing development programme for Committee Workshops
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Northern Ireland Local Government Association
Bradford Court, Upper Galwally, Castlereagh, BT8 6RB

Tel: 028 9079 8972 email: office@nilga.org web: www.nilga.org twitter: @NI_LGA

Appendix 1: NILGA 2019 Planning Training Programme 

NILGA Regional Programme for Elected Member Development 2019/20

NILGA has developed an all council Regional Programme Programme of Elected Member 
Development 2019/20, complementing your Council’s specific training, designed to provide 
the local government sector’s elected members with a co-ordinated toolkit of learning, suited 
to today’s responsibilities and challenge. This builds on the NILGA delivered - nationally 
accredited Charter initiative, has been co-designed by councils’ elected member development 
groups, councils’ member services and human resource officials, and the NILGA Regional 
Working Group. As part of this, accredited provision is available to elected members related 
to Planning.  

The NILGA Local Planning Programme is an ILM (endorsed award), 7 Module 
Programme, commencing on the 27th September 2019 and will convene once every month as 
follows:

Module Title Time Date Venue
Module 1 Understanding Plan Making and 

the Role of Councillors
2-4.30pm 27th September 

2019
Antrim Civic 
Centre

Module 2 How Local Deve4lopment 
Planning is Linked to 
Community Planning and 
Regeneration Activities

2-4.30pm 25th October 2019 Antrim Civic 
Centre

Module 3 Understanding the Local 
Development Plan Process from 
Draft Stage to Adoption

2-4.30pm, 29th November 
2019

Antrim Civic 
Centre

Module 4 Understanding Development 
Management: The Planning 
Process and the Role of 
Councillors, Planning 

2-4.30pm, 21st January 2020 Antrim Civic 
Centre

Module 5 Understanding the Statutory 
Appeal System and Best 
Practice

2–4.30pm 21st February 2020 Antrim Civic 
Centre

Module 6 The Statutory Enforcement 
Process and the Role of the 
Planning Committee and other 
Councillors

2-4.30pm 20th March 2020 Antrim Civic 
Centre

Study Trip 5th March 2020 Scotland
Module 7 Maladministration Charges to 

the Ombudsmen and the 
Judicial Review of Planning 
Decisions

2-4.30pm 21st April 2020 Antrim Civic 
Centre
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Draft Continuing development Programme for Committee Workshops.
August 2019 – April 2020

Committee Date Topics

August 2019 Local Development Plan / Process / Examination / Policy Development / 
Future Status 

September 2019 Enforcement  and  Performance Monitoring / Improvement

October 2019 Development Management / Process / Decision Making / Appeals / Scheme 
of Delegation

November 2019 Developer Contributions 

January 2020 Supplementary Planning Guidance / Examples / Process / Policy 
Relationships / Future Status

February 2020 Urban Design and Conservation 

March 2020 Transportation Issues /Highways / Access /  Transport Assessments

April 2020 Planning Conditions and Legal Agreements

P
age 237



T
his page is intentionally left blank



Document is Restricted

Page 239

Agenda Item 7b
By virtue of paragraph(s) 3 of Part 1 of Schedule 6
of the Local Government Act (Northern Ireland) 2014.



This page is intentionally left blank



Document is Restricted

Page 243

By virtue of paragraph(s) 3 of Part 1 of Schedule 6
of the Local Government Act (Northern Ireland) 2014.



This page is intentionally left blank



Document is Restricted

Page 245

Agenda Item 7c
By virtue of paragraph(s) 3 of Part 1 of Schedule 6
of the Local Government Act (Northern Ireland) 2014.



This page is intentionally left blank



Document is Restricted

Page 255

By virtue of paragraph(s) 3 of Part 1 of Schedule 6
of the Local Government Act (Northern Ireland) 2014.



This page is intentionally left blank



PLANNING COMMITTEE 

Subject: Definition of Affordable Housing Consultation

Date: 13th August 2019

Reporting Officer: Keith Sutherland – Development Planning & Policy Manager 

Contact Officer: Dermot O’Kane, Principal Planning Officer
Martyn Smithson, Senior Planning Officer

Restricted Reports

Is this report restricted? Yes No

If Yes, when will the report become unrestricted?                                               

After Committee Decision

After Council Decision

Some time in the future

Never

Call-in

Is the decision eligible for Call-in?                                                 Yes No

1.0 Purpose of Report or Summary of Main Issues

1.1

1.2

On 24 June 2019, the Department for Communities (DfC) launched a public consultation 
on proposed changes to the definition of Affordable Housing.  The current definition, which 
is set out in the Strategic Planning Policy Statement (SPPS) for Northern Ireland, sets the 
regional policy framework within which new local planning policies for affordable housing 
in the Local Development Plan (LDP) have been developed.  

This paper provides a brief overview of the proposed changes outlined within the 
consultation document and a summary of the draft response to be submitted by the 
Council.

2.0 Recommendations

2.1 It is recommended that the Committee:

 Approve the draft Council Response (Appendix 1) to Definition of Affordable Housing 
Consultation for submission to DfC in advance of the consultation deadline on 13 
September.
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3.0 Background

3.1

3.2

3.3

3.4

The Department for Communities (DfC) launched a public consultation on proposed changes 
to the definition of Affordable Housing on 24 June 2019.  The move is aimed at improving 
access to suitable housing and therefore contributing to reducing housing stress.

The current definition of affordable housing, which is set out within the Strategic Planning 
Policy Statement (SPPS) for Northern Ireland, sets the regional policy framework within 
which new local planning policies for affordable housing in the Local Development Plan 
(LDP) have been developed.   It was drafted to reflect the affordable housing products 
available at the time of its development, namely social housing and intermediate (shared 
ownership) housing.

However, the overall policy and funding environment has moved on somewhat since the 
SPPS was developed and, with new LDP policies emerging across NI, DfC now consider it 
timely to provide a revised regional definition of affordable housing.  This is aimed at 
broadening the range of intermediate housing products available in NI to capitalise on 
opportunities presented as a result of new Government funding streams, the housing 
association sector’s desire to diversify and grow and innovative new construction methods 
and products from private developers.  The new definition of affordable housing will not 
impact on access to social housing.

As part of the emerging LDP, the Council published its draft Plan Strategy for public 
consultation on 20 September 2018.  This included a new affordable housing policy (HOU5), 
which built upon the existing definition of affordable housing, emphasising the recognition 
that the definition of intermediate housing “may change over time to incorporate other forms 
of housing tenure below market rates.”  The proposal to review the regional definition to 
broaden is therefore particularly welcome in the context of the emerging LDP.

4.0 Main Issues

4.1

4.2

4.3

4.4

4.5

The existing definition of affordable housing states:
“For the purposes of the SPPS, ‘affordable housing’ relates to social rented housing 
and intermediate housing.”

Social housing is then defined in relation to provision by a registered housing association 
and offered to households in housing need with reference to the Common Selection Scheme.  
The consultation paper does not propose any fundamental change to this definition in relation 
to social housing.

Intermediate housing was then defined within the SPPS as shared ownership housing 
provided through a registered housing association, although it also recognised that this 
reflected the only intermediate housing product available at the time, and noted that the 
definition of intermediate housing “may change over time to incorporate other forms of 
housing tenure below market rates.”  The Council’s draft Plan Strategy sought to broaden 
this definition of intermediate housing, suggesting a range of alternative products that may 
be available in the future.  This broader range of products will be important to help greater 
viability in the delivery of affordable housing alongside private development.  

The DfC consultation paper proposes the following revised definition:
“Affordable housing is housing provided for sale or rent outside of the general market, 
for those whose needs are not met by the market. Affordable housing which is funded 
by Government must remain affordable or, alternatively, there must be provision for 
the public subsidy to be repaid or recycled in the provision of new affordable housing.”

The consultation then proceeds to identify a range of affordable housing models that offer 
examples of recognised affordable housing products in accordance with this revised 
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4.6

4.7

4.8

4.9

definition.  These reflect the list of products identified within the the draft Belfast LDP Plan 
Strategy and include:

 Social rented housing;
 Shared ownership housing;
 Rent to buy or Rent to own schemes;
 Shared equity schemes;
 Discount market sales housing;
 Affordable rent products; and
 Low cost housing without subsidy.

In summary, the response welcomes the proposed changes, but emphasises the importance 
of social housing remaining unchanged in terms of definition, continuing to be provided by 
registered housing associations in accordance with an agreed allocation process.  It 
welcomes the change to allow the private sector to deliver other intermediate housing 
products where appropriate, but highlights the need to ensure this is effectively regulated 
/managed by the Department and /or NI Housing Executive.  It also highlights the role of the 
Council through its planning function in relation to the delivery of affordable housing and the 
opportunity to continue effective joint working in relation to ‘operational level issues’ that 
require resolution in the short-term to ensure the effective delivery of our planning policy 
aspirations.

Members are asked to approve the full Council response to the consultation attached at 
Appendix 1.

Finance and Resource Implications
There are no resource implications associated with this report.

Equality or Good Relations Implications
There are no equality or good relations implications arising from this report.

5.0 Appendices 
Appendix 1 – Draft Council Response to Definition of Affordable Housing Consultation 
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Appendix 1 - Definition of Affordable Housing Consultation

Draft Belfast City Council response to the “Definition of Affordable Housing” Consultation Paper 
issued by the Department for Communities (DfC) on 24 June 2019

The Council welcomes the opportunity to comment on the Department’s proposals to revise the definition 
of affordable housing.  As noted within the consultation document, the Council and DfC have worked 
closely together as the Council has developed its new Local Development Plan (LDP), particularly policies 
relating to affordable housing.  The Council look forward to continuation of this strong partnership working 
following this consultation given that there are a number of ‘operational issues’ that will need to be 
resolved to achieve the shared objectives of the draft Programme for Government (dPfG), Belfast’s 
community plan, the Belfast Agenda, and the Council’s emerging LDP. 

The Belfast Agenda seeks to “encourage more affordable housing (and agree a city target for affordable 
housing)” with the subsequent action to “develop, and consult on, planning polices (as part of the Belfast 
Local Development Plan development process) to support the delivery of affordable housing”.  The 
proposal to update the definition will therefore support this by providing greater flexibility in the provision 
of affordable housing and by developing a broader range of intermediate housing products.  The proposed 
broadening of the definition will also support the delivery of other Belfast Agenda commitments, in 
particular:

 Increase the tenure mix/supply of mixed tenure housing in the city centre;
 Grow the population in the city centre; and
 Address the housing needs of older and vulnerable residents.

The Council therefore welcome the revisions proposed, which broadly align with the policy approach the 
Council has already set out within our draft Plan Strategy (dPS) and the Belfast Agenda.  With this context in 
mind, we have sought to provide feedback in relation to the consultation questions posed throughout the 
consultation document.

Q1. Do you think the current definition of affordable housing needs amended?

Yes, the definition of affordable housing should be reviewed to allow for a broader range of intermediate 
housing products in NI.  

However, as recognised within the consultation paper, the existing definition of social housing is considered 
fit for purpose and as such does not need to be amended through the revised definition.  As part of our 
recent consultation on the draft affordable housing policy (HOU5) within the Belfast dPS, a number of 
respondents raised concerns that the social rented housing provision could be diluted through a broader 
focus on ‘affordable’ housing.  To alleviate this concern, there may therefore be merit in stating explicitly 
that the definition of social housing is unaffected. 

The current definition, as set out in the Strategic Planning Policy Statement (SPPS), achieves this by 
distinguishing firstly between social and intermediate housing as distinct sectors within a broader 
‘affordable’ housing definition.  There may therefore be some benefit in retaining this approach though the 
revised definition, with revisions to the broader definition of affordable housing only focussing upon the 
broader range of intermediate housing products.

Page 276



Q2. Do you agree with the overarching principles and objectives which have been identified?

Yes, the Council welcome the overarching principles and proposed objectives, particularly the need “to 
provide a framework for how government and housing providers think about and deliver affordable 
housing” and “to provide clarity for the planning system”.  These are particularly important given the 
current context of councils developing new local affordable housing policies as part of emerging LDPs.

The need “to improve the range of affordable housing options” is also of importance and could maybe be 
strengthened through explicit recognition of broader affordability challenges within the private rented 
sector, which is not currently addressed by any of the affordable housing products available in NI.

Q3. Do you agree with the proposed revised definition?

As noted above, the Council welcome the proposed new definition for affordable housing, which broadly 
aligns with the Council’s own approach to future planning policy as set out in Policy HOU5 of our dPS.  This 
highlights the scope within the existing definition that “intermediate housing used for the purpose of this 
policy may change over time to incorporate other forms of housing tenure below open market rate”.

The Council particularly welcome recognition – through omission from the revised definition – that 
intermediate housing need not always be provided by a Registered Housing Association (RHA).  The Council 
view this change as extremely important in enabling broader intermediate housing products to be delivered 
by the private sector as part of mixed tenure development, which will be essential to increasing the overall 
supply of affordable housing locally.  Research completed recently for the Council by Colliers International1 
notes that the funding models associated with the Build to Rent (BTR) sector will render existing affordable 
housing products undeliverable within this context.  The recognition of the linkage between an affordable 
rent product and BTR in Chapter 7 is therefore particularly welcome.

Notwithstanding the above, the Council do not believe that it would be appropriate for social housing to be 
managed through the private sector, given the need for consistency in the allocation process, which is 
currently secured through the Common Waiting List and regulation of RHAs.  This again may provide some 
justification for the revised definition to draw an explicit distinction between social housing and other 
intermediate affordable housing products.  Alongside this, the Council note that it may be appropriate to 
future proof the definition of social housing by broadening the reference to an agreed allocation process 
rather than ‘Common Waiting List’.

Q4. Are there other products that we should consider for inclusion as examples of affordable housing?

The Council welcome the range of affordable housing products highlighted within the consultation paper.  
These align closely with the work of Colliers International1, which highlights a number of affordable housing 
products available in other jurisdictions that could be considered in the NI context.  We would encourage 
the Department to consider the recommendation of Colliers’ work when evaluating the available products 
and funding mechanisms to ensure the products developed are appropriate to the Belfast (and NI) context.  
For example, the work highlights the need to differentiate the current co-ownership model for the Belfast 
City Centre market, given that the eligibility criteria relating to property size and or unit purchase price 
renders the existing product unsuitable for this context (see Recommendation 7 of Colliers’ report).

1 See: ‘Report to Belfast City Council’s Development Planning and Policy Unit to consider the impact of its proposed 
housing policies (as set out in the Belfast Local Development Plan draft Plan Strategy) on the residential property 
market located within the planning area’, April 2019, Colliers International.  Available from: 
https://minutes3.belfastcity.gov.uk/documents/s77867/Colliers%20Market%20Impact%20Report%20-%20Final.pdf
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As a note of caution, the Council would highlight the need to carefully consider mechanisms to monitor and 
regulate intermediate affordable housing products delivered, to ensure that the actual products delivered 
meet the objectives for affordable housing.  There is a risk that the implementation of new affordable 
housing, particularly through the private sector, could be left to local councils to ‘regulate’ as part of the 
monitoring of s76 Planning Agreements.

Given that the councils do not have any explicit statutory function relating to affordable housing, it may be 
more appropriate for the Department and/or the NI Housing Executive (NIHE) to consider some form of 
accreditation of new products to verify that the products delivered continue to meet the agreed definition.  
This will be particularly important in relation to eligibility for products in the light of the expectation that 
new products could “ultimately reduce pressure on social housing”, as well as the sale price/rental price for 
such products and the recycling of any public investment.

Q5. Do you agree with our proposed definition of low cost housing without subsidy? and
Q6. Do you consider that low cost housing without subsidy should be included in a new definition of 
affordable housing?

Whilst the Council have no objection to the inclusion of or definition of low cost housing without subsidy, it 
will be important that this does not result in sub-standard accommodation, in terms of size or design 
quality, in order to achieve a lower price.  It is also the Council’s view that this should not become the norm 
in terms of affordable housing delivery by the private sector, but should rather be reserved as a last resort 
where it can be demonstrated that other forms of affordable housing product are unviable.

Q7. What are your views on retaining affordable homes?

The Council are of the view that affordable housing products should remain affordable in perpetuity 
wherever possible.  Where this cannot be achieved, any public subsidy to develop affordable housing 
should be recycled into the delivery of replacement affordable products.  This was reflected in the Council’s 
response to the consultation on the future of the House Sales Scheme in NI; a scheme which in effect 
results in the loss of affordable housing stock without a direct recycling of funding.  However, as noted 
above, this cannot be left for local councils to secure this via s76 Planning Agreements.

Q8. Are these the right target groups or are there other groups we should consider?

The Council agree with the target groups identified within Chapter 8 of the consultation document.  
However, we would also highlight the fact that circumstances of any particular individual may mean an 
intermediate housing product could provide the best means of meeting their housing needs.  The eligibility 
criteria for individual products should therefore enable any such individuals to access products if 
appropriate, even where they fall outside of these specific target groups.

Q9. Do you have any other comments?

The consultation paper stresses in Chapter 5 the importance of complementarity between councils and the 
Department in relation to the provision of affordable housing, particularly given the councils’ planning 
functions.  The Council welcome this recognition and would welcome the opportunity for further joint 
working with the Department in considering “operational issues” at a later stage.
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However, the Council would emphasise the need to consider these delivery issues sooner rather than later, 
as the establishment of delivery mechanisms will be key to ensuring that local affordable housing policies 
are deliverable.  Paragraph 7.10 of the consultation refers to the retention of affordable housing being 
“underpinned by appropriate planning conditions”, but there is no mention of s76 Planning Agreements, 
which may be a more appropriate mechanism to secure such requirements.  As noted above, the Council 
cannot be left to monitor the delivery of affordable housing products via its planning function given that it 
has no direct statutory responsibility for affordable housing provision.
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