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Planning Committee  

 
Tuesday, 17th September, 2019 

 
 

MEETING OF PLANNING COMMITTEE 
 

Members present: Councillor Carson (Chairperson);  
   Alderman Rodgers; and 
   Councillors Brooks, Canavan, Collins,  

Garrett, Groogan, Hussey,  
McKeown, Murphy and Nicholl. 
 

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 
 
 Apologies for inability to attend were reported from Alderman McCoubrey and 
Councillors McMullan and O’Hara. 
 

Minutes 
 
 The minutes of the meetings of 2nd July and 13th August were taken as read and 
signed as correct.  It was reported that those minutes had been adopted by the Council 
at its meeting on 2nd September, subject to the omission of those matters in respect of 
which the Council had delegated its powers to the Committee. 
 

Declarations of Interest 
 
 Councillor Nicholl declared an interest in item 8f, namely, LA04/2019/1019/F and 
LA04/2019/0979/DCA - Demolition of the Students Union and erection of a new Student 
Centre, in that she was an employee of Queen’s University Belfast and worked in the 
building.  She left the room for the duration of the item. 
  
 Councillor Groogan declared an interest in item 8h, namely, LA04/2019/0127/O – 
Redevelopment of existing surface car park and erection of new purpose built build to rent 
residential units, in that in her previous employment, she had attended consultation 
events and objected to the application.  She left the room for the duration of the 
discussion. 
 
 Councillor McKeown declared an interest in item 8p, namely, LA04/2018/2546/F 
– Demolition of existing dwelling at 30 Church Road and erection of replacement dwelling, 
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in that he had liaised with the neighbouring objectors and, while he had expressed no 
opinion on the application, withdrew from the room for the duration of the discussion. 
 
 Councillor Canavan declared an interest in item 8j, namely LA04/2019/0218/F – 
Environmental and ecological improvement works comprising upgrades at Springfield 
Dam and Park, in that she wished to speak in support of the application, and she did not 
take part in the vote. 
 

Financial Reporting - Quarter 1, 2019/2020 
 
 The Director of Planning and Building Control summarised the contents of a report 
which presented a Quarter 1 financial position for the Planning Committee, including a 
forecast of the year end outturn. He explained that the Quarter 1 position for the 
Committee showed a net under-spend of £57,000 (14.67%), with the forecast year-end 
position being an over-spend of £48,000 (3.2%). 
 
 The Committee was advised that the reasons for the Quarter 1 underspend were 
due to planning fees received having exceeded the anticipated level for the quarter by 
£40,000, offset by an underachievement of £107,000 associated with Inspection Fee 
income.  He added that interim vacancies within the Building Control section had driven 
a £47,000 underspend in the employee budget with other underspends across the 
Division’s expenditure budgets equating to £77,000. 
 
 The Committee noted the contents of the Quarter 1 financial update. 
 

Committee Site Visit 
 
 It was noted that the Committee had undertaken a site visit on 4th September in 
respect of planning application LA04/2019/0553/F and LA04/2019/0420/DCA – Lands at 
Lyndon Court, 32-38 Queen Street. 
 

Abandonments, Extinguishments and Flood Alleviation 
 
 The Committee was apprised of correspondence which had been received 
relating to the proposed abandonment of:  

 

 Land/footpath at Ballymacarrett Walkway/Tamar Street 
 
 The Committee also noted that late correspondence had been received from the 
Department for Infrastructure, relating to a proposed flood alleviation scheme on the 
Glenbrook River in east Belfast, which would be undertaken by DFI Rivers. 
 

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 
6th August and 9th September, 2019. 
 

Response to re-consultation from DfI on the  
redevelopment of Casement Park 

 

 The Committee considered a report on the re-consultation by the Department for 
Infrastructure (DfI) on the planning application for the redevelopment of Casement Park, 
LA04/2017/0474/F.  The Members were advised that DfI was the determining authority, 
given the applications regional significance, and had formally called-in the application 
under Section 29 of the Planning Act (Northern Ireland) 2011. 
 
 The Committee was advised that, in June 2018, DfI undertook a round of 
consultation based on the receipt of further environmental information, an updated 
planning statement and revised plans.   
 
 The Members were advised that, in July 2019, the DfI had proceeded with another 
round of consultation, following the receipt of further environmental information.  The case 
officer provided the Committee with an overview of the new information which included a 
Noise Impact Assessment, an updated Planning Statement, sources of the attendance 
figures from the Transport Assessment and information on how pedestrian egress was to 
be addressed. 
 

 The Committee was advised that the additional information which had been 
submitted primarily related to technical matters and that the Environmental Health team 
would provide advice to the Department on the Noise Assessment and other matters 
relevant to operations, with DfI Roads best placed to provide advice on the transport 
elements. 
 

 A Member suggested that the Council should ask the Department for 
Infrastructure to meet with the Moreland and Owenvarragh Residents Association 
(MORA) in relation to the planning application. 
 

 After discussion, the Committee agreed:  
 

 the draft re-consultation response; and  

 to write to the DfI, suggesting that they would meet with the Moreland and 
Owenvarragh Residents Association (MORA). 

 

Restricted Items 
 
Belfast Local Development Plan (LDP) -  Update 
 

 (Mr. K. Sutherland, Planning Manager (Policy), attended in connection with this 
item) 
 
 The Planning Manager advised the Committee that the Local Development Plan 
draft Plan Strategy (dPS) had been formally submitted to the Department for Infrastructure 
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(DfI) on 30th August.  He explained that it was a major milestone in the process, in 
advance of the upcoming independent examination of soundness by the Planning 
Appeals Commission (PAC). 
 
 A number of Members thanked the officers involved in the LDP for their continued 
hard work in relation to the Local Development Plan. 
 
 The Planning Manager reminded the Committee that it had agreed to invite 
representatives from the DfI to attend the meeting, in order to discuss Members’ concerns 
in relation to the “draft Development Plan Practice Note 10” consultation.  He explained 
that the Department had advised that no-one was available to attend the meeting due to 
busy work schedules.  A number of Members stated that they felt it was important that 
the Department be invited to attend a future meeting in order to confer their concerns.  
 

 After further discussion, the Committee: 
1. noted that the LDP draft Plan Strategy (dPS) had been submitted 

to the DfI on 30th August 2019; 
2. agreed to delegate responsibility to officers for further revision of 

the LDP timetable; and 
3. agreed that officers would again invite the DfI to attend a future 

meeting to discuss the guidance on the “draft Development Plan 
Practice Note 10 Consultation”. 
 

Response to Antrim and Newtownabbey Local  
Development Plan 2030 draft Plan Strategy 
 

 (Mr. D. O’Kane, Principal Planning Officer, attended in connection with this item) 
 

 The Principal Planning Officer advised the Committee that Antrim and 
Newtownabbey Borough Council (ANBC) had published its Local Development Plan Draft 
Plan Strategy (dPS) for public consultation. 
 

 He provided the Committee with a summary of the document and an overview of 
the Council’s draft response to ANBC’s draft Plan Strategy, where the comments focused 
primarily on spatial growth, settlement hierarchy, retail hierarchy, affordable/social 
housing, transport and future working.  
 

 The Committee: 
1. noted the public consultation of ANBC’s draft Plan Strategy; and 
2. agreed that the draft response to the dPS be submitted to ANBC. 

 

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) 

 
Application Withdrawn 
 
 The Committee noted that the following item (8b) had been withdrawn from the 
agenda: 
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 LA04/2019/0517/F - Residential development comprising 154 
units and ground floor retail unit at El Divino Nightclub and car 
park and adjacent open space, Mays Meadow 
 

 Upon receiving advice from the Director of Planning and Building Control, the 
Committee agreed to undertake a pre-emptive site visit to the site. 
 
(Reconsidered) LA04/2019/0553/F and LA04/2019/0420/DCA –  
Demolition of existing building and erection of 175 bed aparthotel 
with associated bar, restaurant and conferencing facilities and  
associated works on Land at Lyndon Court , 32-38 Queen Street 
 
 The case officer reminded the Committee that it had agreed, at its meeting on 
13th August, to undertake a site visit to acquaint itself with the location and the proposals 
at first hand.  She explained that the site visit had taken place on 4th September. 
 
 The Members were advised of the principal aspects of the application for a nine-
storey aparthotel.  The case officer highlighted that officers were recommending an 
additional condition to ensure that the apart-hotel could not be used as long-term 
residential accommodation, as the proposal had not been assessed against the relevant 
policies for residential accommodation and might be inappropriate for such use. 
 
 The Committee was advised that the site was located within the City Centre 
Conservation Area, an Area of Parking Restraint, the Primary Retail Core, an Old City 
Character Area and that it was proximate to listed buildings.  She explained that the 
proposal met the policy tests outlined in the SPPS and Planning Policy Statement 6. 
 
 She advised the Committee that a number of consultations had been returned 
since the last meeting.  She explained that DfI Roads Service had no objections and that 
the Natural Environment Division had confirmed that the Bat Survey was acceptable and 
that they also had no objections.  The Members were also advised that the Urban Design 
and Conservation officers had confirmed that the change in materials, to light grey mottled 
brick with copper/bronze aluminium walling on the top two floors, had resolved their 
remaining concerns. 
 
 The Historic Environment Division had also assessed the amended plans with 
regards to materials and had no objections. 
 
 The Committee noted that no third party representations had been received. 
 
 The Chairperson advised the Committee that Mr. B. Starkey and Mr. R. O’Toole, 
representing the agents, were in attendance and they were welcomed to the meeting.  
They explained that the current building did not reflect the architectural or historical 
interest of the wider area and that the contemporary design of the proposal, and the 
materials used, would contribute positively to the conservation area. 
 
 In response to a Member’s question regarding the proposed height of the building, 
the case officer explained that it was considered an appropriate height and that building 
heights would often peak at a prominent corner site. 
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 In response to a further question regarding the choice of building materials for the 
scheme, she advised the Committee that new red brick would stand out in between two 
longstanding red brick buildings, and that the choice of mottled grey brick, with 
copper/bronze to reflect the nearby red brick, was more appropriate. 
  
 After discussion, the Chairperson put the case officer’s recommendations to the 
Committee for its consideration, namely: 
 

 “That planning permission 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 as set out in draft in the 
case officer’s report.” 

 
 On a vote by show of hands, nine Members voted for the proposal and two against 
and it was declared carried. 
 
LA04/2018/2283/O - Demolition of existing building and construction  
of 12 apartments at 236 Upper Newtownards Road 
 
 The Planning Manager (Development Management) advised the Committee he 
was aware that information had been circulated to members of the Committee directly by 
the applicant. He reminded members that this was contrary to the Committee’s Operating 
Protocol and, as such, its contents should be disregarded. He also explained that if 
Members did receive correspondence about a particular application that it should be 
forwarded to Democratic Services.   
 
 The Planning Manager provided the Members with the key aspects of the outline 
application for the principle of demolition of the current building and the construction of 
12 apartments.  He outlined the key issues which had been considered in the assessment 
of the proposed development. 
  
 The Committee’s attention was drawn to the Late Items Pack, where the agent 
had submitted a number of points highlighting the sensitive history of the site and had 
sought to counteract a number of the reasons for refusal within the case officer’s report.   
 
 The Planning Manager advised the Committee that the site was located within the 
Belmont Area of Townscape Character (ATC) in draft BMAP and was in close proximity 
to the Cyprus Avenue Conservation Area.   
 
 He explained that nine objections had been received in relation to the application, 
citing issues with the design, scale and density, impact of the proposed development on 
traffic, traffic safety concerns relating to the nearby primary school, insufficient parking 
provision and the overlooking of neighbouring properties. 
 
 The Committee was advised that DfI Roads had objected to the application citing 
unacceptable access, issues with parking provision and that a Transport Assessment 
Form (TAF) was required. 
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 The Planning Manager advised the Members that it was considered that the 
existing building made a positive contribution to the character of the draft ATC and that its 
demolition was considered unacceptable.  However, he advised the Committee that the 
site’s sensitive history, as the former Kincora Boys’ Home, was also a material 
consideration.  He explained that it was within the Committee’s gift to determine whether 
the sensitive history of the site carried such weight that it could agree that demolition was, 
in fact, acceptable. 
 
 The Committee was advised that the applicant had failed to demonstrate that the 
site could accommodate development of the scale proposed without harm to the character 
and appearance of the area, the amenity of neighbouring residents and that it failed to 
make adequate provision for parking.  The Planning Manager explained that the proposal 
was accompanied by insufficient information to assess the impacts of the proposal in 
respect of parking, air quality, noise and drainage. 
 
 The Members were advised that a refusal of the application was recommended 
for the reasons as detailed within the report. 
 
 The Chairperson explained that Mr. L. Black, applicant, Mr. A. Warren, architect, 
and Ms. T. Cassidy, Planner, had requested to address the Committee and they were 
welcomed to the meeting. 
 
 Mr. Black stated that he believed demolition consent should be granted due to the 
reported history of the former Boys’ home.  Mr. Warren explained that, after discussion 
with planning officers, they had been advised to reduce the number of car parking spaces 
on the site.  He stated that 36% of houses in the city did not have access to a car and that 
the location of the site had excellent public transport links.  He also advised the Committee 
that the Drainage Assessment was a technical issue which could easily be resolved.  
Ms. Cassidy advised the Committee that the site was on white land and that she believed 
exceptional circumstances existed, as contained in PPS6, in terms of the sensitive history 
of the building. 
 
 A Member queried why there was an issue associated with the parking provision 
in the proposed development.  In response, the Planning Manager explained that each 
site had to be determined on its own merits, within the correct context and in terms of the 
use.  He clarified that residential use and commercial use of a site had different standards. 
 
 A number of Members stated that they felt there were grounds for the demolition 
of the existing property, given the sensitive history associated with it.  A number of 
Members however, also expressed concerns with the proposed development for the site. 
 
 The Planning Manager advised the Committee that, if it was minded, it could 
refuse the application for the reasons within the Case officer’s report but with the removal 
of reason 1, namely, that “the demolition of the current structure would harm the character 
and appearance of the area”. 
 
 The Divisional Solicitor added that the Committee could not agree to the 
demolition of the existing building in insolation.  She confirmed that, as it was one 
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application, the Committee was required to determine whether to accept or refuse the 
application in its totality, or to defer consideration in order to undertake a site visit. 
 
 After discussion, the Committee agreed: 

1. 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; and 

2. that DfI Roads be invited to attend the next meeting in order to 
discuss the issues which had been raised during discussion. 

 
LA04/2018/2097/F - Change of use & refurbishment of Wilton House  
to provide 8 apartments including alterations to rear & side elevation  
of Wilton House and demolition of existing rear return & erection of  
new build 5 storey residential development to provide 23 dwellings  
(15 new build) at Wilton House 5-6 College Square North 
 
 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. 
 
LA04/2019/1445/O - Residential development of 53 apartments and  
car parking spaces at Former Monarch Laundry Site, 451-455  
Donegall 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.  
 
 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. 
 
LA04/2019/1019/F - Demolition of the existing Queen's University  
Students’ Union building and erection of a new Student Centre 

 
(Councillor Nicholl declared an interest in the item and 

left the room for the duration of the discussion) 
 
 The Committee was provided with the key aspects of the major application for the 
demolition of the former Students’ Union and the construction of a replacement Students’ 
centre comprising shopping, food and bar outlets, offices, multi-purpose spaces, roof-
mounted solar panels and the reconfiguration of on-street car parking and public realm 
enhancements.   
  

Page 8



 
Planning Committee, 

Tuesday, 17th September, 2019 
 
 
 

 
 

F805 
 
 

 The Members were advised of the main issues which had been considered in 
relation to the application, including the principle of demolition in the conservation area 
and the application’s impact on built heritage, traffic and parking, adjacent land users. 
 
 The case officer outlined that the site was located within the Metropolitan 
Development Limit, the Queen’s Conservation Area, an Area of Parking Restraint and the 
Queen’s Office Precinct. 
 
 She highlighted to the Members that the current building was a piecemeal 
combination of an original building from the 1960s together with an extension and modern 
redevelopment with recladding from 2007. 
 
 She explained that three main viewpoints had been considered when assessing 
the proposed scheme, namely, from the front of the main Lanyon building, from the front 
gates of Botanic Gardens and when travelling country-bound on University Road.  
The Committee was advised that the plant would be housed on the roof and that 
adjustments had been made to ensure that it was not prominent from any of the 
viewpoints. 
 
 The Committee’s attention was drawn to the Late Items Pack, where additional 
representation had been received from the Church of Ireland and Methodist Chaplaincy.  
The issues raised related to concerns in the Noise Addendum Report, citing that residents 
living in Nos. 10, 28-28 and 42 Elmwood Avenue had not been taken into consideration, 
that the traffic noise was not the dominant noise concern, concerns regarding the new 
layby and queried whether attendees could exit the Students’ Union building onto 
University Road.  The case officer explained the planning response to each of the points 
which had been raised. 
 
 She highlighted that correspondence had been received from the agent 
representing the University earlier that day, confirming that the University was willing to 
amend its plan and use the University Road doors after 11p.m., when the multi-purpose 
hall was in use and an event was at maximum capacity.  She confirmed to the Members 
that Environmental Health had subsequently confirmed it was content with this approach.   
  
 The Chairperson explained that Ms. A. McFerran, Mr. A. Munro and 
Ms. C. Cooper, representing the agents, were in attendance to address the Committee 
and he welcomed them to the meeting.  They highlighted that the proposed building was 
in keeping with the Conservation area, while providing a significant upgrade to the current 
Student facilities.  
 
 During discussion, a Member queried why the University Road exit would only be 
used for events at maximum capacity.  The Case officer explained that, following six 
months of occupation, a Noise Verification Report was required to be submitted which 
would bring any issues to the fore.  She also added that officers would try to tighten up 
the wording of conditions in relation to the issue. 
 
 In response to a Member’s query regarding the cycle parking provision, the case 
officer explained that while there would only be 21 spaces provided as part of the 
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application, that the wider University area had significant cycle parking in addition to a 
nearby Belfast Bikes station. 
 
 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. 
 
LA04/2018/2602/F - Demolition of existing building at lands  
bound by Little Victoria Street, Bruce Street & Holmes Street  
for new 15 storey purpose built student accommodation building 
 

(Councillor Nicholl returned to the meeting at this point) 
 
 The Members were provided with the principal aspects of an application for the 
demolition of an existing building and the proposed construction of purpose built student 
accommodation, comprising 274 units, within the city centre. 
  
 The case officer explained the key issues which were considered in the 
assessment of the proposal which included the principle of redevelopment, scale, 
massing and design, open space provision, impact on the Linen Conservation Area, 
contamination and developer contributions. 
 
 He explained that the area was designated as unzoned whiteland in the Belfast 
Urban Area Plan (BUAP) and that it fell within the Commercial District Character Area in 
the draft Belfast Metropolitan Area Plan of 2004 and 2015.   He advised the Committee 
that the area was defined by a mix of smaller scaled traditional buildings, surface level 
car parks and more modern high rise buildings to the north and west of the site off Bedford 
Street and Great Victoria Street in particular. 
 
 The Committee’s attention was drawn to the Late Items Pack.  The Case officer 
reported that Environmental Health had welcomed the revised Acoustic Design Statement 
for the application, which recommended a higher specification for the sound reduction of 
glazing and means of ventilation.  It was noted that Environmental Health had 
recommended that a condition be attached requesting verification that the suggested 
mitigation measures had been carried out prior to occupation. 
 
 The Members were advised that two letters of objection had been received, raising 
the potential adverse impact on the amenity of a residential zoned site in Holmes Street.  
The Case officer explained that there was a considerable step down in the building from 
Little Victoria Street, from 45.2 metres to 36 metres, which represented a built form 
approximately 7 metres lower onto Holmes Street than the extant approval on the site. 
 
 The Case officer highlighted that a representation had been received in relation to 
land ownership, which was a legal matter, and which had been addressed within the 
report. 
 
 The Committee noted that the building had already been demolished and that 
investigative works had already been carried out on site.  The case officer explained that 
DAERA were content with the proposals subject to conditions. 
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 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. 
 
LA04/2019/0127/O - Redevelopment of existing surface car park  
and erection of new purpose built, build to rent residential units,  
with shared amenity spaces on site bounded by Glenalpin Street,  
Wellwood Street and Norwood Street 
 

(Councillor Groogan declared an interest in the item and  
left the room for the duration of the discussion) 

 
 The Case officer provided the Committee with the key details of the outline 
application for the redevelopment of an existing car park and the erection of purpose built 
“build to rent” residential units with shared amenity spaces and associated car parking. 
 
 He advised the Members of the principle issues in the assessment of the proposed 
development, which included the principle of development, impact on Built Heritage, 
scale, massing and design, Open Space provision, traffic and parking, impact on amenity, 
contaminated land, drainage and flooding and waste management. 
  
 He advised the Committee that the site was unzoned whiteland within the city 
centre and that it had residential development on three sides. 
  
 The Case officer drew the Committee’s attention to the Late Items Pack, where 
the Historic Environment Division’s (HED) Historic Buildings had submitted their 
consultation response.  It had advised that the proposals might have an adverse impact 
on the Shaftesbury Square hospital and had requested additional information.  The Case 
officer explained that delegated authority was sought to resolve the matters and to assist 
HED in its assessment. 
 
 The Committee was advised that 78 objections had been received citing issues 
with social housing, affordability, scale and massing, loss of light, impact on privacy, lack 
of car parking, impact on traffic and no green space.  The case officer advised the 
Members of the officer’s consideration of the issues raised. 
 
 He explained that DfI Roads and DAERA had no objections subject to conditions 
and that NI Water had no objections to the proposed scheme. 
 
 The Chairperson advised the Members that Mr. R. O'Toole and Mr. C. Deazley, 
representing the agents, were in attendance and he invited them to address the meeting. 
They advised the Committee that the scheme had been reduced in scale after discussions 
with Planning officers. 
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 A number of Members raised concerns regarding the response from the Northern 
Ireland Housing Executive (NIHE), whereby it had advised that there was no site specific 
need for social housing in that area.  A number of Members stated that there was a distinct 
lack of 1 bedroom social housing units in the area and suggested that NIHE should be 
requested to submit additional information in relation to the need in that area, or be 
requested to attend the next meeting. 
 
 In response to a further Member’s query, the Director of Planning and Building 
Control confirmed that information relating to requirements for affordable housing would 
be considered as part of the Planning Workshops on the Thursday sessions in due 
course. 
 
 After discussion, 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 also asked that Planning officers 
re-engage with the NIHE, either by requesting that the NIHE attend for this item at the 
next meeting or that additional information be provided by the NIHE in advance of the 
next meeting in relation to the social housing need in the area. 
 
LA04/2018/2546/F - Demolition of existing dwelling at 30 Church Road  
and erection of replacement dwelling with associated access car  
parking and private amenity space at 30 Church Road, Newtownbreda 
 

(Councillor Groogan returned to the meeting at this point) 
 

(Councillor McKeown declared an interest and left the room  
for the duration of the discussion) 

 
 The Case officer outlined the principal aspects of the application to the Committee. 
 
 She explained that the proposals respected the surrounding context and were 
appropriate to the character and topography of the site in terms of layout, scale, 
proportions, massing and appearance. 
 
 The Chairperson explained that a late request to speak had been received from 
Mr and Mrs. Mainwaring, who had objected to the application.  The Committee agreed to 
receive the deputation and they were welcomed to the meeting. 
 
 Mrs. Mainwaring explained that they lived beside the site, at no. 32, and that they 
had concerns relating to the impact of the proposed development on their amenity due to 
dominance, loss of light and privacy within their property.  She explained that they had 
met with the applicants to discuss the proposals 10 months previously.  She advised the 
Committee that the applicants had acknowledged their concerns and had stated that they 
would amend the plans to have the garage at the opposite side of the site but that the 
applicant had never submitted alternative plans to that effect. 
 
 A Member requested information as to how the officers had concluded that the 
proposed development would not overshadow no. 32.  The Case officer confirmed to the 
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Members that the overshadowing or dominance posed by the proposals would not be to 
a significant level in order to qualify a refusal. 
 
 A further Member stated that the proposed development was a sizable increase 
on the current dwelling.  The Case officer explained to the Committee that the proposal 
was in keeping with the other dwellings in the surrounding area. 
 
 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 10 minute break at this point) 
 
LA04/2019/1398/F - Variation of conditions of Approval LA04/2017/0235/F  
for 53 residential units relating to Condition 16 about remediation of 
contamination and condition 26 relating to phasing of development  
to allow construction in accordance with an updated construction  
programme on Lands at Rosepark House, Upper Newtownards Road 
 

(Councillor McKeown returned to the meeting at this point) 
 
 The Principal Planning Officer explained that the application was for the variation 
of conditions 16 and 26 of a previous approval, LA04/2017/0235/F.   
 
 He explained that the variation of Condition 16 related to the remediation of 
contamination to include reference to the remedial measures outlined in the Generic 
Quantitative Risk Assessment report, dated January 2017, and an updated Ground Gas 
Risk Assessment and Remedial Strategy, dated May 2019. 
 
 The Members were advised that the variation of Condition 26 related to the 
phasing of the development in accordance with an updated construction programme, to 
read “any subsequent phase shall not be occupied before the works comprised in all 
previous phases were completed in accordance with the approved plans”. 
 
 The Committee granted approval to the variation of the conditions and delegated 
power to the Director of Planning and Building Control for the final wording of the 
conditions. 
 
LA04/2019/0218/F - Environmental and ecological improvements  
works comprising upgrades to existing entrances, provision of a  
new entrance, rearrangement of existing car parking, enhancements to  
existing paths including a proposed circular pathway and landscaping. 
Installation of a causeway bridge, modular classroom, fishing stands,  
floating habitat islands, fencing, lighting and additional street furniture  
at Springfield Dam and Park, Springfield Road 
 
 (Councillor Canavan declared an interest and moved to the public gallery in order 
to address the Committee on the item, and subsequently left the room for the duration of 
the discussion) 
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 The Committee was apprised of the key aspects of the major application and was 
advised that the Council was the applicant. 
 
 The Principal Planning Officer provided the Members with the key issues for 
consideration in respect of the proposals, which included the impact on natural heritage, 
access, parking, impact on built heritage, flood risk and other environmental matters. 
  
 The Members were advised that the site was within a local landscape policy area 
(LLPA), and was a site of local nature conservation importance (SLNCI) as designated 
within the draft BMAP 2015.  He outlined that the proposal had been assessed against 
and was compliant with SPPS, BUAP 2001, draft BMAP 2015, PPS2, PPS3, PPS6, PPS8 
and PPS15.  He concluded that the proposals represented an enhancement of the 
amenity value of the existing park and Dam. 
 
 The Committee was advised that Environmental health, NI Water, HED, DAERA’s 
Environment, Marine and Fisheries, Water Management Unit Regulation Unit and Natural 
Environment Division had raised no issues of concern. 
 
 The officer explained that DfI Roads had been consulted and had some technical 
queries.  He explained that the Council’s Property and Projects section would consider 
the issues raised and that delegated authority was sought in order that they would be 
addressed. 
 
 The Chairperson, on behalf of the Committee, welcomed Councillor Cavanan to 
address the Committee. 
 
 Councillor Canavan welcomed the application.  She advised the Committee that 
the Springfield Dam area had been a hotspot for anti-social behaviour and that the 
enhancements included in the proposed scheme included new lighting and fencing, and 
that the proposals would restore the Dam to its former glory and would become an 
environmental asset to the area. 
 
 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 to resolve any outstanding Roads and Rivers matters and 
for the final wording of the conditions. 
 
LA04/2019/0992/F - Change of use from residential dwelling to  
HMO at 28 Oceanic Avenue 
 

(Councillor Canavan returned to the meeting at this point) 
 

(Councillor McKeown left the meeting at this point) 
 
 The Case officer provided the Committee with the key aspects of an application 
for a change of use from a single occupancy dwelling to a House in Multiple Occupation 
(HMO).  She clarified that there was a misprint in Section 10 of the report, and that the 
application was, in fact, retrospective. 
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 She clarified to the Members that policy HMO 5 applied, given that the area was 
outside a designated HMO Development Node or Policy Area.   
 
 She explained that the Land and Property Pointer database illustrated that there 
were 20 domestic properties on Oceanic Avenue, which would allow 2 HMOs before the 
10% threshold was exceeded.  She explained that records showed that no HMOs were 
currently registered.  
 
 The Committee’s attention was drawn to the Late Items Pack, where 51 standard 
letters of objection had been received, citing that there was insufficient parking the area 
to facilitate the HMO, there were too many HMOs in the area, the proposal did not meet 
the demand for family housing in the area and that there would be an increase in anti-
social behaviour as a result of the proposal.  In response, the case officer highlighted to 
the Members that, while parking was not a requirement for an HMO, there was considered 
to be sufficient parking in the area, the proposal had been assessed against relevant 
HMO policy and was compliant, and that anti-social behaviour fell outside of the remit of 
Planning. 
 
 The case officer pointed out that a petition of objection had been received from 
nearby residents, with seventeen signatures.  They had raised issues relating to anti-
social behaviour, criminality, parking and noise.  The issues which fell within the remit of 
Planning were addressed within the main report. 
 
 She explained that DfI Roads, Environmental Health, Rivers Agency and the 
Council’s Development Plan Team had all been consulted and offered no objection to the 
proposal. 
 
 A number of Members expressed general concern that the number HMOs 
operating in any one area did not correspond accurately to the number which were 
registered. 
 
 In response to a number of comments from Members as to how the Council 
checked the number of currently registered HMOs in an area, the Planning Manager 
(Policy) confirmed that the Local Development Team cross-checked their information with 
the information held by the HMO Licensing team. 
 
 The Director of Planning and Building Control advised the Committee that officers 
and the Committee was required to apply current planning policy to determine each 
application on its own merits. 
 
 The case officer’s recommendation to approve the application, subject to the 
conditions as outlined within the report, was put to the Committee. 
 
 On a vote by show of hands, one Member voted for the proposal and none against, 
with nine no votes, and it was accordingly declared carried. 
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LA04/2019/1159/F - Change of use from residential dwelling  
to HMO at 72B Earlswood Road 
 
 The case officer outlined the application for a change of use from a single 
occupancy dwelling to a House of Multiple Occupation (HMO). 
 
 The Committee noted that the site fell within the draft Belmont Area of Townscape 
Character. 
 
 She clarified to the Members that policy HMO 5 applied, given that the area was 
outside a designated HMO Development Node or Policy Area.   
 
 She explained that, according to the Land and Property Services (LPS) Pointer 
Address database, there were 79 domestic properties in that section of Earlswood Road, 
which would allow for 7 HMOs before the 10% threshold would be exceeded.  
The Committee was advised that there was only 1 HMO recorded in that section of road. 
 
 The case officer advised the Committee that three objections had been received, 
raising issues in relation to traffic and parking impact, out of character development, noise 
and general lack of management of HMOs.  She outlined the response to the issues 
raised and advised that DfI Roads, Environmental Health and the Local Development 
Plan team had been consulted in relation to the proposal and that all had offered no 
objection. 
 
 The Committee granted approval to the application, subject to the imposing of the 
conditions set out within the case officer’s report. 
 
LA04/2019/1376/F Change of use from residential dwelling to  
HMO property at 88 Stratheden Street 
 
 The case officer outlined the application for a change of use from a single 
occupancy dwelling to a House of Multiple Occupation (HMO). 
 
 She clarified to the Members that, given the area was outside a designated HMO 
Development Node or Policy Area, policy HMO 5 was applicable in this case. 
 
 She explained that, according to their records, there were 71 domestic properties 
in Stratheden Street, with no existing HMOs.  The Committee was advised that the 
principle of an HMO at the proposed location was in line with policy and was acceptable 
in terms of Policy HMO 5. 
 
 The Committee noted that no third party representations 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. 
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LA04/2019/1724/F - Change of use from dwelling house  
to HMO at 68 Beech Heights 
 
 The case officer outlined the application for a change of use from a single 
occupancy dwelling to a House of Multiple Occupation (HMO). 
 
 She clarified to the Members that, given the area was outside a designated HMO 
Development Node or Policy Area, policy HMO 5 was applicable in this case. 
 
 She explained that, according to the LPS Pointer Address database, there were 
81 domestic properties on Beech Heights, which would allow for 8 HMO properties before 
the 10% threshold would be exceeded.  The Committee was advised that records 
illustrated that there were currently 2 HOs on Beech Heights and that the application was 
acceptable in terms of Policy HMO 5. 
 
 The Committee was advised that no third party representations had been 
received. 
 
 The case officer explained that both DfI Roads and Environmental Health had 
been consulted and had no objections to the proposal. 
 
 The case officer’s recommendation to approve the application, subject to the 
conditions as outlined within the report, was put to the Committee. 
 
 On a vote by show of hands, seven Members voted for the proposal and none 
against, with three no votes, and it was accordingly declared carried. 
 
LA04/2019/1663/F - Change of use from dwelling house  
to HMO at 440 Falls Road 
 
 The case officer outlined the application for a change of use from a single 
occupancy dwelling to a House of Multiple Occupation (HMO). 
 
 She clarified to the Members that policy HMO 5 was applicable in this case, given 
that the area was outside a designated HMO Development Node or Policy Area.   
 
 The Committee was advised that there were 83 domestic properties on that 
section of the Falls Road.  As such, she explained that the policy allowed for the 
registration of 8 HMO properties in that section of road before the 10% threshold would 
be exceeded.  She explained that there were only 3 HMOs recorded in the section 
currently, and that the application was therefore acceptable. 
 
 The case officer explained that no third party objections had been received in 
relation to the application. 
 
 The case officer’s recommendation to approve the application, subject to the 
conditions as outlined within the report, was put to the Committee. 
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 On a vote by show of hands, seven Members voted for the proposal and none 
against, with three no votes, and it was accordingly declared carried. 
 
LA04/2019/0957/F - Temporary covered structure for events at  
Victoria Park, Park Avenue 
 

(Councillor Groogan left the meeting at this point) 
 
 The case officer provided the Committee with the key aspects of a retrospective 
application for the erection of a temporary covered fabric structure in Victoria Park, 
measuring 21metres by 11metres.   
 
 She advised the Members that the structure would be used for a number of 
standalone occasions as well as at regular weekly “parkrun” meetings.   
 
 The Committee was advised that the development was not considered to have an 
impact on the character of open space within the Park and that the structure would bring 
significant benefits to many Park users.  She outlined that the development was therefore 
considered to meet Policy OS1 of PPS8 as it would not result in in a permanent loss of 
open space and would provide a community resource. 
 
 The case officer explained to the Committee that, while the applicant had 
requested planning permission for four years, it was felt that three years was more 
appropriate given that the type of structure did not have a long lifespan and could diminish 
the amenity of the Park if retained on site for too long. 
 
 The Committee noted that the Council was the applicant. 
 
 The Members were advised that the application had been advertised in the local 
press and that no letters of representation had been received. 
 
 The Committee granted approval to the application for three years, subject to the 
imposing of the conditions set out within the case officer’s report. 
  
LA04/2019/1161/F - Installation of 2.4m high rigid mesh panel  
security fencing Alexandra Park Antrim Road 
 
 The Committee was apprised of the key aspects of the application for the 
installation of 90metres of green mesh panel fencing at the above site.  She explained 
that the fence was located within an enclosed portion of Alexandra Park which was not 
accessible to members of the public. 
 
 The case officer advised the Committee that the Council was the applicant. 
 
 She provided the Committee with the key aspects which were considered in 
relation to the application, particularly in relation to the nearby residential development.  
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 She explained that the application had been advertised in the local press and that 
no representations had been received. The Members were also advised that the 
Department for Infrastructure had no objection to the application. 
 
 The Committee granted approval to the application subject to the imposing of the 
conditions set out in the case officer’s report. 
 
LA04/2019/1792/F - New monument feature to existing  
memorial garden, new railings with gated access, paving,  
general repairs and refurbishment and drainage on Memorial  
at the Junction of Crumlin Road and Glenbank Drive 
 
 The case officer provided the Committee with the principal aspects of the 
application, which comprised an additional monument feature to an existing memorial 
garden and the addition of a new plinth to the existing cross feature. 
 
 The Committee noted that the Council was the applicant. 
 
 She advised the Committee that the site was within the development limits for 
Belfast and was not located within a conservation area or within close proximity to a listed 
building. 
 
 The case officer advised the Committee that the application had been neighbour 
notified and advertised in the local press and that no comments had been received.  
 
 The Members were advised that no consultations were required. 
 
 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 

 
      Wednesday, 2nd October, 2019 

 
 
 

PLANNING COMMITTEE SITE VISIT – NOTE OF MEETING 
 
   

 Officers in Attendance:    Mr. E. Baker, Planning Manager  
      (Development Management); 
  Mr. P. Fitzsimons, Principal Planning Officer; and 

   Mrs. L. McLornan, Democratic Services Officer. 
   
 
 

Site Visits 
 
 The Committee convened at 12.15pm at the City Hall, for the purpose of 
undertaking a site visit in respect of the following three applications. 
 
LA04/2019/0517/F – Residential Development comprising 154 units  
and ground floor retail unit, including reception and management  
suite area, internal and external communal space, open space and  
environmental improvements, car parking with access of Mays Meadow, 
bin storage, cycle parking, plant equipment and storage at former  
El Divino Nightclub, Mays Meadow. 
 

Member Present:        Councillor O’Hara. 
 
 The Principal Planning Officer reminded the Member that the item had been 
withdrawn from the agenda on 17th September and, upon receiving advice from the 
Director of Planning and Building Control at that meeting, the Committee had agreed to 
undertake a pre-emptive visit to view the site. 
 
 The Member viewed the site with the proposed plans. The Member asked a 
number of factual questions about the proposal. 
 
LA04/2018/2283/O – Demolition of existing building and  
construction of 12 apartments at 236 Upper Newtownards Road. 
 

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

 
 The Planning Manager 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, both inside the existing building and externally, with 
the proposed plans.  The Members asked a number of factual questions about the 
proposal. 
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LA04/2019/1445/O – Residential development of 53 apartments  
(minimum building height 2.5 storey with maximum 5 storey),  
53no. car parking spaces, refuse storage and cycle parking area,  
landscaping and all associated site and access works at  
Former Monarch Laundry site, 451-455 Donegall Road. 
 

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

 
 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 from the perimeter with the proposed plans.  The 
Members asked a number of factual questions about the proposal. 
 
 The site visit concluded at 3.05 pm. 
 
 
 
 
 

Chairperson 
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PLANNING COMMITTEE SITE VISIT – NOTE OF MEETING 
 

Members Present:        Councillor Carson (Chairperson); 
  Alderman Rodgers and 
  Councillor Brooks. 
   

 Officers in Attendance:    Mr. E. Baker, Planning Manager (Development 
Management); 

  Mr. P. Fitzsimons, Principal Planning Officer;  
  Mr. M. McErlean, Senior Planning Officer; and 

   Ms. E. McGoldrick, 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 applications: 
 
LA04/2018/2097/F & LA04/2018/2034/LBC - Change of use 
and refurbishment of Wilton House to provide 8 apartments  
and erection of new build 5 storey residential development  
to provide 23 dwellings (5-6 College Square North) 
 
 The Planning Manager 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 and asked a number of 
technical questions. 
 
LA04/2019/0127/O - Redevelopment of existing surface car park  
and erection of new purpose built, build to rent residential  
units with shared amenity spaces at Glenalpin Street/ 
Wellwood Street and Norwood Street  
 
 The Senior 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 and asked a number of 
technical questions. 
 
 The site visit concluded at 1.30pm. 
 
 

 
Chairperson 
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Transport Policy Division 

 
 
 
The Chief Executive 
Belfast City Council 
BELFAST 
BT1 5GS 
 
 
generalenquiries@belfastcity.gov.uk 

 
Room 301 
Clarence Court 
10-18 Adelaide Street 
Belfast 
BT2 8GB 
 
Tel: (028) 90540404 
Email: orla.hamill@infrastructure-ni.gov.uk 

Your reference: 
Our reference: IN1-19-4347 
 
7 October 2019 

 
Dear Sir/Madam 
 
The Footpath to the rear of Albert Street, Quadrant Place and Cullingtree Road, 
Belfast (Abandonment) Order (Northern Ireland) 2019 
 
In accordance with the provision of Schedule 8 to the Roads (Northern Ireland) Order 1993, 
I enclose a copy of the above mentioned draft order and related map together with a copy 
of the statutory notice which will be published in the Belfast Gazette, Belfast Telegraph, Irish 
News and News Letter. 
 
 
Yours faithfully 
 
 

Orla Hamill 

 
Orla Hamill 
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DEPARTMENT FOR INFRASTRUCTURE 

Map No. IN1/19/337774 referred to in “The Footpath to the rear of Albert Street, Quadrant Place and Cullingtree Road, 

Belfast (Abandonment) Order (Northern Ireland) 2019” made by the Department on                      2019 and coming into 

operation on                          2019. 

©Based upon the Ordnance Survey map with the Permission of the Director and the Chief Executive. 

Crown Copyright     SCALE 1:1250 

Area to be abandoned 
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1. 
 

PLANNING COMMITTEE – 15 OCTOBER 2019 
 

APPEALS NOTIFIED 
 
COUNCIL:  BELFAST 
 
ITEM NO 1 PAC REF:   

 
2019/A0113 
 

    
PLANNING REF: LA03/2019/0911/F 

 
  

    
APPLICANT: Amstel Developments Ltd  
    
LOCATION: Site abutted by Ibis Hotel and College Central Apartments at 

King Street, Belfast, BT1 6AD 
  

    
PROPOSAL: Amendments to previously approved apartment building under 

LA04/2018/1811/F, to provide an additional 2 storeys for 1 No 
duplex apartment (total 10 apartments) 

 

   
PROCEDURE:   

 
 
ITEM NO 2 PAC REF:   

 
2019/A0118 
 

    
PLANNING REF: LA04/2018/2735/F 

 
  

    
APPLICANT: Mr Thomas Fisher  
    
LOCATION: Pavement outside 3-11 High Street, Belfast, BT1 1RB   
    
PROPOSAL: Double sided digital display panel located on a new smart hub  
   
PROCEDURE:   

 
 
ITEM NO 3 PAC REF:   

 
2019/A0117 
 

    
PLANNING REF: LA04/2018/2733/A 

 
  

    
APPLICANT: Mr Thomas Fisher  
    
LOCATION: Pavement outside 3-11 High Street, Belfast, BT1 1RB   
    
PROPOSAL: 1 No smart hub and associated advertisement consent 

located on the pavement 
 

   
PROCEDURE:   
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2. 
 

PLANNING COMMITTEE – 15 OCTOBER 2019 
 

APPEALS NOTIFIED (CONTINUED) 
 
ITEM NO 4 PAC REF:   

 
2019/A0115 
 

    
PLANNING REF: LA04/2019/0142/F 

 
  

    
APPLICANT: Mr Sam McCalden  
    
LOCATION: 57 Ashley Avenue, Belfast   
    
PROPOSAL: Temporary Dwelling (Retrospective)  
   
PROCEDURE:   

 
 
ITEM NO 5 PAC REF:   

 
2019/A0114 
 

    
PLANNING REF: LA04/2018/2844/F 

 
  

    
APPLICANT: Mrs Colette Kane  
    
LOCATION: 1 Glentane Drive, Belfast, BT15 3FE   
    
PROPOSAL: Change of use from dwelling house to 3 No 1-bed 

apartments 
 

   
PROCEDURE:   

 
ITEM NO 6 PAC REF:   

 
2019/A0122 
 

    
PLANNING REF: LA04/2019/0833/A 

 
  

    
APPLICANT: Thomas Taggart – Mercedes Benz of Belfast  
    
LOCATION: Approved Used Centre, 19 Boucher Crescent, Belfast   
    
PROPOSAL: Two Halo internal glow lit Mercedes brand images 

opening times on non-illuminated side door sign, non-
illuminated parking sign indicator panels attached to 
fence 

 

   
PROCEDURE:   
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PLANNING COMMITTEE – 15 OCTOBER 2019 
 

APPEALS NOTIFIED (CONTINUED) 
 
ITEM NO 7 PAC REF:   

 
2019/A0137 
 

    
PLANNING REF: LA04/2018/2081/F 

 
  

    
APPLICANT: Heron Bros Ltd  
    
LOCATION: St Agnes Parish Hall, 146 Andersonstown Road, Belfast, 

BT11 9BY 
  

    
PROPOSAL: Change of use from parish hall to licensed social club  
   
PROCEDURE:   

 
ITEM NO 8 PAC REF:   

 
2019/A0139 
 

    
PLANNING REF: LA04/2019/1237/F 

 
  

    
APPLICANT: Mr Dave Thompson  
    
LOCATION: 1 Bapaume Avenue   
    
PROPOSAL: Remove existing timber boarded fence and replace with 

clay facing brick wall up to 1.7m high and stepping down 
to 1.2m high at pedestrian entrance gate along boundary 
on Montgomery Road and Bapaume Avenue 

 

   
PROCEDURE:   

 

APPEAL DECISIONS NOTIFIED 
 

ITEM NO 1 PAC REF: 2018/A0237 
  
PLANNING REF: LA04/2019/0225/A 
  
RESULT OF APPEAL: Allowed 
  
APPLICANT: Mr Norman Roddy 
  
LOCATION: 50 Kennedy Way, Belfast 
  
PROPOSAL: To convert existing standard 96 sheet display panel with external lighting to a 

standard 96 sheet internally illuminated light box 
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4. 
 

APPEAL DECISIONS NOTIFIED (CONTINUED) 
 

ITEM NO 2 PAC REF: 2018/A0200 
  
PLANNING REF: LA04/2018/2410/F 
  
RESULT OF APPEAL: Allowed (Costs Denied) 
  
APPLICANT: Telephonica UK Ltd 
  
LOCATION: On footpath within San Souci Park c.45m south east of junction of 

San Souci Park and Malone Road, Belfast, BT9 5BZ 
  
PROPOSAL: Replacement of existing telecommunication mast with a new 20m 

telecommunication mast on site located c.16m south east of the existing mast 

 
 
ITEM NO 3 PAC REF: 2018/A0175 

and 
2018/A0240 

  
PLANNING REF: LA04/2018/0708/F and LA04/2018/1234/LBC 
  
RESULT OF APPEAL: Allowed  
  
APPLICANT: Bogarts Menswear and John Keenan, Bogarts Menswear 
  
LOCATION: 55-61 Ann Street, Belfast, BT1 4EE 
  
PROPOSAL: Retention of existing shopfront 
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Planning decisions issued between 10 September and 7 October 2019 - No. 191
Reference Number Hierarchy Location Proposal Application Status

LA04/2017/1790/F LOCDEV Lands south of Holiday Inn Hotel east of 54-70 

Sandy Row and north of 20 Wellwood Street 

Belfast BT12 5GF

Retention of temporary car park and access 

arrangements.

PERMISSION REFUSED

LA04/2018/1720/LBC LOCDEV 103 Royal Avenue Belfast. Partial demolition of rear elevation and rear 

extension to provide new/replacement rear 

extension. Internal alterations to floorplan, including 

the removal of internal walls.

PERMISSION GRANTED

LA04/2018/1739/F LOCDEV 322 Ormeau Road Belfast BT7 2GE and 1B 

Jamieson Street Belfast BT7 2GU

Change of use from hairdressers to a Café PERMISSION GRANTED

LA04/2018/1787/F LOCDEV 103-107 Royal Avenue Belfast BT1 2GU. Partial demolition of existing rear elevation and 

extension and construction of replacement rear 

extension.

PERMISSION GRANTED

LA04/2018/1923/DC LOCDEV Land at 33-39 Bridge End South of Bridge 

End and east of Belfast/Londonderry Railway 

line Belfast.

Discharge of condition 11 LA04/2015/0707/F CONDITION NOT DISCHARGED
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LA04/2018/2102/F LOCDEV Land on Foyle Court Belfast BT14 6DF. Environmental improvement scheme comprising  

repaving, tree planting, the installation of street 

lights and green screens; including the introduction 

of front lawns, pedestrian walkways, ramps and 

steps; with the rationalisation of the existing car 

parking.

PERMISSION GRANTED

LA04/2018/2103/F LOCDEV Land on Manor Court Belfast BT14 6FF. Environmental improvement scheme comprising  

repaving, tree planting, the installation of street 

lights and green screens; including the introduction 

of front lawns, pedestrian walkways, and steps; with 

the rationalisation of the existing car parking.

PERMISSION GRANTED

LA04/2018/2104/F LOCDEV Land on Shannon Court and Shannon 

Street Belfast BT14 6DG.

Environmental improvement scheme comprising  

repaving, tree planting, the installation of street 

lights and green screens; including the introduction 

of front lawns, pedestrian walkways, ramps and 

steps; with the rationalisation of the existing car 

parking.

PERMISSION GRANTED

LA04/2018/2105/F LOCDEV Lands on Southport Court Belfast BT14 

6GF.

 Environmental improvement scheme comprising  

repaving, tree planting, the installation of street 

lights and green screens; including the introduction 

of front lawns, pedestrian walkways, ramps and 

steps; with the rationalisation of the existing car 

parking.

PERMISSION GRANTED
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LA04/2018/2106/F LOCDEV Land on Bandon Court Belfast BT14 6PU. Environmental improvement scheme comprising 

repaving, tree planting, the installation of street 

lights and green screens; including the introduction 

of front lawns, pedestrian walkways served  ramps 

and steps; with the rationalisation of the existing car 

parking.

PERMISSION GRANTED

LA04/2018/2107/F LOCDEV Land on Bann Court Belfast BT14 6DG. Environmental improvement scheme comprising 

repaving, tree planting, the installation of street 

lights and green screens; including the introduction 

of front lawns, pedestrian walkways ramped 

accesses; and the rationalisation of the existing car 

parking.

PERMISSION GRANTED

LA04/2018/2108/F LOCDEV Land on Liffey Court Belfast BT14 6JG. Environmental improvement scheme comprising 

repaving, tree planting, the installation of street 

lights and green screens; including the introduction 

of front lawns, pedestrian walkways; and the 

rationalisation of the existing car parking.

PERMISSION GRANTED

LA04/2018/2465/F LOCDEV Land to rear of 42-88 Lawnbrook Avenue 

Belfast BT13 2QB.

Change of house type to Sites No's 18, 21, 22, 23, 

24, 31, 32, 33, 34 and 37 previously approved under 

Ref. Z/2006/0256/F (10 dwelling units total) 

(Amended Description and Drawings)

PERMISSION REFUSED

LA04/2018/2546/F LOCDEV 30 Church Road Newtownbreda Belfast BT8 

7AQ.

Demolition of existing dwelling at 30 Church Road 

and erection of replacement dwelling with 

associated access car parking and private amenity 

space.(amended plans)

PERMISSION GRANTED
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LA04/2018/2571/F LOCDEV 16-18 Church Lane Belfast BT1 4QN. Change of use of all floors of No.18 Church Lane 

from retail to bar/restaurant and amalgamation with 

No.16 Church Lane; second floor rear extension to 

No.18; front elevation changes to No.18 Church lane 

comprising new entrance and shopfront (amended 

plans and description)

PERMISSION GRANTED

LA04/2018/2596/F LOCDEV 22-26 Annadale Avenue Belfast BT7 3JJ. Demolition of all buildings on site and erection of 

3No. detached dwellings two of which have in-

curtilage garages and one dwelling with garden 

shed and 4\no. semi detached dwellings all with 

associated access and landscaping together with all 

ancillary development.

PERMISSION GRANTED

LA04/2018/2650/F LOCDEV Land on Chichester Street Between Arthur 

Street and Montgomery Street Belfast BT1 

5WW.

Public realm upgrade scheme comprising new 

surface, bollards, lighting, seating,  paving, kerbs 

and associated site works.

PERMISSION GRANTED

LA04/2019/0025/F MAJDEV Parklands Knocknagoney Dale 

Knocknagoney Belfast.

Demolition of existing residential building and 

construction of 90No. apartments with associated 

car parking and landscaping.

PERMISSION GRANTED

LA04/2019/0031/F LOCDEV 119 Forthriver Road Belfast BT13 3SQ. Variation of condition no.6 of permission 

LA04/2016/1439/F to amend areegment of boundary 

treatments prior to occupation of the dwellings.

PERMISSION GRANTED
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LA04/2019/0043/F LOCDEV 156 Ladybrook Park Belfast BT11 9EQ Erection of a retaining wall along a section of the 

South-western boundary of the site adjacent to 

Ladybrook river. (Amended Plans)

PERMISSION GRANTED

LA04/2019/0061/LBC LOCDEV David Keir Building 39-123 Stranmillis Road 

Belfast BT9 5AG

Formation of new workshop through the removal of 

existing internal timber studwork and masonry walls 

within rooms OG032, OG034a, OG034B, OG034c, 

OG035, OG036 and OG038 to create open plan 

workshop. Including upgrading of local power and 

data installations and improved mechanical 

ventilation

PERMISSION GRANTED

LA04/2019/0085/F LOCDEV David Kerr Building 39-123 Stranmillis Road 

Belfast BT9 5AG.

Removal of existing internal timber studwork and 

masonry dividing walls within rooms to create open 

plan workshop, including upgraded local power and 

data installations and improved mechanical 

ventilation.

PERMISSION GRANTED

LA04/2019/0125/F LOCDEV 113-115 Ormeau Road Belfast. Construction of a new 3 storey apartment building 

containing 4no. 2 bedroom apartments and 9no. 1 

bedroom apartments (13 units in total)

PRE DECISION RESOLUTION OF ISSUES

P
age 49



Reference Number Hierarchy Location Proposal Application Status

LA04/2019/0218/F MAJDEV Springfield Dam and Park Springfield Road 

Belfast BT12 7DN.

Environmental and ecological improvements works 

comprising upgrades to existing entrances, provision 

of a new entrance, rearrangement of existing car 

parking, enhancements to existing paths including a 

proposed circular pathway and landscaping. 

Installation of a causeway bridge, modular 

classroom, fishing stands, floating habitat islands, 

fencing, lighting and additional street furniture.

PERMISSION GRANTED

LA04/2019/0305/F LOCDEV 46 Ballynahatty Road Belfast BT8 8LE. Replacement dwelling & garage. PERMISSION GRANTED

LA04/2019/0314/F LOCDEV Lands situated approximately 140m North West 

of No. 36 Mill Valley Place BT14 8FX.

Change of house types of planning permission 

Z/2010/1250/F relating to sites 47-59, 108-124, and 

change of house types of planning permission 

LA04/2018/0123/F relating to sites 60, 104 & 105, 

along with associated car parking, landscaping and 

site works (34 dwellings in total).

PERMISSION GRANTED

LA04/2019/0480/F LOCDEV 102 to 108 Castlereagh Street & 207-211 

Templemore Avenue Belfast.

Amendments to planning approval 

LA04/2017/1683/F (Change of use to 11 

apartments) to include external alterations, 

reconfiguration of private amenity space, extension 

of roof deck

PERMISSION GRANTED

LA04/2019/0481/F LOCDEV 2a Canada Street Belfast BT6 8DZ Demolition of existing stores and erection of dwelling PERMISSION GRANTED
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LA04/2019/0518/F LOCDEV Panama City Garden And Café 3 McClintock 

Street Belfast BT2 7GL.

Retrospective change of use from existing retail unit 

to restaurant/café.

PERMISSION GRANTED

LA04/2019/0567/F LOCDEV Site immediately adjacent (east) to 14 

Edgecumbe Drive Belfast BT4 2EN.

New dwelling. PERMISSION GRANTED

LA04/2019/0617/LDP LOCDEV 10 Wandsworth Gardens Belfast BT4 3NL Dwelling to have proposed external envelope 

improvements. proposed pvc window and door 

replacement. External wall insulation applied around 

dwellings  and finished with ivory coloured acrylic 

over light weight render over insulation material 

window and door frames - grey pvc facia soffit and 

barge - black pvc front door to be talent choice (of 4 

colours)

PERMITTED DEVELOPMENT

LA04/2019/0632/F LOCDEV Carne House 20 Corry Place Belfast BT3 

9HY

Infill of existing courtyard area located to the centre 

of building and installation of roof lights and green 

roof to area above

PERMISSION GRANTED

LA04/2019/0657/F LOCDEV 16 Oxford Street Belfast BT1 3WH. Change of use from water pumping station to 

restaurant & café including external alterations & 

new 2 storey extension.

PERMISSION GRANTED
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LA04/2019/0667/F LOCDEV 217 Holywood Road Standtown Belfast BT4 

2DH and land on Sydenham Avenue adjacent to 

the Heyn Memorial Hall 215 Holywood Road/2 

Sydenham Avenue Strandtown Belfast BT4 

2DR

Construction of new (relocated) access from 

Sydenham Avenue to the grounds to rear of 217 

Holywood Road

PERMISSION REFUSED

LA04/2019/0672/F LOCDEV 40-60 Ormeau Embankment Belfast BT6 8LU. Section of 2.4 m High Close Coupled Palisade 

Fence

PERMISSION GRANTED

LA04/2019/0726/F LOCDEV 41-45 York Road Belfast BT14 6PR. Application for Change of Use from Retail to Sui 

Generis - a gymnasium and well-being centre. No 

changes to internal or external layout or structure 

required.

PERMISSION GRANTED

LA04/2019/0731/F LOCDEV 97 Cavehill Road Belfast. Retrospective approval to remove the existing 

external fire escape stair and first floor escape door, 

reform opening and insert a window and rebuild the 

wall to the rear yard.

PERMISSION GRANTED

LA04/2019/0732/F LOCDEV Land adjacent to 2 Fruithill Park Belfast 3 No. new 2.5 storey  dwellings (1no. detached 

house & 2no. semi detached)(amended plans)

PERMISSION GRANTED

LA04/2019/0768/LBC LOCDEV 288 Beersbridge Road Belfast BT5 5DX. Proposed replacement of 6No. existing pole 

mounted antenna and 4No. dishes to be replaced 

with 18No. frame mounted antenna and 6No. dishes 

plus all associated ancillary equipment.

PERMISSION REFUSED
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LA04/2019/0778/F LOCDEV Existing telecoms installation Rooftop Of Owen 

O'Cork Mill 288 Beersbridge Road Belfast 

BT5 5DX.

Proposed replacement of 6No. existing pole 

mounted antenna and 4No. dishes to be replaced 

with 18No. frame mounted antenna and 6No. dishes 

plus all associated ancillary equipment.

PERMISSION REFUSED

LA04/2019/0864/F LOCDEV 66-70 Balmoral Avenue Belfast BT9 6NP +Erection of vehicular and pedestrian entrance 

gates and pillars, with minor adjustment to existing 

boundary wall opening, and associated ground 

works.

PERMISSION GRANTED

LA04/2019/0883/F LOCDEV 354 Stranmillis Road Belfast BT9 5ED Extension and alterations to existing dwelling to 

include rear first floor extension with balcony 

(Amended Scheme)

PERMISSION GRANTED

LA04/2019/0940/F LOCDEV 7 Fairway Gardens Belfast BT9 5NP Proposed single storey living area extension plus 

first floor bedroom extension to rear of dwelling; 

extension of raised patio

PERMISSION GRANTED

LA04/2019/0949/F LOCDEV Units D2-D5 Portview Trade Centre 310 

Newtownards Road Belfast BT4 1HE

Change of use from vacant retail units to place of 

worship and community facility for local use

PERMISSION GRANTED

LA04/2019/0957/F LOCDEV Victoria Park Park Avenue Belfast BT4 1JT. Retrospective application for erection of a temporary 

covered fabric structure (21mx11m), with an access 

path connecting to the existing path network. 

Associated hardstanding underneath and around 

the structure to allow pedestrian footfall through the 

structure .Will be used on a number of standalone 

occasions, regular weekly parkrun meetings, or to 

host events.

PERMISSION GRANTED
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LA04/2019/0964/A LOCDEV 6 Boucher Crescent Belfast BT12 6HU. Proposed Screen Hoarding with Internally 

Illuminated Graphic Panel and Welcome Sign 

Separating Customer Parking from Back of 

Business.

PERMISSION GRANTED

LA04/2019/0980/F LOCDEV 182a Lisburn Road Malone Lower Belfast 

Co.Antrim BT9 6AL

 Construction of single storey timber store to rear 

court yard of restaurant

PERMISSION GRANTED

LA04/2019/0985/LDE LOCDEV 34 St Ives Gardens Stranmillis Road Belfast 

BT9 5DN

HMO House in Multiple Occupancy PERMITTED DEVELOPMENT

LA04/2019/0992/F LOCDEV 28 Oceanic Avenue Belfast BT15 2HS. Retrospective change of use from dwelling to HMO PERMISSION GRANTED

LA04/2019/1005/F LOCDEV 12 Ashbrook Crescent Belfast BT4 2FH. Two storey rear and side extension (Amended 

description and plans)

PERMISSION GRANTED

LA04/2019/1008/LBC LOCDEV The Lanyon Building Jennymount Court North 

Derby Street Belfast BT15 3HN.

New office fit out of an existing space on levels 3 & 

4 (of Annexe wing).

PERMISSION GRANTED

LA04/2019/1015/DCA LOCDEV Calvert House 23 Castle Place Belfast. Demolition and replacement of front elevation and 

roof arch. Part removal of floor slab on floors 1-3 

(internal) and part demolition of side and rear 

returns (amendments to previously approved 

application LA04/2018/2196/DCA)

PERMISSION GRANTED
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LA04/2019/1039/LBC LOCDEV 217 Holywood Road Strandtown Belfast BT4 

2DH and land on Sydenham Avenue adjacent to 

the Heyn Memorial Hall 215 Holywood Road/2 

Sydenham Avenue Strandtown Belfast BT4 

2DH.

Construction of new (relocated) access from 

Sydenham Avenue to the grounds to the rear of 217 

Holywood Road.

PERMISSION REFUSED

LA04/2019/1041/DCA LOCDEV 16-18 Church Lane Belfast BT1 4QN. Change of use of all floors of No. 18 Church Lane 

from retail to bar/restaurant and amalgamation with 

No.16 Church Lane with part demolition of internal 

walls between 16 & 18 Church lane. Removal of 

lean too roof over first floor to rear of 18 Church 

Lane to facilitate second floor rear extension to No. 

18.

PERMISSION GRANTED

LA04/2019/1052/LBC LOCDEV Titanic Suites 55-59 Adelaide Street Belfast 

BT2 8FE.

Removal and addition of internal non-structural 

partition walls on 2nd, 3rd and 4th floors.

PERMISSION GRANTED

LA04/2019/1062/F LOCDEV 71 Station Road Belfast BT4 1RF. two storey extension to side and rear with dormer 

window to the rear (amended description)

PERMISSION GRANTED

LA04/2019/1094/LBC LOCDEV Hampton House 8 Glenmahan Park 

Ballymaghan Belfast BT4 2PJ.

Reinstatement and refurbishment of building to 

single dwelling

PERMISSION GRANTED

LA04/2019/1107/LBC LOCDEV 11 Upper Crescent Belfast BT7 1NT. Internal reconfiguration with alterations at ground, 

first and second floor to allow for removal and 

insertion of new doors, walls and windows.

PERMISSION GRANTED
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LA04/2019/1118/F LOCDEV Existing Telecoms Installation NIE Sub 

Station Approx 20m South of 423a Upper 

Newtownards Road Knock Belfast BT4 3LH.

Replacement of 3No. antenna and 2No. dishes with 

18No. antenna and 4No. dishes on the existing mast 

and new ground based equipment cabinets and all 

other ancillary equipment.

PERMISSION GRANTED

LA04/2019/1122/LDE LOCDEV 63 Cavendish Street Belfast Falls Road 

Belfast BT12 7AW.

House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1126/LBC LOCDEV Flat 32b Windsor Park Belfast BT9 6FS. Internal provision of 3 No. new shower rooms. 

External provision of related soil vent pipe on side 

elevation and new extract fan grilles on rear and 

side elevations.

PERMISSION GRANTED

LA04/2019/1139/F LOCDEV 48 Edgcumbe Gardens Belfast. Single storey rear flat roof extension. PERMISSION GRANTED

LA04/2019/1140/F LOCDEV 24 Sandhill Gardens Belfast BT5 6FF. Single storey side and rear extension including the 

demolition of existing garage and raised patio area.

PERMISSION GRANTED

LA04/2019/1159/F LOCDEV 72B Earlswood Road Ballyhackamore 

Belfast BT4 3DZ.

Change of use from dwelling to a house in multiple 

occupancy.

PERMISSION GRANTED

LA04/2019/1161/F LOCDEV Alexandra Park Antrim Road Belfast BT15 

3BY.

Installation of 90m rigid mesh panel security fencing 

2.4m high finished galvanised & polyester power 

coated green RAL 6005.

PERMISSION GRANTED
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LA04/2019/1183/F LOCDEV Apartment 1 and Apartments 2 191 Antrim 

Road Belfast BT15 2GW.

Material change of use to the 2 x two bedroom 

apartments over the first and second floors to class 

C2 serviced apartments.

PERMISSION GRANTED

LA04/2019/1190/F LOCDEV 418 Beersbridge Road Belfast BT5 5EB. Single storey rear extension with raised patio area 

extended.

PERMISSION GRANTED

LA04/2019/1196/F LOCDEV 91-93 Boucher Road and 1st Floor Offices at 

Boucher Centre Boucher Road Belfast.

Change of use and amalgamation of existing 

bar/restaurant and first floor office suite to form a 

proposed retail warehouse unit/showroom.

PERMISSION GRANTED

LA04/2019/1199/F LOCDEV Site immediately adjacent to 58 Trossachs 

Drive Upper Malone Belfast BT10 0HU.

New dwelling. PERMISSION GRANTED

LA04/2019/1200/LDE LOCDEV 18 Palestine Street Belfast BT7 1QJ. HMO PERMITTED DEVELOPMENT

LA04/2019/1218/LDE LOCDEV 29 Sandhurst Gardens Stranmillis Road 

Belfast BT9 5AW.

HMO PERMITTED DEVELOPMENT

LA04/2019/1220/A LOCDEV Units D2-D5 Portview Trade Centre 310 

Newtownards Road Belfast BT4 1HE.

3no. external surface mounted signage boards, 3no. 

external information boards.

PERMISSION GRANTED

LA04/2019/1247/LDE LOCDEV 83 Rugby Avenue Belfast BT7 1RE. HMO PERMITTED DEVELOPMENT
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LA04/2019/1255/F LOCDEV Calvert House 23 Castle Place Belfast. Amendments to previously approved scheme 

LA04/2018/2259/F (Redevelopment of existing 

building-replacement front elevation, change of use 

and extensions to accommodate retail, ancillary 

storage and offices uses) to include amended rear 

elevations, demolition/rebuild of ground floor rear 

return, amended first floor rear return, fire escape 

and additional ground floor glazing to reduce width 

of customer entrance on front elevation.

PERMISSION GRANTED

LA04/2019/1256/LDE LOCDEV 28 Florenceville Avenue Belfast BT7 3GZ. HMO PERMITTED DEVELOPMENT

LA04/2019/1273/F LOCDEV 12 Wandsworth Place Belfast BT4 3GB. Single storey rear extension and two storey side 

extension.

PERMISSION GRANTED

LA04/2019/1291/LDE LOCDEV 15 Agincourt Street Belfast BT7 1RB. HMO PERMITTED DEVELOPMENT

LA04/2019/1293/F LOCDEV Balmoral Golf Club 518 Lisburn Road 

Belfast BT9 6GX.

Retention of an existing 12m long approx. 11m high 

ball stop fence.

PERMISSION GRANTED

LA04/2019/1298/LDE LOCDEV 126 Dunluce Avenue Belfast BT9 7AX. HMO PERMITTED DEVELOPMENT
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LA04/2019/1303/DCA LOCDEV 31 Osborne Park Belfast BT9 6JN. Demolition of two storey rear extension. PERMISSION GRANTED

LA04/2019/1304/F LOCDEV 31 Osborne ParkBelfastBT9 6JN. Change of use from 4 apartments to a single 

dwelling. Single storey side & rear extension to 

include elevational changes and replacement 

windows.

PERMISSION GRANTED

LA04/2019/1314/LDE LOCDEV 79 Haypark Avenue Belfast BT7 3FE. House in Multiple Occupancy (HMO) PERMITTED DEVELOPMENT

LA04/2019/1315/F LOCDEV 134 Brooke Drive Belfast BT11 9NR. Single storey side extension to provide 2No. 

bedrooms/bathroom & additional living area 

(amended description)

PERMISSION GRANTED

LA04/2019/1322/F LOCDEV 5 Chichester Road Belfast BT15 5EJ. Partial demolition of existing shed to rear. Erection 

of new garden shed, gates to the side of house and 

single storey extension to rear & side of house.

PERMISSION GRANTED

LA04/2019/1331/LBC LOCDEV Blythefield Primary School Blythe Street 

Belfast BT12 5HX.

Like for like replacement of single glazed laminated 

glass timber windows in front block, administration 

block, windows along front elevation and corridor 

into courtyard and single story administration block.

PERMISSION GRANTED

LA04/2019/1333/DCA LOCDEV 418 Beersbridge Road Belfast BT5 5EB. Single storey rear extension+ patio alteration to 

existing door with partial demolition for new Bi-

folding doors.

PERMISSION GRANTED
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LA04/2019/1336/F LOCDEV Co-Op Food 390 Ormeau Road Belfast BT7 

3HX.

Replace shop front auto doors with new. All shop 

window frames, doors and roller shutters t be 

decorated in Traffic Grey B RAL 7043. Solar film 

added to shop front windows and doors. 1 No. new 

AC units to be situated on flat roof area. Install new 

Soham security door in new opening at first floor.

PERMISSION GRANTED

LA04/2019/1351/F LOCDEV Land at 61-67 Upper Springfield Road 

Ballydownfine Belfast  BT17 0LU.

Proposed vehicular access and hardstanding to land 

at 61-67 Upper Springfield Road, Ballydownfine, 

Belfast,  BT17 0LU.

PERMISSION REFUSED

LA04/2019/1356/LDE LOCDEV 22 Elaine Street Stranmillis Belfast BT9 

5AR.

HMO (House in multiple occupancy). PERMITTED DEVELOPMENT

LA04/2019/1362/F LOCDEV 1 Stormont Park Belfast BT4 3JZ. Single storey extension PERMISSION GRANTED

LA04/2019/1373/LDE LOCDEV 10 Rathgar Street Belfast BT9 7GD. HMO PERMITTED DEVELOPMENT

LA04/2019/1376/F LOCDEV 88 Stratheden Street Belfast BT15 2DT. Change of use from residential dwelling to HMO 

property

PERMISSION GRANTED

LA04/2019/1379/F LOCDEV 305A Holywood Road Belfast BT4 2LR. Change of use from retail unit to veterinary clinic. 

Internal alterations and alterations to facades.

PERMISSION GRANTED

LA04/2019/1382/F LOCDEV 11 Graymount Park Newtownabbey BT36 

7DT.

Extension to Front Porch and First Floor Extension 

to Rear of Dwelling

PERMISSION GRANTED
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LA04/2019/1387/NMC LOCDEV 6 Knockbreda Park Belfast BT6 0HB. Non material change LA04/2019/0091/F NON MATERIAL CHANGE GRANTED

LA04/2019/1391/F LOCDEV 31 Osborne Drive Belfast BT9 6LR. Single storey rear extension and elevation changes. PERMISSION GRANTED

LA04/2019/1395/F LOCDEV Communications Office Royal Victoria 

Hospital 274 Grosvenor Road Belfast BT12 

6BA.

The subject project is to replace an existing external 

spiral staircase with a new enclosed fire escape 

staircase. The communications office is located to 

the North of the Royal Victoria Hospital site.

PERMISSION GRANTED

LA04/2019/1398/F MAJDEV Lands at Rosepark House Upper Newtownards 

Road Belfast BT4 3NR.

Variation of conditions of Approval 

LA04/2017/0235/F for 53 residential units as follows: 

Condition 16 relating to remediation of 

contamination to include reference to the remedial 

measures outlined in both the Generic Quantitative 

Risk Assessment Report dated January 2017 and 

an updated Ground Gas Risk Assessment and 

Remedial Strategy dated May 2019; and variation of 

condition 26 relating to phasing of developement to 

allow construction in accordance with an updated 

construction programme.

PERMISSION GRANTED
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LA04/2019/1402/F LOCDEV 55 Shandon Park Knock Belfast BT5 6NX. change of house type to site 1; relocation of dwelling 

and garage from previously approved 

LA04/2016/2494 �LA04/2019/0203/F 

(Retrospective) (amended description)

PERMISSION GRANTED

LA04/2019/1430/F LOCDEV Belfast Central Library Royal Avenue 

Belfast BT1 1EA.

Replacement of external metal fire escape. Position 

of staircase moved to adjoining wall, door openings 

created, existing openings blocked up.

PERMISSION GRANTED

LA04/2019/1431/F LOCDEV 55 Glencregagh Park Belfast BT6 0NS. Extension to existing front porch. PERMISSION GRANTED

LA04/2019/1433/DC LOCDEV The Odyssey Pavillion 2 Queens Quay 

Belfast BT3 9QQ.

Discharge of condition no. 5 of LA04/2017/2361/F CONDITION DISCHARGED

LA04/2019/1437/F LOCDEV 6A Kincora Avenue Strandtown Belfast BT4 

3DW.

Upgrading & re-structuring of existing building. PERMISSION GRANTED

LA04/2019/1440/F LOCDEV 32 Upper Malone Belfast BT9 5NA. Relocation of Shop Entrance Door, Replacement 

Windows and Associated Cycle Stands

PERMISSION GRANTED

LA04/2019/1452/F LOCDEV 9 Brookvale Drive Belfast BT14 6DE. Single storey rear extension PERMISSION GRANTED
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LA04/2019/1476/A LOCDEV New boundary enclosure west of 122 

Albertbridge Road and south -east of  116-118 

Mountpottinger Road. Belfast.

Erection of 1 NO. LED advertising display (11.52m 

long and 3.24m high) to replace existing 5No. 48 

sheet advertising display boards.

PERMISSION REFUSED

LA04/2019/1490/F LOCDEV 6 Prince Edward Gardens Stranmillis Belfast 

BT9 5GD.

Two storey extension and detached garden store. PERMISSION GRANTED

LA04/2019/1505/F LOCDEV 14 Kilcoole Gardens Belfast BT14 8LJ. First floor side extension to garage to provide 1 

bedroom.

PERMISSION GRANTED

LA04/2019/1525/F LOCDEV 111 Trossachs Drive Belfast BT10 0HU. Conversion of garage and side and rear extension to 

dwelling

PERMISSION GRANTED

LA04/2019/1528/LDE LOCDEV Belfast Indoor Bowls Club 115 Milltown Road 

Shaw's Bridge Belfast BT8 7XP.

An external assembly relating to the installation of a 

Biomass boiler & storage facility for material in the 

operation of a Biomass boiler. Installation is used in 

the daily running of an indoor bowls premises. 

Installation (external hopper) required removal of 

existing external fire escape stair and replacement 

to suit new hopper in location. Hopper footprint is 

less than 40sqm and doesn't break existing building 

eaves height.

APPLICATION REQUIRED

LA04/2019/1539/F LOCDEV 259 Shankill Road Belfast BT13 1FR. Change of use of first & second floor from storage to 

Duplex apartment with elevational changes

PERMISSION GRANTED

P
age 63



Reference Number Hierarchy Location Proposal Application Status

LA04/2019/1550/F LOCDEV 19 Gilnahirk Park Belfast BT5 7DX. Rear extension to dwelling PERMISSION GRANTED

LA04/2019/1565/DC LOCDEV Lands at 26 Ormonde Gardens Belfast BT6 

9FL.

Discharge of condition no. 14 of LA04/2018/0758/F CONDITION DISCHARGED

LA04/2019/1597/LDE LOCDEV 195 Dunluce Avenue Belfast BT9 7AX. HMO PERMITTED DEVELOPMENT

LA04/2019/1603/F LOCDEV 10 Deacon Street Belfast BT15 3EG. Change of use from residential to short term holiday 

let accommodation (Retrospective).

PERMISSION GRANTED

LA04/2019/1608/F LOCDEV Ground Floor 34 University Avenue Belfast 

BT7 1GY.

Change of use from HMO managers office to short 

term holiday let apartment.

PERMISSION GRANTED

LA04/2019/1619/DCA LOCDEV 31 Osborne DriveBelfastBT9 6LH. Alterations to rear return façade to include, removal 

of windows, sections of wall and garage door to rear 

of dwelling to make way for new patio doors and 

rear door. Removal of ground floor windows to rear 

of dwelling to make way for access to new single 

storey sun room extension. Removal of internal 

walls to create open plan kitchen dining room.

PERMISSION GRANTED

LA04/2019/1622/A LOCDEV Riverside Tower 5 Lanyon Place Belfast 

BT1 3BT.

Erection of 3No. non-illuminated external 

replacement brand signs and 2No. illuminated 

external replacement brand signs.

PERMISSION GRANTED
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Reference Number Hierarchy Location Proposal Application Status

LA04/2019/1638/F LOCDEV 3 Allworthy Avenue Belfast BT14 6BU. Change of use from residential property to provide 

tourist accommodation.

PERMISSION GRANTED

LA04/2019/1639/F LOCDEV 2 Castle Drive Low Wood Belfast BT15 

4GD.

Change of house type from LA04/2019/0857/F to 

reduce ridge height and increase footprint of 

dwelling.

PERMISSION GRANTED

LA04/2019/1646/A LOCDEV Centra River House 48 High Street Belfast 

BT1 2BE.

Shop Sign PERMISSION GRANTED

LA04/2019/1648/F LOCDEV 69 Station Road Belfast BT4 1RF. First floor storey side and rear extension to existing 

single storey rear return.

PERMISSION GRANTED

LA04/2019/1656/F LOCDEV Musgrave Marketplace 1-15 Dargan Crescent 

Duncrue Road Belfast BT3 9HJ.

Part change of use of wholesale warehouse and 

cash and carry to general retail sales (Class A1) 

comprising of 29sqm of floorspace.

PERMISSION GRANTED

LA04/2019/1663/F LOCDEV 440 Falls Road Belfast BT12 6EN. Change of use from single dwelling to house in 

multiple occupancy.

PERMISSION GRANTED

LA04/2019/1669/LDE LOCDEV 18 Edinburgh Street Belfast BT9 7DS. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1672/LDE LOCDEV 120 Stranmillis Road Belfast BT9 5AE. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT
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LA04/2019/1674/A LOCDEV Hi-Park Multi Storey Carpark High Street 

Belfast BT1 2JZ.

Replacement façade mounted illuminated signage 

to include letting, monogram and logo.

PERMISSION GRANTED

LA04/2019/1695/LDE LOCDEV 21b Chlorine Gardens Belfast BT9 5AH. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1696/LDE LOCDEV 9 Mowhan Street Belfast BT9 7HJ. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1697/F LOCDEV 15 Annadale Avenue Belfast BT7 3JH. Single storey rear extension, loft conversion and 

internal refurb + garage conversion.

PERMISSION GRANTED

LA04/2019/1703/F LOCDEV 3 Winston Gardens Belfast BT5 6HZ. Single storey rear extension providing link to 

converted garage with external alterations and 

greenhouse to side gable of existing house.

PERMISSION GRANTED

LA04/2019/1705/F LOCDEV 10 Clonard Place Belfast BT13 2PZ. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1706/F LOCDEV 61 Erinvale Avenue Belfast BT10 0FP. Single storey rear extension. PERMISSION GRANTED

LA04/2019/1712/F LOCDEV 40 Kensington Drive Belfast BT5 6NN. 2 storey rear extension. PERMISSION GRANTED

LA04/2019/1714/F LOCDEV 59 Highbury Gardens Belfast BT14 7LF. Single storey rear extension. PERMISSION GRANTED
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LA04/2019/1715/F LOCDEV 17 Stewartstown Park Belfast BT11 9GH. First floor extension to rear with floored roof space 

and associated alterations to allow for bathroom on 

first floor to be extended.

PERMISSION GRANTED

LA04/2019/1717/LDE LOCDEV 31b Riverview Street (Flat B) Belfast BT9 

5FD.

HMO PERMITTED DEVELOPMENT

LA04/2019/1724/F LOCDEV 68 Beech Heights Ballynafoy Belfast Co 

Down BT7 3LQ.

Change of use from dwelling house to HMO. PERMISSION GRANTED

LA04/2019/1727/LDE LOCDEV 12 Ardenlee Park Belfast BT6 8QR Change of use to HMO PERMITTED DEVELOPMENT

LA04/2019/1731/F LOCDEV 210 Duncairn Gardens Town Parks Belfast 

BT15 2GP

Retrospective change of use to short term holiday 

let premises. Elevational changes to the rear to 

include 2no new rooflights

PERMISSION GRANTED

LA04/2019/1733/A LOCDEV 24-26 Church Lane Belfast BT1 4QN Hand painted shopfront sign, retractable canopy, 

projecting box sign and paintwork (retrospective)

PERMISSION GRANTED

LA04/2019/1737/F LOCDEV 565 Crumlin Road Belfast BT14 7GB Change of use to short term holiday let 

accommodation (retrospective)

PERMISSION GRANTED

LA04/2019/1739/LDE LOCDEV Flat 1 104 Malone Avenue Belfast BT9 6ES. House in Multiple Occupancy (HMO) PERMITTED DEVELOPMENT

LA04/2019/1744/F LOCDEV 13 Brentwood Park Belfast BT5 7LQ Single storey rear extension (Retrospective) 

(Amended Description)

PERMISSION GRANTED
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LA04/2019/1749/LDE LOCDEV Flat 3 104 Malone Avenue Belfast BT9 6ES. HMO PERMITTED DEVELOPMENT

LA04/2019/1753/LDE LOCDEV 55 Jerusalem Street Belfast BT7 1QP. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1755/LDE LOCDEV 6 Laganvale Street Belfast BT9 5FR. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1769/F LOCDEV 38 Duncoole Park Belfast BT14 8JT. 2 storey extension to rear PERMISSION GRANTED

LA04/2019/1770/F LOCDEV 2 Altan Gardens Belfast BT17 0UA. Single storey side extension. PERMISSION GRANTED

LA04/2019/1787/A LOCDEV 1 Boucher Road Belfast BT12 6HR. New building façade signage elements with external 

site totem signs and flags.

PERMISSION GRANTED

LA04/2019/1792/F LOCDEV Memorial at the Junction of Crumlin Road and 

Glenbank Drive Belfast BT14 8BJ.

New monument feature to existing memorial garden, 

new railings with gated access, paving, general 

repairs and refurbishment. Provision of surface 

water drainage to north west elevation

PERMISSION GRANTED

LA04/2019/1796/LDE LOCDEV 39 Edinburgh Street Belfast BT9 7DS. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT
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LA04/2019/1801/F LOCDEV 3-5 Bradbury Place Belfast BT7 1RQ. Change of use from first floor hairdressing salon & 

offices above (Use class A1 & A2) to charitable 

community centre, ancillary coffee bar & offices 

(Use Class D1) - no external changes.

PERMISSION GRANTED

LA04/2019/1813/F LOCDEV 49 Knocknagoney Avenue Belfast BT4 2PW.  Two storey extension to side and rear and new front 

porch extension.

PERMISSION GRANTED

LA04/2019/1829/DC LOCDEV 26-44 Little Patrick Street Belfast. Discharge of condition 9 (a(, (b), (C), (d). CONDITION NOT DISCHARGED

LA04/2019/1830/DC LOCDEV 26-44 Little Patrick Street Belfast. Discharge of condition 11 LA04/2017/2306/F CONDITION DISCHARGED

LA04/2019/1834/A LOCDEV 135 Stranmillis Road Belfast. Retention of shop signage and wind breaker 

signage.

PERMISSION GRANTED

LA04/2019/1838/LDE LOCDEV Apartment 32 Fitzwilliam Square Belfast 

BT7 1JH.

House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1846/F LOCDEV Lands immediately east of 7 Ardglen Place 

and 15 Metres north of 45 Jamaica Way 

Belfast.

Application to vary condition 2 LA04/2017/2422/F 

regarding the submission of a verification report to 

confirm remediation measures prior to the operation 

of development

PERMISSION GRANTED

LA04/2019/1847/F LOCDEV 23 Green Road Belfast BT5 6JB. Widening of existing access, new entrance gates 

and associated landscaping..

PERMISSION GRANTED
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LA04/2019/1859/F LOCDEV 218 Lagmore Meadows Dunmurry BT17 0TJ. 2 storey side and rear extension. PERMISSION GRANTED

LA04/2019/1864/DC LOCDEV Lands immediately North of Stanhope Street 

West of Clifton Street and East of Regent 

Street 7a Stanhope Street Belfast BT13 

1BL.

Discharge of condition no. 10 of LA04/2018/0875/F CONDITION DISCHARGED

LA04/2019/1874/F LOCDEV 12 Geneva Gardens Belfast BT9 5FY. Single storey rear and side extension. PERMISSION GRANTED

LA04/2019/1881/LDE LOCDEV 12 Rossmore Avenue Belfast BT7 3HB. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1882/LDE LOCDEV 2A Florenceville Avenue Belfast BT7 3GZ. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1884/LDE LOCDEV 15 Deramore Avenue Belfast BT7 3ER. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1901/NMC LOCDEV 46 Wellington Park Belfast BT9 6DP. Non material change LA04/2018/0181/F. NON MATERIAL CHANGE REFUSED

LA04/2019/1916/F LOCDEV 16 Glengoland Crescent Belfast BT17 0JG Single storey front and rear extension. Garage 

conversion to bedroom.

PERMISSION GRANTED
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LA04/2019/1918/LDE LOCDEV 26 Canterbury Street Belfast BT7 1LB. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1919/LDE LOCDEV 42 St Ives Gardens Belfast BT9 5DN. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1921/A LOCDEV RPS Offices Elmwood House 74 Boucher 

Road Belfast BT12 6RZ.

2No. wall mounted fascia signs. PERMISSION GRANTED

LA04/2019/1942/F LOCDEV Ground Floor 11 Arthur Square Mayfair 

Buildings Town Parks Belfast BT1 4FE.

Change of use from retail class A1 to part use as a 

confectionary shop continuing as retail class A1 and 

part Sui Generis use as a café for the sale of food or 

drink for consumption on the premises or of hot food 

for consumption off the premises. Specifically for the 

retailing of Thornton's own branded premium 

confectionary and sweet café products.

PERMISSION GRANTED

LA04/2019/1943/LDE LOCDEV 44 Sandymount Street Belfast BT9 5DP. House in multiple occupancy (HMO) PERMITTED DEVELOPMENT
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LA04/2019/1946/LBC LOCDEV Ground floor 11 Arthur Square Mayfair 

Buildings Town Parks Belfast BT1 4FE.

Shopfront works will comprise retaining the existing 

shopfront with the exception of the removal of the 

modern fully glazed door set & roller shutter to the 

right of the main feature entrance & reinstating a 

glazed panel with décor active square glazing 

panels above to match the rest of the shop front. 

Internal works will comprise working within the 

existing shell with no demolitions, utilizing existing 

service ducts & structures, installing new partitions, 

over boarding, ceiling, fixtures & fittings appropriate 

to a premium operation.

PERMISSION GRANTED

LA04/2019/1949/CONTPO LOCDEV Methodist College 1 Malone Road Belfast 

BT9 6BY.

Tree felling and surgery to 3 trees. WORKS TO TREES IN CA - AGREED

LA04/2019/1961/LDE LOCDEV 85 Dunluce Avenue Belfast BT9 7AW. House in multiple occupancy (HMO) PERMITTED DEVELOPMENT

LA04/2019/1963/LDE LOCDEV 62 Wellesley Avenue Belfast BT9 6DH. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1964/LDE LOCDEV 64 Wellesley Avenue Belfast BT9 6DH. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/1966/LDE LOCDEV 48 Wellesley Avenue Belfast BT9 6DH. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT
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LA04/2019/1979/A LOCDEV The Park Centre Donegall Road Belfast 

BT12 6HN.

Main entrance fascia sign with internal illumination PERMISSION GRANTED

LA04/2019/1982/CONTPO LOCDEV 27 Knockdene Park North Belfast BT5 7AA. Pollard to the previous height 1 lime tree. WORKS TO TREES IN CA - AGREED

LA04/2019/2001/LDE LOCDEV 52 Mount Prospect Park Belfast BT9 7BG. HMO PERMITTED DEVELOPMENT

LA04/2019/2004/DC LOCDEV Lands to the rear of 21 Finaghy Park Central 

Finaghy Belfast BT10 0HP.

Discharge of condition No.15 of LA04/2018/0328/F CONDITION DISCHARGED

LA04/2019/2026/LDE LOCDEV 17 University Avenue Belfast BT7 1GX House in Multiple Occupation (HMO) PERMITTED DEVELOPMENT

LA04/2019/2027/LDE LOCDEV Flat 2 114 Stranmillis Road Belfast BT9 5AE House in Multiple Occupation HMO PERMITTED DEVELOPMENT

LA04/2019/2034/LDP LOCDEV 22 Clara Park Belfast BT5 6FD Proposed single storey rear residential house 

extension.

APPLICATION REQUIRED

LA04/2019/2082/LDE LOCDEV 108 Wellesley Avenue Belfast BT9 6DH House of Multiple Occupation PERMITTED DEVELOPMENT
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LA04/2019/2133/LDE LOCDEV 31 Ridgeway Street Belfast BT9 5FB. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2019/2135/LDE LOCDEV 32 Sandhurst Gardens Stranmillis Belfast 

BT9 5AW.

Retention of HMO use PERMITTED DEVELOPMENT

LA04/2019/2143/LDE LOCDEV 55 Ulsterville Avenue Belfast BT9 7AT. Retention of HMO use. PERMITTED DEVELOPMENT

LA04/2019/2163/LDE LOCDEV 8 Fitzwilliam Square Belfast BT7 1JH. House in multiple occupancy (HMO). PERMITTED DEVELOPMENT
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Development Management Report 

Addendum Report 
 

Summary 

Committee Meeting Date: Tuesday 15 October 2019  
 

Application ID: LA04/2019/1445/O   

Proposal: 
Residential development of 53 apartments 
(minimum building height 2.5 storey with 
maximum 5 storey), 53No.car parking 
spaces, refuse storage and cycle parking 
area, landscaping and all associated site and 
access works. 
 

Location: 
Former Monarch Laundry Site  451-455 
Donegall Road  Belfast  BT12 6HD.  

Referral Route: Major Application 
 

Recommendation: Approval  

Applicant Name and Address: 
MKB57 Ltd 
12 Ballymenoch Road 
 Holywood 
 BT18 0HH 

 

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

 
Referral Route: Major application 
 

Executive Summary 
 
The application was scheduled for presentation at the September Planning Committee at which 
time 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 2nd October. Members viewed the site from the perimeter with 
the proposed plans.  The Members asked a number of factual questions about the proposal. 
 
The final consultation response has now been received from Environmental Health since the 
publication of the original report (attached).  Environmental Health have no objections in principle 
and have requested the following conditions to be included on any approval: 
 

1. A Dust Management Plan containing the recommended mitigation measures as detailed 

within Section 7. Mitigation of the WYG MKB57 Limited, Former Monarch Laundry Site, 

Belfast. Proposed Residential Development Air Quality Impact Assessment May 2019 

shall be implemented throughout all demolition and construction works on the site.   

          Reason: Protection of human health and amenity 

 

2. At the reserved matters stage, the applicant shall submit for written approval a revised Air 

Quality Impact Assessment. The AQIA shall adequately assess the cumulative impact of 

both transport and combustion plant sources on future residential receptors. 

          Reason: Protection of human health and amenity 
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3. At Reserved Matters stage, the applicant shall submit for approval in writing a revised risk 
assessment. The risk assessment report shall follow the methodology outlined in Model 
Procedures for the Management of Land Contamination (CLR11) and in the first instance 
contain the following information: 
- A Preliminary Risk Assessment that includes a full description of the site and its 

surroundings, a determination of the history of the site and its surroundings, 
identification of the current and past land uses and a Preliminary Conceptual Site Model 
outlining all potential Source-Pathway-Receptor pollutant linkages.  

           Reason: To protect human health. 
 

4. Should the Preliminary Risk Assessment demonstrate that potential pollutant linkages exist 
on the site, then a Quantitative Risk Assessment that addresses these issues should be 
submitted. This must incorporate: 

 
- A detailed site investigation in line with BS 10175:2011+A2:2017. Any ground gas 

investigations should be conducted in line with BS 8576:2013 and BS 
8485:2015+A1:2019. 

- A satisfactory assessment of the risks (including a Revised Conceptual Site Model), 
conducted in line with current Environment Agency guidance. In addition, risks 
associated with ground gases should be assessed under the methodology outlined in 
CIRIA C665. 

- Based on the outcome of this risk assessment, a Remediation Strategy may be 
required. If necessary, this Strategy must demonstrate how the identified pollutant 
linkages are to be demonstrably broken and that they no longer pose a potential risk to 
human health. Additionally, the Remediation Strategy must detail how the proposed 
remedial works are to be verified. 

            Reason: To protect human health. 
 

5. The mitigation detailed within the approved Lester Acoustics Report entitled: ‘Proposed 
Residential at lands at Monarch Street, Belfast; Inward Sound Level Impact Assessment, 
Planning Reference LA04/2018/1645/PAD.’ Dated 14th March 2019 and referenced: 
MRL/1296/L01, and MRL/1296/L02 Dated 16/09/2019 shall be incorporated into the 
proposed residential development. 

           Reason: To protect human health. 
 
 

6. Prior to occupation of the proposed development, the applicant must submit, to the 
Council for approval, a noise Verification Report (VR) which demonstrates that; 

  
The window system (including frames, seals etc.) and attenuated ventilation systems have 
been installed in line with the approved Lester Acoustics Report entitled Lester Acoustics 
Report titled: ‘Proposed Residential at lands at Monarch Street, Belfast; Inward Sound 
Level Impact Assessment, Planning Reference LA04/2018/1645/PAD.’ Dated 14th March 
2019 and referenced: MRL/1296/L01, ‘, 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. 
- Not exceed 30 dB LAeq, 1hr 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; and 

- Not exceed 45 dB LAmax more than 10-15 times between 23:00hrs and 07:00hrs within 
any proposed bedrooms with the windows closed and an alternative means of 
ventilation provided in accordance with current building control requirements. 

           Reason: To protect human health. 
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7. The ceiling and roof system have been installed in line with the approved Lester Acoustics 
Report entitled Lester Acoustics Reports titled: ‘Proposed Residential at lands at Monarch 
Street, Belfast; Inward Sound Level Impact Assessment, Planning Reference 
LA04/2018/1645/PAD.’ Dated 14th March 2019 and referenced: MRL/1296/L01 and 
MRL/1296/L02 16th September 2019 in order  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. 
- Not exceed 30 dB LAeq, 1hr 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; and 

- Not exceed 45 dB LAmax more than 10-15 times between 23:00hrs and 07:00hrs within 
any proposed bedrooms with the windows closed and an alternative means of 
ventilation provided in accordance with current building control requirements. 

           Reason: To protect human health. 
 

8. At reserved matters stage the applicant shall submit for approval in writing an amended 
Noise Risk Assessment, which includes consideration of the final design of the 
development, consideration of all noise ingress routes and details of all proposed 
mitigation. 

 
 
The recommendation 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. 
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Development Management Officer Report 
Committee Application 

 

Summary 

Committee Meeting Date: Tuesday 17 September 2019 

Application ID: LA04/2019/1445/O   

Proposal: 
Residential development of 53 apartments 
(minimum building height 2.5 storey with 
maximum 5 storey), 53No. car parking 
spaces, refuse storage and cycle parking 
area, landscaping and all associated site and 
access works. 
 

Location: 
Former Monarch Laundry Site  451-455 
Donegall Road  Belfast  BT12 6HD.  

Referral Route: Major Application 
 

Recommendation: Approval  

Applicant Name and Address: 
MKB57 Ltd 
12 Ballymenoch Road 
 Holywood 
 BT18 0HH 

 

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

 

Executive Summary: 
 
The proposal seeks outline permission for 53 no apartments – 12 of these units are proposed 
in two 2.5 storey buildings facing the Donegall Road whilst the remaining 41 are housed in a 
large, curved building which varies in height from 3 to 5 storeys.  The proposal seeks to retain 
the listed chimney as a feature of the public open space.   
 
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 unzoned, white land under dBMAP. 
 
As the site is within the settlement development limit and taking into account the site context 
which consists of housing and a business park, the principle of housing at this site is acceptable 
subject to design and layout considerations. 
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Consultees including DfI Roads, NIEA, Northern Ireland Housing Executive and NI Water have 
no objection to the proposal subject to conditions.  Their consultations are detailed in the main 
body of the report.   Environmental Health and Rivers Agency have informally indicated no 
objections and their final responses are expected in the next week. 
 
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 
retaining the historic chimney and meet the requirements of PPS 3, PPS 6, PPS 7, PPS 8, PPS 
12 and PPS 15. 
 
Having regard to the Development Plan, and other material considerations, the proposed 
development is on balance considered acceptable.  The Committee is requested to delegate 
authority to the Director of Planning and Building Control resolve the final consultation 
responses by Environmental Health and Rivers Agency, both of whom have indicated 
informally that there will be no objections subject to condition and to finalise the wording of 
conditions. 
 
 

Signature(s): 
 
 
Date: 
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Case Officer Report 

Site Location Plan/ Concept Drawing/ Site Layout/ 

 

 
 
 

Page 80



 
 
 
 
 

Page 81



 
 
Characteristics of the Site and Area 
 

1.0 
 
1.1 
 
 
 
 
1.2 
 
 
 
 

Description of Proposed Development 
 
The proposal seeks outline permission for 53 no apartments – 12 of these units are 
proposed in two 2.5 storey buildings facing the Donegall Road whilst the remaining 41 are 
housed in a large, curved building which varies in height from 3 to 5 storeys.  The proposal 
seeks to retain the listed chimney as a feature of the public open space.   
 
As this application is for outline permission, a number of matters have been requested to 
be reserved.  These include the exact size and layout of the apartments, the mix of sizes of 
the apartments, the detailed design of the development and the final landscape treatments.  
A concept drawing has been provided as well as separation distances and indicative 
layouts and sizes to demonstrate than 53 no apartments of appropriate size can be 
accommodated within the building footprints. 
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2.0 
 
2.1 
 
 
 
 
2.2 
 
 
 
2.3 
 
 
 
2.4  
 

Description of Site and Area 
 
The site consists of an irregular shaped undulating former laundry site bounded by the 
Donegall Road, Monarch Street and the Westlink Motorway.  The site contains a chimney 
which is designated as a Scheduled Monument and described by Historic Environment 
Division as a monument of regional importance from the site’s time as a Weaving Factory. 
 
At present the site is enclosed by 3 metre security fencing onto Donegall Road and a 3 
metre wall dropping to 2 metre fence on Monarch Street.  There are a number of hoardings 
and advertisements. 
 
The area is characterised by residential streets off the main Donegall Road.  The Donegall 
Road (an arterial route in the city) contains a mixture of residential and commercial uses.  
The site is close to the motorway and Boucher Road. 
 
Monarch Street contains a recent development of social housing in the form of 2-storey semi-
detached dwellings approved in 2012, the predominant pattern of housing is terraced in the 
wider area. 
 
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 
 
3.1 
 
 
 
 
 
 
 
3.2 
 
 
 
 
 
 

Planning History 
 
Ref ID: Z/2011/0995/F 
Proposal: New build social housing, 42 houses and 8 apartments plus gardens, site works, 
new streets and car parking 
Address: Development site includes 1-33 Monarch Street 1-43 Monarch Parade 1-35 
Rockland Street and 2-41 Lower Rockview Street The Village Belfast BT12, 
Decision: Permission Granted 
Decision Date: 13.03.2012 
 
Ref ID: LA04/2015/0598/O 
Proposal: Amended Plans Received: Revised Site Layout 
Residential development comprising 60no. apartments 
Address: Former Monarch Laundry Site, 451-455 Donegall Road, Belfast, BT12 6FS 
Decision: Withdrawn 
Decision Date: 16.05.2017 
 

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 
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 
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5.0 Statutory Consultees 
Transport NI – have provided conditions and informatives 
Rivers Agency – awaiting final response, informal indication of no objections 
NIEA Natural Heritage – no objections  
NIEA Historic Environment Division – no objections subject to a protective fencing 
around the listed monument 
NIEA Land, Soil, and Air – no objections subject to conditions  
NIW – No objections  
 
 

6.0 Non-Statutory Consultees 
Environmental Health BCC – awaiting final response, informal indication of no objections 
subject to conditions and informatives 
Northern Ireland Housing Executive – have indicated there is no social housing need in 
the vicinity 
 

7.0 
7.1 
 
 
7.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
7.3 

Representations 
7 no representations were received. 6 representations take the form of an identical letter 
which has been individually signed by residents. 
  
The issues raised can be summarised as follows: 

a) Lack of community cohesion between residents in new developments and the 
greater Blackstaff community 

b) The structural differences are at variance with the existing properties and in some 
cases overpowering 

c) Negative impact of the proposal on structural and community character of the area 
d) That there should be a freeze on apartments and flats in the areas 
e) That the focus should be on social housing provision and affordable housing 

provision 
f) Traffic, parking provision, road safety and congestion 
g) That the concept plan is not to scale and is taken from an odd angle 
h) Impact on sunlight 
i) Overlooking and loss of privacy 
j) That the gated community is at odds with the character of the area 
k) Lack of amenities for children in the area, could some be provided by the 

development? 
l) Pollution and air quality 
m) Fear of crime and the need for a secure site with CCTV 

 
The issues above have been considered as follows: 

a) Community Consultation was undertaken as per the requirements of the legislation, 
however the cohesion between residents within the area would not be a material 
consideration. 

b) See paras 8.3.10 and 8.3.11 
c) See paras 8.3.10 and 8.3.11 
d) It is not within the vires of the Council to ‘freeze’ particular types of housing.  Each 

planning application must be considered on its own merits and assessed against 
the prevailing plan and policies 

e) Consultation was undertaken with Northern Ireland Housing Executive and it 
advised that there is currently no social housing need within the area 

f) See para 8.3.8 
g) A concept plan is generally not to scale, however scaled site layouts and sections 

were provided 
h) See para 8.3.10 
i) See para 8.3.10 
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j) The agent has provided a letter of response to the representations dated 9th 
September 2019 which clarifies that there is no intention to create a gated 
community 

k) Any facilities in terms of play equipment are a reserved matter 
l) The proposal is supported by an Air Quality Assessment and this was found to be 

acceptable in principle by Environmental Health 
m) The site shows boundaries including walls and railings however these details, 

including CCTV would also be a reserved matter 
 

8.0 
 
8.1 
8.1.1 
 
 
 
 
 
8.1.2 
 
 
 
 
 
 
 
 
 
8.1.3 
 
 
8.2 
8.2.1 
 
 
 
8.2.2 
 
 
8.2.3 
 
 
 
8.2.4 
 
 
 
8.3 
 
8.3.1 
 
 
 
 
 

ASSESSMENT 
 
Development Plan 
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.  
 
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 (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 surrounding context is predominantly housing and as the site is zoned as white land, 
there are no preclusions to residential development subject to the policy provisions of PPS 
7 and PPS 8 which are explored below. 
 
Northern Ireland Housing Executive (NIHE) were consulted and confirmed that there is no 
identified need in the area for social housing. 
 
 
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 
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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 
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 
current application is outline and therefore detailed matters are reserved for subsequent 
applications.  The general arrangement, height and separation distances are however 
provided to allow for full assessment of the potential impacts the development may have.  
The building heights vary from 2.5 storeys onto Donegall Road and between 3-5 storeys 
facing Monarch Street.  The larger building is set back within the site to create a considerable 
separation distance (some 44m) from the existing two-storey residential dwellings on 
Monarch Street.  In addition, the location of the building to the back of the site, adjacent to 
the motorway permits a generous provision of open space. 
 
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 scheduled monument is retained as a 
feature of the open space which is welcomed by Historic Environment Division. Protective 
fencing is required and this will be requested via condition.  
 
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 two areas of usable public open space of approximately 1150 sq m 
which averages 21 sq m per unit. 
 
In addition there are also areas of incidental space to the rear of the building provided in 
addition to the main area of open space to the front of the development, which totals 
approximately 450 sq m.  The proposal does not at present provide detail on private amenity 
space in terms of balconies as this will be dealt with at reserved matters state.  It is clear 
however that even without balconies, the proposal meets the policy requirement of 10% in 
Policy OS2 of PPS 8.  
 
Criterion (d) relates to the provision of local neighbourhood facilities. It is considered that 
there are sufficient neighbourhood facilities in the area including the Empire Community 
Centre and South city Resource and Development Centre which are within reasonable 
walking distance.  The site is also well connected to the city centre.  
 
Criteria (e) and (f) require adequate and appropriate provision for parking, walking and 
cycling in conjunction with the policy requirements of Planning Policy Statement 3: Traffic 
Movement and Parking.  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 
reserved however there are indicative designs within the concept drawings which show 
sympathetic materials such as red brick. 
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Criterion (h) deals with the impact the development may have on adjacent land uses and 
residents.  The site is adjacent to the motorway, a church hall and carpark and the residential 
units on Monarch Street.  Taking into account the proposed layout, existing and proposed 
boundary treatments and 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 – given the size of the 
site 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 indicative layouts submitted by the agent show sizes 
which vary from 54 – 65 sq m.  These meet the requirements for 2 person/1 bedroom and 3 
person/2 bedroom space standards as outlined in Annex A of the addendum to PPS 7. 
 
The agent wishes to reserve the final mix and size of apartments and given the size of the 
site and the indicative layouts, this is deemed appropriate.  
 
 
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.  In addition there are incidental areas to the rear. 
 
The final schedule of landscaping and boundary treatments is to be reserved. 
 
 
Traffic, Movement and Parking 
DFI Roads have no objection to the application.  53 no parking spaces are provided as well 
as cycle parking.  The area is well connected in terms of its proximity to the city centre and 
is on a main arterial route in terms of public transport. 
 
 
Contaminated Land 
The application is supported by a GQRA which has been considered by both NIEA and 
Environmental Health.  NIEA have provided conditions and have no objection while 
Environmental Health have indicated that they are content in principle and will require further 
information at reserved matters stage via condition. 
 
 
Noise 
Environmental Health has reviewed the Noise Impact Assessment and advised that it meets 
the relevant requirements. 
 
 
Air Quality 
Environmental Health has reviewed the Air Quality Assessment and advised that it meets 
the relevant requirements. 
 
 
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.  The Council 
confirmed that the site meets the exception test (c) of FLD1.  Rivers Agency advised that the 
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Flood Risk Assessment is deemed to be robust with regards to managing flood risk.  Rivers 
Agency have advised they have no objections under FLD 2, 4 and 5.  With regards to Policy 
FLD 3, a Schedule 6 consent (to discharge into a watercourse) has been requested and 
delegated authority is sought to resolve this final matter with Rivers Agency. 
 
Historic Environment 
The site contains a chimney which is a Scheduled Monument and described by Historic 
Environment Division as a monument of regional importance.  Policy BH1 of Planning Policy 
Statement 6: Planning, Archaeology and Built Heritage therefore applies.  Policy BH1 states 
there is a presumption in favour of the physical preservation in situ of archaeological remains 
of regional importance and their settings. 
 
The proposal retains the chimney as a feature of the open space.  Historic Environment 
Division were consulted and consider that the proposal is acceptable and meets the policy 
requirements of PPS 6. 
 
There are four listed buildings in the vicinity of the proposed site: 
HB26/23/002 St Simon's Church of Ireland, Donegall Road B1 
HB26/23/004 Former Factory, 3-19 Rydalmere Street B2 
HB26/23/006 Donegall Road Methodist Church B1 
HB26/32/001 Royal Belfast Hospital for Sick Children B1 
 
Historic Environment Division were consulted and having the considered the impacts of the 
proposal, advised that the proposal is compliant with Policy BH11: Development Affecting 
the Setting of a Listed Building and paragraph 6.12 of Strategic Policy Planning Statement 
for Northern Ireland. 
 
 
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  
(LA04/2018/2977/PAN) was submitted to the Council on 28th December 2018 and was 
deemed acceptable on 9th January 2019.   
 
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.   
 
The retention of the chimney was welcomed as well as the red brick shown in the concept 
drawing.  Concerns were expressed regarding the height, tenure of the housing, and 
congestion and parking.  These points are all addressed in the PACC report.  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. 
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8.12 
8.12.1 
 
 
 
8.13 
8.13.1 

Statutory Consultation 
The revised scheme was first advertised on 12th July 2019 and neighbours notified on 3rd 
July 2019.   
 
 
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 Donegall Road and Monarch Street 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 Environmental Health and to finalise the wording of conditions. 
 

11.0 
 
 
11.1 
 
 
 
 
 
 
 
 
11.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Conditions (final wording to be delegated to the Director of Planning and Building 
Control) 
 
Application for approval of the reserved matters shall be made to the Council within 3 years 
of the date on which this permission is granted and the development, hereby permitted, 
shall be begun by whichever is the later of the following dates:- 
i. the expiration of 5 years from the date of this permission; or 
ii. the expiration of 2 years from the date of approval of the last of the reserved 
matters to be approved. 
 
Reason: As required by Section 62 of the Planning Act (Northern Ireland) 2011. 
 
The under-mentioned reserved matters shall be as may be approved, in writing, by the 
Council :-  
 
Siting; the two dimensional location of buildings within the site. 
 
Design; the two dimensional internal arrangement of buildings and uses and the floor 
space devoted to such uses, the three dimensional form of the buildings and the 
relationship with their surroundings including height, massing, number of storeys, general 
external appearance and suitability for the display of advertisements. 
 
External appearance of the Buildings; the colour, texture and type of facing materials to be 
used for external walls and roofs. 
 
Means of Access; the location and two dimensional design of vehicular and pedestrian 
access to the site from the surroundings and also the circulation, car parking, facilities for 
the loading and unloading of vehicles and access to individual buildings within the site. 
 
Landscaping; the use of the site not covered by building(s) and the treatment thereof 
including the planting of trees, hedges, shrubs, grass, the laying of hard surface areas, the 
formation of banks, terraces or other earthworks and associated retaining walls, screening 
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by fencing, walls or other means, the laying out of gardens and the provisions of other 
amenity features. 
 
Reason: To enable the Council to consider in detail the proposed development of the site. 
 
No dwelling shall be occupied until weather protected cycle parking has been fully 
provided, at a rate of at least 1 cycle parking space per 4 apartments, in accordance with 
details to be agreed at Reserved Matters stage. 
 
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 which are generally in accordance with Drawing 02A Concept Site 
Plan.  These facilities shall be permanently retained in accordance with details to be 
agreed at Reserved Matters stage. 
 
Reason:  To ensure acceptable parking facilities on the site. 
 
The access gradient onto Monarch Street shall not exceed 4% (1 in 25) over the first 10m 
outside the road boundary.  Where the vehicular access crosses a 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 
 
 All redundant accesses from the site to the public road shall be permanently closed off and 
the footpath reinstated to the satisfaction of the 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. 
 
The development shall operate in accordance with a Service Management Plan, details of 
which shall be agreed at Reserved Matters stage. 
 
Reason: In the interests of road safety and the convenience of road users. 
 
An area for the temporary storage of bins shall be provided near the entrance details of 
which shall be agreed at Reserved Matters stage. 
 
Reason: In the interests of pedestrians on Monarch Street on bin collection day. 
 
The development shall operate in accordance with a Travel Plan, details of which shall be 
agreed at Reserved Matters stage. 
 
Reason: To encourage alternative modes of transport to the private car. 
 
The vehicular access, including visibility splays of 2.4m X 33m, shall be formed using 
lowered kerbs and be between 4.8m and 6m wide, details to be agreed at Reserved 
Matters stage.  
 
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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No development shall commence unless the applicant has submitted evidence in writing to 
the Council and obtained agreement demonstrating that the risks to groundwater and other 
environmental receptors due to on-site contamination of the ground and groundwater have 
been effectively assessed. 
This evidence should include: 
-Quantitative risk assessment(s) to investigate the risks to groundwater from the 
groundwater contamination identified at the site for total petroleum hydrocarbons and 
chlorinated solvents, 
-If unacceptable risks to groundwater are identified provision of remedial criteria as soil and 
groundwater concentrations that would not pose a risk to receptors. The remedial criteria 
are required to be derived through quantitative risk assessment based on the conceptual 
site model. 
 
If unacceptable risks to receptors are identified a remediation strategy will be required to 
address those risks. 
 
Reason: Protection of environmental receptors to ensure the site is suitable for use. 
 
The development hereby permitted shall not commence unless a detailed remediation 
strategy to address all unacceptable risks to environmental receptors identified from 
Condition 11 and those identified in WYG’s Preliminary and Generic Quantitative Risk 
Assessment, MKB Co No.57, Monarch Street Belfast, dated June 2019 has been 
submitted in writing and agreed by the Council.  It shall 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. 
 
The development hereby permitted shall not be occupied unless the remediation measures 
as described in the remediation strategy submitted under Condition 12 have been 
implemented to the satisfaction of the Council. The Council must be given 4 weeks written 
notification prior to the commencement of remediation work. 
 
Reason: Protection of environmental receptors to ensure the site is suitable for use. 
 
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. 
 
After completing the remediation works under Conditions 12, 13 and 14; and prior to 
occupation of the development, a verification report needs to be 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 must present all the remediation, waste management and monitoring 
works undertaken and demonstrate the effectiveness of the works in managing all the risks 
and wastes in achieving the remedial objectives. 
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Evidence must be presented in the Verification Report that all fuel storage tanks (and 
associated infra-structure) have been fully decommissioned and removed in line with 
current Guidance for Pollution prevention (GPP 2) and the Pollution Prevention Guidance 
(PPG27) and the quality of surrounding soils and groundwater has been verified. Should 
contamination be identified during this process, Condition 14 will apply. 
 
Reason: Protection of environmental receptors to ensure the site is suitable for use. 
 
No development or piling work shall commence on this site unless a piling risk assessment 
has been submitted to and agreed in writing 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://publications.environment-agency.gov.uk/PDF/SCHO0501BITT-E-E.pdf. 
 
Reason: Protection of environmental receptors to ensure the site is suitable for use. 
 
No site works of any nature or development shall take place until a fence has been erected 
around the area specified, on a line to be agreed with Historic Environment Division: 
Historic Monuments. No works of any nature or development shall be carried out within the 
fenced area. No erection of huts or other structures, no storage of building materials, no 
dumping of spoil or topsoil or rubbish, no bonfires, nor any use, turning or parking of plant 
or machinery shall take place within the fenced area. The fence shall not be removed until 
the site works and development have been completed. 
 
Reason: To prevent damage or disturbance of archaeological remains within the 
application site. 
 
No site works of any nature or development shall take place unless a maintenance 
agreement to conserve the chimney has been submitted to and approved by the Council. 
All works thereafter must comply with the approved agreement.  Any 
stabilisation/reparation work to the chimney would require Scheduled Monument Consent. 
 
Reason: In the interests of protecting the historic monument. 
 
Access shall be afforded to the site at all reasonable times to any archaeologist nominated 
by the Department for Communities – Historic Environment Division to observe the 
operations and to monitor the implementation of archaeological requirements. 
 
Reason: 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 
 
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 areas 
shown on Drawing Number 02A Concept Site Plan 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 and to enhance connectivity to 
and from the development. 
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12.0 Representations from Elected Representatives (if relevant) 
N/A 

13.0 Referral to DfI (if relevant) 
N/A 
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ANNEX 
 

Date Valid   21st June 2019 

Date First Advertised  12th July 2019 
 

Date Last Advertised N/A 
 

Details of Neighbour Notification (all addresses) 
  
1 Benburb Street,Belfast,Antrim,BT12 6JG    
10, Lower Rockview Street, Belfast, Antrim, Northern Ireland, BT12 6GT    
3 – 43 Monarch Street,Belfast,Antrim,BT12 6HD    
2 Lecale Street,Belfast,Antrim,BT12 6JD    
384 – 388 Donegall Road,Belfast,Antrim,BT12 6FY    
4, Lower Rockview Street, Belfast, Antrim, Northern Ireland, BT12 6GT    
437 Donegall Road,Belfast,Antrim,BT12 6FS    
455 Donegall Road,Belfast,Antrim,BT12 6FS    
 

Date of Last Neighbour Notification 3rd July 2019 
 

Date of EIA Determination N/A 

ES Requested 
 

No 
 

Planning History 
Ref ID: Z/2011/0995/F 

Proposal: New build social housing, 42 houses and 8 apartments plus gardens, site 
works, new streets and carparking 

Address: Development site includes 1-33 Monarch Street 1-43 Monarch Parade 1-35 
Rockland Street and 2-41 Lower Rockview Street The Village Belfast BT12, 
Decision: Permission Granted 

Decision Date: 13.03.2012 
 

Ref ID: LA04/2015/0598/O 

Proposal: Amended Plans Received: Revised Site Layout 
Residential development comprising 60no. apartments 

Address: Former Monarch Laundry Site, 451-455 Donegall Road, Belfast, BT12 6FS, 
Decision: Withdrawn 

Decision Date: 16.05.2017 
 

Ref ID: Z/2014/0489/F 

Proposal: Resurfacing of existing paving with natural stone, installation of tree pits and 
pedestrian railings and boundary treatments to include new access gates and panel 
boardings to display artwork. 
Address: Junction between Donegall Road and Glenmachan Street, Belfast, 
Decision: Permission Granted 

Decision Date: 16.10.2014 

 

Page 94



 
Development Management Report 

Addendum Report 
 

Summary 

Committee Meeting Date: Tuesday 15 October 2019  
 

Application ID: LA04/2019/0127/O 

Proposal: 
Redevelopment of existing surface car park 
and erection of new purpose built, build to 
rent residential units, with shared amenity 
spaces, ancillary/support accommodation, car 
parking and landscaping. 
 

Location: 
Site bounded by Glenalpin Street, Wellwood 
Street and Norwood Street, Belfast. 

Referral Route: Major Application 
 

Recommendation: Approval  

Applicant Name and Address: 
Glenalpin Street Ltd 
77 Victoria Place 
Belfast 
BT12 5GE 
 

Agent Name and Address: 
Like Architects 
3 Linenhall Street West 
Belfast 
BT2 8DY 

Referral Route: Major application 
 

Executive Summary 
 
The application was scheduled for September Planning Committee at which time 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 will be undertaken on 9th October 2019. 
 
Further to concerns raised by members at the previous committee meeting, BCC Planning have 
requested information from NI Housing Executive in relation to social housing need in area. No 
response has been received to date. Officers are endeavouring to secure a response from them 
and will report it in the Late Items report if necessary. 
 
The recommendation 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 to secure 
Green Travel measures. 
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Committee Application 
 

Summary 

Committee Meeting Date: Tuesday 17 September 2019 
  

Application ID: LA04/2019/0127/O   

Proposal: 
Redevelopment of existing surface car park 
and erection of new purpose built, build to rent 
residential units, with shared amenity spaces, 
ancillary/support accommodation, car parking 
and landscaping. 
 

Location: 
Site bounded by Glenalpin Street, Wellwood 
Street and Norwood Street Belfast. 

Referral Route: Major application 

Recommendation:  Approval subject to S76 Planning agreement 

Applicant Name and Address: 
Glenalpin St Ltd 
77 Victoria Place 
Belfast 
BT12 5GE 
 

Agent Name and Address: 
 Like Architects 
3 Linenhall Street West 
 Belfast 
 BT2 8DY 
 

Executive Summary: The application seeks outline planning permission for the redevelopment of 
the existing surface car park and erection of new purpose built, build to rent residential units, with 
shared amenity spaces, ancillary/support accommodation, car parking and landscaping. 
The key issues in the assessment of the proposed development include: 

- Principle of Development 
- Impact on Built Heritage 
- Scale, Massing and Design 
- Open Space Provision 
- Developer Contributions and Public Real Improvements 
- Traffic and Parking 
- Contaminated Land 
- Impact on Air Quality 
- Impact on Amenity 
- Noise and Disturbance 
- Drainage and Flooding 
- Waste Management/ Bin storage 
- Pre-application Community Consultation 

 
The site lies within the City Centre It is unzoned, ‘whiteland’ with residential development on three 
sides. It provides an opportunity to create a quality residential development within a city centre 
location. 
The proposal will be located on an existing surface level car park thus creating a sense of place 
and defining a vacant space within what was a previously developed part of the city centre. 
 
Consultees 
Environmental Health – Awaiting final response 
DAERA Waste Management Unit – No objection subject to conditions 
DFC Historic Environment Division –  Awaiting comment 
DFI Roads – No objection subject to conditions 
Rivers Agency – No objection 
Belfast City Airport – No objection 
Building Control – No objection 
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A total of 78 objections have been received – the issues raised are set out and considered in the 
main report. 
 
Recommendation  
Having regard to the extant development plan, the draft development plan, regional planning 
policies, planning approvals in the area and relevant material considerations, the proposed 
development is considered on balance acceptable. 
It is recommended for approval subject to conditions and a Section 76 planning agreement to 
secure Green Travel measures. It is requested that delegated authority is given to the Director of 
Planning and Building Control to resolve the final consultation responses, finalise the wording of 
conditions and agree the terms of the Section 76 Agreement.  
 
 

 
  

Page 97



Case Officer Report 

Site Location Plan 

 

 
1.0 
1.1 
 
 
 
1.2 
 
 

Description of Proposed Development 
The proposal is for the redevelopment of the existing surface car park and erection of new 
purpose built, build to rent, residential units, with shared amenity spaces, ancillary/support 
accommodation, car parking and landscaping. 
 
The application seeks outline planning permission to establish the principle of the 
development. Indicative plans show a built form which runs from Wellwood Street to the north 
back to Norwood Street to the south. The plans show a stepped built form 5 storeys to the 
south rising to 11 storeys onto Wellwood Street. Indicative floor plans would suggest a total of 
approximately 200 residential units (no specific numbers will be approved as part of this 
proposal with final details reserved for subsequent approval). 
 

2.0 Description of Site 
The site is a surface level car park site bound on all sides by public road and footways.  There 
is a vacant, former car park to the north of the site (on the opposite side of Wellwood Street). 
To the west is an existing apartment building (Victoria Place) which steps in height from 5 
storeys to 12 storeys. To the south there are two storey domestic scale, terraced dwellings off 
Sandy Row. To the east are office buildings and apartments ranging in height from 4 storeys 
to 9 storeys.  
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Planning Assessment of Policy and other Material Considerations 
 

3.0 
3.1 
 
 
 
 
 
3.2 

Planning History 
Ref ID: Z/2014/1032/O 
Proposal: Outline application for purpose built student accommodation, max 391 no beds, and 
commercial car parking, max 19 spaces (replacement of existing spaces) 
Address: Site bounded by Wellwood Street, Glenalpin Street and Norwood Street. 
Decision: Withdrawn 10.09.2015 
 
Ref ID: Z/2000/0562/F 
Proposal: Residential (Apartment) development with associated car parking/amenity and 
landscape provision. 
Address: Lands bounded by Charles Street South / Wellwood Street / Norwood Street/rear of 
properties at Albion Street, Belfast - comprising former Albion Factory/portion of Glenalpin 
Street and existing car park site. 
Decision: Approval 28.08.2002 
 

4.0 Policy Framework 

4.1 Belfast Urban Area Plan 
Draft Belfast Metropolitan Area Plan 2015  
Draft Belfast Metropolitan Area 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 
Policy Statement 6 - Planning, Archaeology and the Built Heritage 
Planning Policy Statement 7- Quality Residential Environments 
Planning Policy Statement 8 -  Open Space, Sport and Outdoor Recreation 
Planning Policy Statement 12- Housing in Settlements 
Planning Policy Statement 13 – Transportation and Land Use 
Planning Policy Statement 15 – Planning and Flood Risk 
Creating Places 

5.0 
 

Statutory Consultees 
DFI Roads – No objections subject to conditions 
Historic Environment Division – Await Response 
NI Water – No Objection 
DAERA – No objections subject to conditions 

6.0 
 

Non-Statutory Consultees 
Environmental Health Department  - Await response 
Urban Design Officer – Await Response 
City Regeneration and Development – No objections 
Housing Executive – No objection 

7.0 Representations 
78 Objections received. The following issues have been raised: 

- Proposal out of keeping with traditional housing in area 
- Scale and massing will have a detrimental impact on the locality. 
- Working class locals will not be able to afford high cost rents/ Need for social housing. 
- Impact on accessibility for service and emergency service vehicles. 
- Loss of light. 
- Insufficient information in terms of daylight/sunlight analysis.  
- Impact on privacy. 
- No green space. 
- Noise and dust during construction phase. 
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- Impact on traffic levels on narrow streets. 
- Lack of car parking in area. 
- Negative impact on value of surrounding properties 
- Waste/rubbish. Provision of necessary waste facilities/ bin storage. 

 
Consideration of these issues 

- The scale and massing will be discussed in greater detail in the main body of the 
report. It is considered that the site context is not only the lower terraced dwellings off 
Sandy Row but also the higher 9 and 12 storey buildings either side of the site off 
Wellwood Street. This has created a high rise context and indicative plans show a 
scheme which would be in keeping with this. A step down in built form to the south 
reflects the reduction in scale to the two storey terraced dwellings. 

- The Housing Executive were consulted on the proposals and have stated that there is 
currently no requirement for additional social housing at this location, due to other 
commitments in the area. In addition, there is currently no planning policy basis for 
requiring social housing.  

- DFI Roads has offered no objections in terms of accessibility for service vehicles and 
are satisfied with the level of parking given the information submitted in the Travel 
Plan. 

- Loss of light and impact on privacy will be discussed in further detail below 
- The conceptual information points to the possibility of rooftop terrace. The provision of 

open space to serve the proposal will be considered further at detailed design stage. 
- Environmental Health has not raised any concerns with regards to noise and 

disturbance during the construction phase. 
- Waste collection will be discussed further below. An indicative bin storage area has 

been shown on the ground floor.  
- Devaluation of property is not a material planning consideration.  

 

8.0 Other Material Considerations 
None identified. 

9.0 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
9.1 
 
 
 
 
9.2 
 
 

Assessment 
The key issues in the assessment of the proposed development include: 

- Principle of Development 
- Impact on Built Heritage 
- Scale, Massing and Design 
- Open Space Provision 
- Developer Contributions and Public Real Improvements 
- Traffic and Parking 
- Contaminated Land 
- Impact on Air Quality 
- Impact on Amenity 
- Noise and Disturbance 
- Drainage and Flooding 
- Waste Management/ Bin storage 
- Pre-application Community Consultation 

 
Principle of redevelopment 
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. However, given the stage at which the 
Draft Belfast Metropolitan Area Plan (Draft BMAP) had reached pre-adoption through a period 
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9.4 
 
 
9.5 
 
 
 
9.6 
 
 
 
 
 
 
 
9.7 
 
 
 
 
 
 
 
9.8 
 
 
 
 
 
 
 
 
 
 
9.9 
 
 
 
 
 
9.10 
 
 
 

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 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 BMAP 2015 reached (i.e. pre-adoption following a period of 
independent examination), and that the only areas of contention were policies relating to 
Sprucefield Shopping Centre, BMAP 2015 is considered to hold significant weight. 
 
Belfast Urban Area Plan 2001 (BUAP) 
The site is located on unzoned whiteland within the development limits of Belfast. 
  
Draft BMAP (2004 and 2014 versions) designations 
In the draft Belfast Metropolitan Area Plan 2015 (2014) the site lies on unzoned whiteland 
within the Shaftsbury Square Character Area (CC013). In Draft BMAP (2004) the site is also 
defined as a Development Opportunity Site (CC060). 
 
The Draft BMAP (2004) sets out key site requirements (KSR) for the various Development 
Opportunity Sites within the city centre. The only KSR for the site is as follows: 

- Access arrangements shall be agreed with Roads Service (now DFI Roads). Detailed 
consultation with DFI Roads shall be required to identify any necessary improvements 
to the road network/ public transport/ transportation measures in the area, to facilitate 
development of the site. A Transport Assessment may be required to identify such 
improvements.  

 
At the ‘Public Local Enquiry into Objections to the Belfast Metropolitan Area Plan 2015’, the 
PAC stated that the Department (then DoE) should give further consideration to the concept 
of Development Opportunity Sites (DOSs) and the scope for strategic and locational policy 
required to ensure that their designation will meet the objectives of the Settlement Strategy. 
The PAC stated that it would be necessary for the Department to reconsider the designation 
of all proposed DOSs. The Development Opportunity designation on this site was removed in 
Draft BMAP 2015.  
 
The Draft BMAP 2015 sets out a number of Urban Design Criteria for the Shaftsbury Square 
Character Area: 
 
• Development proposals shall take account of the height of adjoining buildings; 
• New development shall respect the established building line; 
• Building heights shall be a minimum of 2 storeys and a maximum of 3 storeys; and 
• Development shall be fine grain in nature, and aim to reflect traditional plot widths. The 
façade of larger development proposals shall be broken up visually to reflect the scale of 
traditional units. 
 
Prematurity to the emerging BMAP and Local Development Plan 
As a result of the aforementioned Judicial Review (para 9.2) the pre-adopted version of 
BMAP 2015 is an emerging plan. This has led to a scenario where Belfast now has two 
emerging Area Plans, the draft BMAP and the Draft Local Development Plan Strategy. In light 
of this any planning decision made at the moment has the potential to be premature to these 
two emerging plans. 
 
For example such a course of action would be appropriate where  development proposals, 
either individually or cumulatively: 

- would prejudice the ability of the emerging new or replacement development plan to 
achieve or retain general conformity with the RDS; or 
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- would prejudice the outcome of the plan process by predetermining decisions that 
ought properly to be taken following full consideration of the relevant issues in the 
context of a public inquiry. 

 
Where a plan is at the draft plan stage but no objections have been lodged to relevant 
proposals then considerable weight should be attached to those proposals because of the 
strong possibility that they will be adopted and replace those in the existing plan. 
 
In terms of the emerging Local Development Plan the argument is more straight forward. 
Where an LDP is at the consultation stage with no early prospect of submission for 
examination, then refusal on prematurity grounds would be seldom justified. 
 
Acceptability of Residential Use at this location 
The site is located within the city centre and is abutted on three sides by residential 
development. The proposed residential use is considered acceptable. 
 
Impact on Built Heritage 
The proposal has been assessed against Policy BH11 of Planning Policy Statement 6 
(PPS6), which relates to development affecting the setting of a listed building. There are a 
number of listed buildings in the area whose setting may be affected by the proposal including 
the adjacent church on Great Victoria Street. However in light of the existing scale of the built 
form on either side of the site, it is considered that the setting of the listed buildings will not be 
compromised by a development of the scale and form proposed. 
 
Scale, Massing and Design 
The proposal has been assessed against the SPPS and Policy QD1 of PPS7. In terms of the 
built character the area displays something of a mix, between the two storey domestic scale 
of the terraced dwellings off Sandy Row to the south and the high rise apartment and mixed 
use schemes to either side of the site. Indeed the site is sandwiched between a 12 storey 
building to the west and a 9 storey building to the east. The indicative plans show a building 
stepping down from front to back with the highest element to front sitting somewhere between 
the highest part of Victoria Place building to the west and the highest part of 97 Great Victoria 
Street to the east. The proposal can therefore be considered to be in keeping with the scale of 
its immediate surrounding but this needs to be looked at further in relation to the two storey 
terraced properties to the south. 
 
It is important at this point to address the Urban Design Criteria in the draft BMAP. Although 
one of these criteria requires that buildings shall be a maximum height of 3 storeys, another 
requires that development proposals shall take account of the height of adjoining buildings. In 
this instance this represents something of a conflict as the buildings at either side of the site 
are very much in excess of 3 storeys. Certainly in the context on the northern part of the site a 
building would need to be much higher than 3 storeys in order to have taken account of the 
height of adjoining buildings as required by the draft BMAP. 
 
In a similar manner to the Victoria Place Building immediately adjacent the proposal seeks to 
respond to this reduction in scale to the south by stepping the built form down from front to 
rear. The indicative elevations show a built form broken up into four distinctive heights. To the 
front, an 11 storey block which then steps down to 5 storeys, stepping up again to 8 storeys 
with the upper floor set back, then down again to 5 storeys towards the two storey dwellings 
to the rear (south) of the site in St. Georges Gardens.  
 
Open Space Provision 
The proposal has been assessed against Policies QD1 of PPS 7 and OS2 of PPS8 and the 
supplementary guidance contained in ‘Creating Places’. Design principles for the public realm 
have been included in the accompanying Design and Access Statement however as the 
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application is for outline planning permission, there are limited details on the actual 
specification of the open space area. It is considered that the extent of the space, albeit 
indicative, does seem quite limited for a development of this scale with no other private open 
space proposed as part of the design. The lack of any significant levels of private open space 
must be balanced against the public realm improvements in what is an inner urban area with 
little in the way of planted urban spaces. This can be considered further at detailed design 
stage, with the potential to provide rooftop terraced areas and balconies. 
 
Developer Contributions and Public Real Improvements 
In this instance developer contributions are to be sought in the form of in-kind public realm 
improvements to the footways abutting the site. These will enhance the proposal whilst 
providing much needed public realm in this part of the city centre. As this is an outline 
application, no details of the public realm improvements have been provided, nor are they 
necessary at this stage. These details will be conditioned to form part of the Reserved Matters 
application, with their delivery required prior to occupation of the development. This condition 
is detailed below at 11.6. 
 
Traffic and Parking 
The illustrative drawings show 11 car parking spaces serving 205 apartments. Supporting 
documents have emphasised the site’s sustainable location and point to the site’s proximity to 
Great Victoria Street Bus and Rail stations.  
 
The Service Management Plan states that indicative proposals also contain 11 in-curtilage car 
parking spaces inclusive of 2 “blue-badge” spaces and 1 “car-club” space, and that the 
proposed development will also be supported by an on-street pick-up / drop-off bay on 
Norwood Street. This on-street bay can also be used by service vehicles that require access 
to the main pedestrian entrance located on Wellwood Street. 
 
Given the scale of the proposal and a very limited number of indicative parking spaces in 
relation to number of units, further information was submitted in support of the proposal in the 
form of a parking schedule, a Transport Assessment Form (TAF), a Travel Plan and a Service 
Management Plan. Further to receipt of this information DFI Roads have offered no objections 
to the principle of the proposed development on the site subject to the conditions detailed 
below at 11.10-11.13. The Travel Plan will be the subject of a Section 76 Agreement as 
discussed below. 
 
Developer Obligations 
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 as set out in agreed Travel 
Plan. 

 
Contaminated Land 
Records held by Environmental Health indicate that the site of the development is located 
close to and on land with previous land use types that have the potential to contaminate land 
and pose a risk to human health. These include – historical textile mill, petrol filling stations 
and possible made ground. 
 
A Generic Quantitative Risk Assessment was submitted in response to concerns raised by 
DAERA and Environmental Health. DAERA Regulation Unit (RU) Land and Groundwater 
Team have no objections to the development provided Conditions are placed on any Planning 
Decision Notice, as detailed below at 11.8 and 11.9. 
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Impact on Amenity 
The proposal has been assessed against the SPPS and Policy QD1 of PPS7. With a 
residential building of this scale set within a tight urban fabric there will be inevitable impacts 
upon nearby premises, particularly immediately adjacent to the site with residential properties 
located to the south, east and west of the proposal. Having said this, given the high-rise 
nature of the Victoria Place and 97 Great Victoria Street, with apartments located at lower 
levels, it would be unreasonable, in what is an inner urban context, to expect no impact to be 
experienced should a similar scale of building be proposed. 
 
A daylight/ sunlight assessment has been submitted in support of the application. This has 
demonstrated that the proposal will not have as significant an impact as would be the case if 
a block of the same size and massing of Victoria Place was located on the site. 
 
In relation to the amenity of the apartments at either side the proposal responds to this by 
dropping from 11 storeys to the front to 5 storeys towards the middle of the site. This 5 storey 
element sits between an 11 storey height in Victoria Place and the 9 storey residential 
element in 97 Great Victoria Street. This will significantly reduce the potential overbearing/ 
overshadowing onto these adjacent units (as opposed to an 11 storey block throughout). It 
will also allow the scheme to become more breathable and enable light to flow through to the 
residential units at either side, particularly in the morning and the evenings. It is also worth 
noting that the building steps in at this point ensuring separation distances of 13.5m to the 
west onto Victoria Place and 9.6m to the east onto the apartments off Great Victoria Street. 
 
The built form then steps up to 7 storeys, with an 8th storey set back approximately 2.2m on 
all sides of the block. There is no residential development to the immediate east of this block 
on Norwood Street. To the western side this block sits approximately 12.2m from a 6-8 storey 
element of Victoria Place. In terms of the potential impact on this part of Victoria Place the 
upper floor set-back certainly helps and will reduce the overall dominance of the block. It 
should be stressed that the proposal, for most, addresses the potential impact on adjacent 
residential properties and this is within an inner urban context, with this part of the proposal 
being of a similar scale and massing as the part of Victoria Place which sits opposite. 
Arguably 17-18 external balconies on the adjacent development will be affected by this part of 
the proposal. Having said this a separation distance of just over 12m should ensure that 
although some overlooking will be inevitable, the overbearing/dominance/overlooking should 
not be such as to create a unduly significant claustrophobic feeling within the apartments in 
Victoria Place, given what is a high density tight urban grain. The detailed design will be 
considered at Reserved Matters stage and there are design solutions to minimise any 
potential overbearing/dominance and overlooking e.g. windows angled in such a way to 
avoid, or at least minimise direct overlooking onto the adjacent building.  
 
The massing of the proposal then drops again to 5 storeys to the south, in order to address 
the reduction in scale onto the four terraced dwellings in St. Georges Gardens. These 
dwellings are located approximately 21m from the rear of the proposed building, with a 
separation distance of approximately 14m to the boundary of these properties. There is no 
doubt that a building of this scale will impact upon the amenity of the dwellings, however in 
what is a high density inner urban context a separation distance of more than 20m should 
ensure there is no significant loss of light or overbearing experienced to the rear of the 
dwellings. In terms of overlooking onto these properties, indicative floor plans show no 
windows on the rear facing elevation, and therefore no direct overlooking onto the rear 
gardens or living areas will be experienced. This would be controlled at reserved matters. 
 
Noise and Disturbance 
The proposal has been assessed against the SPPS and PPS7. Environmental Health raised 
concerns that transport noise, existing and proposed plant and noise associated with activities 
relating to the gym (amplified music, use of equipment within the gym etc) could have an 
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adverse impact on the proposal. A Noise Impact Assessment was requested, and 
subsequently submitted in July 2019. 
 
The impact of existing transportation noise sources on the proposed residential development 
has been assessed. The Planning & Noise – Professional Practice Guidance on Planning & 
Noise – New Residential Development – May 2017  (ProPG) Noise Risk Impact has been 
found to be medium during the day and night. 
 
In light of this mitigation measures have been recommended within the report. These include 
upgrading the glazing to all façades, the provision of acoustic ventilation and incorporating an 
extra layer of 13mm plasterboard into the uppermost ceilings, this will ensure that internal 
noise levels should not exceed those as stipulated within acceptable standards.  
 
Noise levels from the neighbour extraction systems whilst audible was not dominant, due to 
traffic noise from the surrounding road network and hence the proposed mitigation measures 
will ensure that recommended internal noise levels are not exceeded.  
 
The report concludes that the noise burden upon the proposed development would not be 
deemed excessive (further to mitigation measures as outlined above). 
 
In terms of the impact of the proposal on adjacent residential uses Environmental Health has 
raised concerns regarding the potential impact of noise from the proposed plant and the 
proposed gym. The report concludes that the noise from the gym will not cause any detriment 
to the noise impact on the proposal.  
 
It should be noted that Environmental Health have been consulted on the Noise Impact 
Assessment and a response is outstanding. Should the above mitigation measures be 
deemed necessary a condition can be attached to any approval to ensure they are included in 
the detailed design at Reserved Matters stage. 
 
Drainage and Flooding 
The Flood Hazard Map (NI) indicates that the development does not lie within the 1 in 100 
year fluvial or 1 in 200 year coastal flood plain.  
In accordance with revised PPS 15, Planning and Flood Risk, FLD 3, Development and 
Surface Water (Pluvial) Flood Risk outside Flood Plains, a Drainage Assessment is required 
due to a residential development of 10 or more dwelling units. As this is an outline application 
and Rivers Agency have no objections from a drainage perspective a Drainage assessment 
can be conditioned, should outline planning permission be granted. This condition is detailed 
below at 11.9. 
 
Waste Management/ Bin storage 
As this is an outline application only limited detail has been provided in terms of designated 
bin storage and collection arrangements. Having said this an area of the indicative ground 
floor has been given over to facilitate the storage of bins, and the service management plan 
states that refuse collections will take place weekly or fortnightly, subject to specific waste 
collection arrangements being agreed with a dedicated waste management company. The 
specifics of the bin storage area will be finalised through the detailed submission at Reserved 
Matters stage. 
 
Pre-application 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 
applicant for planning permission to consult the community in advance of submitting an 
application. 
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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 (LA04/2018/2250/PAN) 
was submitted to the Council on 13th September 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. 
 
A Pre Application Community Consultation Report has been submitted in support of this 
application.  The Report has confirmed the following: 
 

- A public exhibition was also held at the Holiday Inn, Hope Street on 19th November 
2019. 

 
- Events were advertised in the Belfast Telegraph on 12th November 2018. 

 
- On 13th November 2018, 600 leaflets were distributed to business and residential 

properties in the area surrounding the site. Information on the flyers included details of 
the community consultation exhibition. 

 
- Meetings were held between the development team and elected representatives  from 

the South Belfast Assembly Constituency and the South Belfast Westminster 
Constituency, to invite them to the public exhibition 

 
- In summary the pre-application community consultation process involved  

 
- An estimated 40 people attended the public exhibition. 13 comment cards were 

completed. When asked if they liked the scheme 2 people said yes, 3 were unsure 
and 8 said no. Concerns were raised about the building of more apartments rather 
than traditional family homes and about the lack of car parking on Sandy Row. 

 
- In response to concerns the development team responded back to consultees.  

    
It is considered that the Pre-Community Consultation 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 

10.0 
 
10.1 
 
 
10.2 
 
 
 
 
 
 
10.3 

Summary of Recommendation: Approval 
 
Having regard to the policy context and other material considerations above, the proposal is 
considered acceptable and planning permission should be approved for the following reason. 
 
The indicative plans show a building which in terms of its scale and massing would be in 
keeping with the surrounding area and with the taller buildings on each side. The built form 
steps down to address the smaller terraced properties the rear.  The site lies within a part of 
the city centre, which is poorly defined in terms of land use and built form. The site is unzoned 
whiteland with residential development on three sides and provides an opportunity to create a 
landmark residential scheme. 
  
It is recommended that outline planning permission is granted subject to conditions and a 
Section 76 planning agreement to secure Green Travel measures. It is requested that 
delegated authority is given to the Director of Planning and Building Control to resolve the final 
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consultation responses, to finalise the wording of conditions and agree the clauses in the 
Section 76 Agreement. 
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Conditions  
Application for approval of the reserved matters shall be made to the Council within 3 years of 
the date on which this permission is granted and the development, hereby permitted, shall be 
begun by whichever is the later of the following dates:- 
i. the expiration of 5 years from the date of this permission; or 
ii. the expiration of 2 years from the date of approval of the last of the reserved matters 
to be approved. 
 
Reason: As required by Section 62 of the Planning Act (Northern Ireland) 2011. 
 
Approval of the details of the siting, design and external appearance of the buildings, the 
means of access thereto and the landscaping of the site (hereinafter called "the reserved 
matters"), shall be obtained from the Council, in writing, before any development is 
commenced. 
 
Reason: This is outline permission only and these matters have been reserved for the 
subsequent approval of the Council. 
 
Full particulars, detailed plans and sections of the reserved matters required in Conditions 01 
and 02 shall be submitted in writing to the Council and shall be carried out as approved. 
 
Reason: To enable the Council to consider in detail the proposed development of the site. 
 
The reserved matters shall include the following:-  
 
Siting; the two dimensional location of buildings within the site. 
 
Design; the two dimensional internal arrangement of buildings and uses and the floor space 
devoted to such uses, the three dimensional form of the buildings and the relationship with 
their surroundings including height, massing, number of storeys, general external appearance 
and suitability for the display of advertisements. 
 
External appearance of the Buildings; the colour, texture and type of facing materials to be 
used for external walls and roofs. 
 
Means of Access; the location and two dimensional design of vehicular and pedestrian 
access to the site from the surroundings and also the circulation, car parking, facilities for the 
loading and unloading of vehicles and access to individual buildings within the site. 
 
Landscaping; the use of the site not covered by building(s) and the treatment thereof 
including the planting of trees, hedges, shrubs, grass, the laying of hard surface areas, the 
formation of banks, terraces or other earthworks and associated retaining walls, screening by 
fencing, walls or other means of enclosure and the provisions of other amenity features. 
 
Reason: To enable the Council to consider in detail the proposed development of the site. 
 
The shoulder heights of the building, excluding proposed rooftop plant, shall be no higher 
than the indicative levels shown on stamped approved plan No. 10/A, date stamped 22nd May 
2019. 
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Reason: To ensure the built form is in keeping with the conceptual approach outlined in the 
supporting documentation.  
 
At Reserved Matters stage full details of public realm improvements within the red line of the 
site shall be submitted to the Council. These details shall include all proposed planting, details 
of street furniture, materials and finishes and any means of enclosure. The public realm 
improvement works shall be completed in accordance with the approved details prior to 
occupation of the development hereby approved. 
 
Reason: In the interests of visual amenity and to ensure the provision of a high quality of 
public realm. 
 

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. 
 
After completing the remediation works under Condition 11.7; 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 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. 
 
At Reserved Matters Stage a Drainage Assessment shall be submitted to the Council. The 
assessment shall indicate proposed surface water runoff. 
 
Reason: To ensure satisfactory drainage to the site. 
 
The development shall operate using hard surfaced areas constructed generally in 
accordance with the approved layout Drawing No. 03A ‘Proposed Ground Floor Plan‘ bearing 
the Belfast City Council Planning Office date stamp 22 May 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.  
 
Reason: To ensure that adequate provision has been made for parking and servicing.  
 
The access gradients to the parking shall not exceed 8% (1 in 12.5) over the first 5 m outside 
the road boundary. Where the vehicular access crosses footway, 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.   
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The development shall provide 11 car parking spaces. At least 2 spaces shall be reserved for 
use by a car club scheme unless agreed otherwise at Reserved Matters. At least 1 space 
shall be a disabled space. The development shall provide a minimum of 50 bike stands of 
which 8 shall be provided externally for the use of visitors to the site.  
 
Reason: To ensure that adequate provision has been made for parking.  
 
The development hereby permitted shall operate in accordance with the Service Management 
Plan submitted to Belfast City Council on 23rd July 2019.  
 
Reason: In the interests of road safety and the convenience of road users. 
 

 Neighbour Notification Checked                                                                  Yes 
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ANNEX 
 

Date Valid   21st December 2018 

Date First Advertised  8th February 2019 
 

Date Last Advertised 8th February 2019 
 

Details of Neighbour Notification (all addresses) 
10 Stoney Wood Londonderry Londonderry  
101 -127 Great Victoria Street,Belfast,Antrim,BT2 7AG    
14, Orby Green, Belfast, Down, Northern Ireland, BT5 5HL    
177, Tates Avenue, Belfast, Antrim, Northern Ireland, BT12 6NA    
20 Wellwood Street,Belfast,BT12 5GF    
Apartment 34, 41, 43, 67, 79, 88, 103, 105, 119, 120 Wellwood Street, Belfast, Antrim,  
58 - 70 St Georges Gardens,Belfast,Antrim,BT12 5FJ    
8 Orchard Rise Belfast Down  
85 - 99 Great Victoria Street,Belfast,Antrim,BT2 7AF    
Apartment 197 - 123a ,Great Victoria Street,Belfast,Antrim,BT2 7AH    
Apartment 1,20 – 159  Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 16,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 16,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 160,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 161,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 17,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 17,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 18,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 18,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 19,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 19,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 2,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 2,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 20,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 20,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 21,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 21,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 22,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 22,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 23,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 23,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 24,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 24,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 25,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 25,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 26,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 26,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 27,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 27,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 28,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 28,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 29,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
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Apartment 29,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 3,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 3,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 30,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 30,97 Great Victoria Street,Belfast,Antrim,BT2 7AG     
Apartment 31,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 31,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 32,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 32,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 33,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 33,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
 34,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
43,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 43,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 44,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 44,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 45,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 45,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 46,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 46,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 47,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 47,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 48,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 48,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 49,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 49,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
5,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 5,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 50,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 50,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 51,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 51,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 52,20 Wellwood Street,Belfast,Antrim,BT12 5GE     
Apartment 52,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 53,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 53,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 54,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 54,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 55,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 55,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 56,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 56,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 57,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 57,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 58,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 58,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 59,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 6,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 6,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 60,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 61,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 62,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 63,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 64,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 65,20 Wellwood Street,Belfast,Antrim,BT12 5GE    

Page 111



Apartment 66,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
 Apartment 67 20 Wellwood Street Belfast  
Apartment 67,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 68,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 69,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 7,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 7,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 70,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 71,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 71,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 72,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 73,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 76,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 79,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 8,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 8,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 80,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 81,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 82,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 83,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 84,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 85,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 86,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 87,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
 Apartment 88,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 89,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 9,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Apartment 9,97 Great Victoria Street,Belfast,Antrim,BT2 7AG    
Apartment 90,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 91,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 92,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 93,20 Wellwood Street,Belfast,Antrim,BT12 5GF   
Apartment 94,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 95,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 96,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 97,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
Apartment 98,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
 99,20 Wellwood Street,Belfast,Antrim,BT12 5GF    
First Floor,87-91 Park House,Great Victoria Street,Belfast,Antrim,BT2 7AG    
Glenalpin Street Belfast Bt12 5gf  
Great Victoria Street Apostolic Church,113 Great Victoria Street,Belfast,Antrim,BT2 7AH    
Ground And First Floor Office,87-91 Park House,Great Victoria Street,Belfast,Antrim,BT2 7AG    
Ground Floor Offices,87-91 Park House,Great Victoria Street,Belfast,Antrim,BT2 7AG    
Office 1,121 Great Victoria Street,Belfast,Antrim,BT2 7AH    
Office 1,125 Great Victoria Street,Belfast,Antrim,BT2 7AH    
Office 2,121 Great Victoria Street,Belfast,Antrim,BT2 7AH    
Office 2,125 Great Victoria Street,Belfast,Antrim,BT2 7AH    
Office 3,121 Great Victoria Street,Belfast,Antrim,BT2 7AH    
Office 4,121 Great Victoria Street,Belfast,Antrim,BT2 7AH    
Offices 2nd Floor,83 Great Victoria Street,Belfast,Antrim,BT2 7AF    
Offices 3rd Floor,83 Great Victoria Street,Belfast,Antrim,BT2 7AF    
Second And Third Floor Office,87-91 Park House,Great Victoria Street,Belfast,Antrim,BT2 7AG    
Unit 1,117a ,Great Victoria Street,Belfast,Antrim,BT2 7AH    
Unit 71,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Unit 72,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
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Unit 73,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Unit 74,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Unit 75,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Unit 76,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Unit 77,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Unit 78,20 Wellwood Street,Belfast,Antrim,BT12 5GE    
Victoria House,105 Great Victoria Street,Belfast,Antrim,BT2 7AG    
 

Date of Last Neighbour Notification 10th June 2019 
 

Date of EIA Determination N/A (Site below 0.5Ha) 

ES Requested 
 

N/A 
 

Drawing Numbers and Title 01, 10/A (indicative elevations) 
 

Notification to Department (if relevant) 
Date of Notification to Department:   
Response of Department: 
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Development Management Report 
Committee Application 

 

Addendum Report 

Committee Meeting Date: 15 October 2019  

Application ID: LA04/2018/2097/F & LA04/2018/2034LBC                  

Proposal: 
Change of use & refurbishment of Wilton House 
to provide 8 apartments including alterations to 
rear & side elevation, demolition of existing rear 
return & erection of new build 5 storey 
residential development to provide 15 
apartments (23 units in total) including entrance 
lobby, courtyard, bin storage and new ramped 
access off College Square North. 

Location: 
Wilton House   
5-6 College Square North   
Belfast.   

Referral Route: Local Application – More than 14 units.  

Recommendation: Refuse planning permission and associated listed building 
consent.  

Applicant Name and Address: 
Wilton Group Limited 
677 Lisburn Road 
Belfast 
BT9 7GT 

Agent Name and Address: 
Turley 
Hamilton House  
3 Joy Street 
Belfast    
BT2 8LE 

ADDENDUM REPORT 
 
The application was previously listed for Planning Committee on 17 September 2019. The 
application was deferred by Members for a site visit, scheduled for 09 October 2019. 
Members should read this Addendum Report in conjunction with the original Development 
Management Report of September 2019, attached below. The Addendum report includes the 
Late items reported to the September meeting.  
 
HED response to drawings received 03 September 2019 
Prior to the previous planning committee meeting, HED made comment on drawings submitted to 
the Council on 03 September 2019.  
 
Having reviewed the amended proposals (whereby the applicant removed proposed windows in 
east elevation of listed building) HED were satisfied that one of their suggestions had been taken 
on board, but were disappointed that not all of their suggestions were taken up. HED remain of 
the opinion that the footprint of the new build element remains dominant. HED suggested 
reducing the number of apartments in the new build by 2 or 3 units, and ask for ‘better design 
quality in terms of articulation’. HED suggested a number of refusal reasons on the basis of the 
proposal failing to comply with policies BH7, BH8 and BH11. These refusal reasons have been 
taken on board. A full suite of proposed refusal reasons can be found at the end of this 
addendum report. 
 
Briefing to Members sent Friday 13 September 2019 by the applicant’s agent  
A memo was circulated to all planning committee members prior to Septembers’ committee 
meeting. A summary of its contents, including the applicant’s rebuttal of refusal reasons, is 
provided below. 
•The listed building is formally ‘at risk’ and the proposal would secure the buildings’ future and 
bring it back into its historic residential use 
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Noted by Council 

•Agent raised concern about time taken to deal with the PAD and planning application  
immaterial to the acceptability of the proposal 

•The proposal responds to stakeholder feedback: HED has accepted the principle of new 
building;  
-the ridge height of the new building has been reduced to match the eaves of the Listed Wilton 
House 
-the east elevation has been recessed to protect the setting of the listed building 
-windows have been removed from the east elevation of Wilton House as  requested by HED 
-windows have also been removed from the east elevation of the new build o address officer 
concerns 
-improvements have also been made to the windows on the north elevation in response to HED 
feedback 
Officers confirm that the east elevation windows have been removed and this addresses refusal 
reason at para 10.3 of committee report 17 September 2019. 

•The proposal will rejuvenate this at risk building and help address long standing lack of 
investment in this historic street 
Acknowledged, but this would be achieved through a damaging and unacceptable scheme 

•The proposal will remove a current magnet for anti-social behaviour 
Noted but this does not overcome the planning concerns identified 

•The proposal will promote city level and help support growing services and amenities in the area 
Noted but this would not overcome the planning concerns identified 
 
•Agents response to the recommended refusal reasons: 
The SPPS is not an operational design policy although design is a material consideration 
It is entirely appropriate to quote SPPS as well as policy QD1 of PPS7. Good design is a core 
aim of the SPPS. 

•Concerns about impact on the Listed Building could be resolved through additional information 
The Council must determine the application before it; the applicant has had ample opportunity to 
address concerns 

•The windows have been removed from the east elevation of the Listed Building 
Noted  

•Policy BH10 of PPS6 only applies where a whole Listed Building is to be demolished. In addition, 
this information was not sought by officers 
Policy BH10 relates to total demolition of a building or ‘any significant part of it. 

•The scale of the new building has been reduced, is an improvement over the existing structures 
at the rear and allows the Listed Building to be fully appreciated 
Increasing private amenity space would impact on the viability of the scheme. The level of 
amenity provided is appropriate for this city centre location 
The proposal provides no useable amenity space and is unacceptable. 

•The scheme has been redesigned to address concerns about compatibility with the adjacent site 
The city centre location of the site means that car provision is not required. Cycle parking within 
the courtyard or apartments could be conditioned 
There is no space to adequately provide cycle parking facilities. 

•Insufficient time has been given to provide further contaminated land information. This can be 
resolved by a planning condition 
The applicant has been given sufficient time to provide additional land contamination information. 
Given the fundamental concerns about the proposal, it would be inappropriate to give any further 
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time. Land contamination is a principle issue that must be resolved now, not by planning 
condition 

A copy of historic maps of the site, ground floor plan and 3D visuals of the proposal have been 
provided by the agent. 
 
Sustainable Travel Measures 
On 4th October 2019 the agent forwarded a letter setting out sustainable travel measures for the 
proposed development.  The letter proposes that each residential unit will be provided with a 
public transport travel card for a year and a subscription to Belfast Bikes for a year also. DfI 
Roads has been consulted on these proposals and remain of the opinion that the proposal is 
unacceptable. Officers support DfI Road’s position. 
 
The requirement is for covered cycle parking to be provided within the development itself. The 
fact that there is no apparent space for a covered cycle parking is a clear indication that the 
proposal is over-development and inappropriate. 
 
Amendment to recommended refusal reason 
The following refusal was incorrectly included in Septembers’ committee report. It has since been 
omitted because the amended plans remove the windows from the east elevation. 
 
10.3 The proposal is further contrary to policy BH8 of PPS6 and policy QD1(b) of PPS7 in that 
new windows proposed in the east elevation are out of character with the host listed building 
Wilton House HB26/50/102A 
 
 
Recommendation 
It is recommended that planning permission is refused for the reasons listed below. Officers request 
delegated authority for the Director of Planning and Building Control to finalise wording of the 
refusal reasons. 
 
1. The proposal is contrary to the core planning principles contained within the Strategic Planning 
Policy Statement and Policy QD1 of Planning Policy Statement 7 in that if approved the proposal 
would not support good design and positive place making or preserve and improve the built 
environment.  
 
2. The proposal is contrary to Policy BH 7, and 8 of Planning Policy Statement 6 Planning, 
Archaeology and the Built Heritage and paragraphs 6.12 and 6.13 of the SPPS, in that, if 
approved would result in unacceptable harm to the listed building’s essential character through 
loss of historic fabric and elements of significance and that insufficient evidence has been 
submitted detailing the current condition and survival of the historic fabric or of how it is to be 
conserved, reused and repaired. 
 
3. The proposal is contrary to Policy BH 10 of Planning Policy Statement 6 Planning, Archaeology 
and the Built Heritage in that, insufficient information has been provided to address the condition 
of the building, the adequacy of efforts made to retain the building in use and the merits of 
alternative proposals for the site.  
 
4. The proposal is contrary to Policy BH 11 and 12  of Planning Policy Statement 6 Planning, 
Archaeology and the Built Heritage and policy QD1(a) of PPS7 as the scale and massing of the 
new build element has an over bearing impact; and negatively affects the setting of the listed host 
building Wilton House HB26/50/102/A, the city centre conservation area; and the following listed 
buildings 
•Old Museum Building HB26/50/102 B 
•9 College Square North HB26/50/102 C 
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•10 College Square North HB26/50/102 D 
•11 College Square North HB26/50/102 E 
•12 College square North HB26/50/102 F 
 
5. The proposal is contrary to Policy QD1(c) of PPS7 in that the proposed development has an 
inadequate provision of amenity space. 
 
6. The proposal is contrary to Policy QD1 (h) of PPS7 in that the design and layout will conflict 
with adjacent land uses, causing an unacceptable adverse impact on existing and proposed 
properties in terms of loss of light and overshadowing. 
 
7. The proposal is contrary to Policy AMP3 of Planning Policy Statement 3 Access, Movement 
and Parking, in that an acceptable scheme has not been achieved through the provision of 
sufficient information in accordance with Article 3 (6) of the Planning (General Development 
Procedure) Order (NI) 2015. 
 
8. The proposal is contrary to the SPPS in that insufficient evidence has been submitted to satisfy 
Environmental Health that there will not be unacceptable harm to human health as detailed 
Preliminary Risk Assessment has not been submitted in accordance with Article 3 (6) of the 
Planning (General Development Procedure) Order (NI) 2015. 
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Development Management Officer Report 
Committee Application 

 

Summary 

Committee Meeting Date: Tuesday 17 September 2019 

Application ID: LA04/2018/2097/F & LA04/2018/2034/LBC             

Proposal: 
Change of use & refurbishment of Wilton House 
to provide 8 apartments including alterations to 
rear & side elevation, demolition of existing rear 
return & erection of new build 5 storey 
residential development to provide 15 
apartments (23 units in total) including entrance 
lobby, courtyard, bin storage and new ramped 
access off College Square North. 

Location: 
Wilton House   
5-6 College Square North   
Belfast.   

Referral Route: Local Application – More than 12 units with objections.  

Recommendation: Refuse planning permission and associated listed building 
consent.  

Applicant Name and Address: 
Wilton Group Limited 
677 Lisburn Road 
Belfast 
BT9 7GT 

Agent Name and Address: 
Turley 
Hamilton House  
3 Joy Street 
Belfast    
BT2 8LE 

Executive Summary:  
This application relates to the change of use and refurbishment of Wilton House, a Category B2 
four storey seven bay stucco end-terraced Georgian townhouse, to provide 8 apartments including 
alterations to rear & side elevation, demolition of existing rear return and erection of new build 5 
storey residential development to provide 15 apartments (23 units in total).  
 
The main issues to be considered in this case are: 
 

 The principle of residential use at this location; 

 The impact of the works on the special qualities of the listed building; 

 The impact of the development on the setting of adjacent listed buildings and surrounding 
conservation area;  

 The impact on the neighbouring amenity of the adjoining and surrounding residential and 
commercial properties and; 

 Impact on amenity of prospective residents  

 Other matters, including human health, traffic and parking and flooding.  
 
The site is located within the City Centre fronting onto College Square North and forms part of a 
historic 1830s terrace on College Square the first planned square in Belfast. Whilst currently vacant 
and is a state of disrepair, the building was last used as offices.  
 
Consultees have raised objection to this proposal; 
Environmental Health – Detailed preliminary risk assessment outstanding;  
DFI Roads – TAF, Service Management Plan, bicycle parking, all outstanding.  
Historic Environment Division – Scheme is contrary to policy,  
Urban Design team BCC – Scheme unacceptable - gross over development of the site, contrary to 
planning policy; and  
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Conservation Officer - Scheme unacceptable – rear block dominant and should be visually 
subservient.  
 
Third party representations - 4 representations have been received. The objections include 
representation from the Ulster Architectural and Heritage Society, and local owners/ occupiers. 
 
Having had regard to the development plan, relevant planning policies and other material 
considerations it is concluded that the proposal is contrary to the development plan and to regional 
planning policy in that the proposal if developed would cause significant demonstrable harm to the 
built heritage of Belfast City Centre and the Conservation Area. In terms of the scale, massing and 
design, the proposal is oversized, incongruous in the street scene and harmful to the setting of a 
listed building, listed terrace and the City Centre Conservation Area. Insufficient amenity space has 
been provided, the amount of day light and natural light for neighbours & potential residents is not 
acceptable; and the development provides a poor outlook for neighbours and potential residents. 
The applicant has also failed to submit sufficient information to address environmental concerns in 
respect of land contamination; and movement and parking. 
 
Recommendation 
The proposal is recommended for Refusal the reasons as set out in Paragraph 11.0.  Officers 
request delegated authority to the Director of Planning and Building Control to finalise wording of 
the reasons for refusal 
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Case Officer Report 

Site Location Plan 

 
 
 
 

1.0 Characteristics of the Site and Area 
Wilton House is a four storey seven bay stucco end-terraced Georgian townhouse, it is a 
Grade B2 listed building of special architectural merit and historic interest. Once in an 
affluent area of town, the building was residence to medics and members of the 
constabulary. It escaped with no damage after the Belfast Blitz; and after the Second 
World War was occupied by the Ulster Institute for the Deaf. This house is of note due to 
its scale and historic change as representing the development of this part of Belfast in the 
early 19th Century. 
 

2.0 Description of Proposal 
Originally the scheme submitted was to refurbish Wilton house by converting it to eight 
apartments, demolish existing rear return and build a 7 storey residential block providing 
an additional 19 dwelling units. The 7 storey rear return was 4m higher than Wilton House. 
The agent was advised that this was not acceptable and that the rear return had to be 
subservient to the host building. 
 
Amended plans were submitted which now indicated a reduction of two stories. The 
overall height of the building to the rear sits below the ridge of Wilton House by 2m. The 
number of dwelling units was reduced from 27 (8 refurbished Wilton House +19 rear 
return) to 23 Units (8 refurbished Wilton House +15 rear return). At ground floor level 
there is an integral court yard which accommodates an external bin store. 
 
No amenity space, parking spaces or bicycle stand has been provided.  
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Planning Assessment of Policy and Other Material Considerations 
 

3.0 Policy Context 

 Draft Belfast Metropolitan Area Plan 2015 (purported to be adopted) 
Draft Belfast Metropolitan Area Plan 2004Belfast Urban Area Plan 

 Regional Development Strategy 2035 
Strategic Planning Policy Statement for NI 
• para 6.12 - Development proposals impacting on Setting of Listed Buildings; 
• para 6.13 - Change of Use, Extension or Alteration of a Listed Building. 
• para 6.18 -  Development within a Designated Conservation Area; 
• para 6.19 -  Interests of preserving or enhancing the character or appearance of a 
Conservation area. 
Planning Policy Statement (PPS) 6: Planning, Archaeology and the Built Heritage: 
• policy BH8-Extension or Alteration of a Listed Building 
• policy BH11 -Development affecting the Setting of a Listed Building; 
• policy BH12 - New Development in a Conservation Area. 
Planning Policy Statement (PPS) 7 – Quality Residential Environments  
• policy QD1 Quality in New Residential Development 
Planning Policy Statement (PPS) 3: Parking, Movement & Access 
Creating Places 
Planning Policy Statement (PPS) 15 – Planning and Flood Risk. 
 

4.0 Relevant Planning History 
LA04/2018/0490/PAD - Wilton House, 5-6 College Square North, Belfast, Alterations to 
Wilton House, including the demolition of the rear return and erection of extension to 
provide 27 residential units 
LA04/2018/2034/LBC - Wilton House, 5-6 College Square North, Belfast, Change of use 
and refurbishment of existing Wilton House to provide 8 dwellings; demolition of existing 
rear return and repairs to external rear façade and new windows to eastern elevation; 
construction of ramped access to the front of Wilton House and internal alterations and 
repairs.   
LA04/2019/0605/O – 4 College Square North – 6 story office development (valid April 
2019, under consideration) 
Z/2009/1123/LBC - Wilton House, 5 College Square North, Belfast, BT1 6AR 
Restoration of ground and 1st floor ceilings following removal of grid ceilings together 
with associated electrical enabling works, internal redecoration, minor roof repairs, 
repairs to staircase balustrading, minor damp proofing works and re-skimming of some 
artexed 2nd and 3rd floor ceilings. Permission granted 15.01.2010 
 

5.0 Statutory Consultees 
Consultees have been consulted on a number of amendments in respect of this 
application. Design comments from HED, CO and UDO relate to the most recent set of 
drawings submitted, bearing Belfast City Council date stamp 3rd September 2019.  
 
NIW – No objection.   
 
Department for Infrastructure – Roads  
Proposal unacceptable, insufficient evidence has been submitted. Outstanding 
documentation includes: - a transport assessment form, service management plan & 
cycle parking details. 
 
Rivers Agency –  
Pre Development Enquiry Information submitted 3rd September – awaiting Rivers Agency 
Response  
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Department for Communities - Historic Environment Division Historic 
Buildings Unit, considers the proposals in their current form fail to satisfy SPPS 
paragraphs  6.12 & 6.13 and policies BH8 & BH11 of PPS6 Planning, Archaeology 
and the Built Heritage.  
 
 

6.0 Non Statutory Consultees 
 
Environmental Health – Belfast City Council  
EHO require further information to be submitted to confirm that nearby land is not 
contaminated by way of a detailed Preliminary Risk Assessment (PRA). The PRA which 
has been submitted does not provide sufficient detail to show potential risk with regard to 
ground gas have been fully considered. 
 
Urban Design Officer – Belfast City Council  
Design unacceptable, visually dominate the listed building, contrary to policy. 
 
Conservation Officer – Belfast City Council  
Rear block should be visually subservient, inappropriate in terms of scale, massing & 
design.  
 

7.0 Representations 
 
Neighbour Notification Checked – Yes 
• 1 objection letter from Ulster Architectural Heritage, they are located in the same terrace, 
at 7 College Square North. 
• 1 objection letter from Past President of Belfast Natural History and Philosophical 
Society which owns and is located at Old Museum Building, 7 College Square North. 
• 1 letter of objection from Belfast Natural History and Philosophical Society. 
•  2 letters of objection on behalf of the owner of the adjacent site at 4 College Square 
North 
 
Ulster Architectural Heritage (UAH) Old Museum Building, 7 College Square North  
•UAH support reuse and restoration of the listed building, however the proposed 
redevelopment of the listed building is insensitive, inappropriate and neither subservient 
nor respectful to host listed building. 
•Insufficient detail has been submitted with regard to how renovation of the listed building 
is to be undertaken. Regard has not fully been given to the exterior, interior, the setting 
or historical value of the listed building, all of which are all equally important and should 
be equally considered. 
Proper procedure has not been followed as a report defining the current condition of the 
listed building has not been submitted. This is required for ‘buildings at risk’. Wilton House 
is on the ‘buildings at risk’ register. 
•The proposed separate rear return is unsympathetic to its setting. It is inappropriate in 
terms of height, scale, form, materials and detailing with regard to listed building Wilton 
House; the listed terrace in which it would sit and the City Centre Conservation Area.  
•All other existing rear returns and outbuildings on College Square North are subservient 
and sympathetic in scale and form to the important listed terrace. 
•Windows proposed for the gable end of Wilton House are entirely unsuitable in both 
proportion and location for a listed Georgian building. (Windows now removed from 
scheme) 
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Past President of the Belfast Natural History and Philosophical Society,  7 College 
Square North 
Size of rear return out of proportion and would dwarf the host listed building. 
Over shadow Old Museum Building next door 
Incongruous to the whole area 
 
President of the Belfast Natural History and Philosophical Society, 7 College 
Square North 
Height, scale not sympathetic to listed buildings 
Proposed windows not appropriate. (Windows now removed from proposal) 
 
GMR Architecture – Agent for development at 4 College Square North 
Proposed windows in the east elevation sit on the boundary with site, and ‘applied 
cornicing’ proposed is on 4 College Square North. (These windows have now been 
removed from proposal) 
 

8.0 
 
8.1 
 
 
 
 
8.2 
 
 
 
 
 
 
 
8.3 
 
 
 
8.4 
 
 
 
 
 
 
 
 
 
 
 
 
 

8.5 
 
 
 
 
 

Assessment 
 
Article 6 (4) of the Planning (Northern Ireland) 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 Court of Appeal decision on Belfast Metropolitan Area Plan, the extant 
development plan is now the Belfast Urban Area Plan. However, the Draft Belfast 
Metropolitan Area Plan (Draft BMAP) is 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 located on ‘white land’ in the ‘city centre conservation area’, and within an area 
of archaeological potential in draft BMAP 2015. In the Belfast Urban Area Plan (BUAP) 
the site is located on unzoned whiteland within the development limits of Belfast.  
 
The main issues to be considered in this case are: 
 

 The principle of residential use at this location; 

 The impact of demolition on the listed building; 

 The impact of the new building to the rear of and the alteration of the listed 
building;  

 The impact of the development on the setting of adjacent listed buildings and 
surrounding conservation area;  

 The impact on the neighbouring amenity of the adjoining and surrounding 
residential and commercial properties; and 

 The Impact on prospective residents  

 Other matters, including human health, traffic and parking and flooding.  
 
Principle of residential Use   
The change of use from an office/community use to a residential use would normally be 
considered acceptable in this city centre context. However, given the proposal lies within 
a listed building BH 7, Change of Use of a Listed Building, states that permission for the 
change of use of a listed building will normally only be permitted where this secures its 
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8.7 
 
 
 
 
 
 
 
 
 
8.8 
 
 
 
 
 
 
 
 
 
 
8.9 
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upkeep and survival and the character and architectural or historic interest of the building 
would be preserved or enhanced. Proposals for a change of use should incorporate 
details of all intended alterations to the building and its curtilage to demonstrate their effect 
on its appearance, character and setting. The conversion of a listed building to a new use 
will therefore normally only be acceptable to the Council, where it safeguards the future 
interest of the building and any alterations proposed meet the criteria set out in Policy BH 
8. The compliance of the proposal is therefore dependent on meeting the BH 8 policy test 
set out below. 
 
Wilton House is on the ‘Heritage at Risk Nl’ Register which is produced by Ulster 
Architectural Heritage UAH. UAH is supportive of the reuse and restoration of this 
building, only where policy is adhered to and the importance of the architectural and 
historical value of the building is maintained.  HED indicate that the principle of restoration 
and reuse of this building is acceptable, so long as a heritage led approach is taken in 
line with policies BH7 & BH8 of PPS6.  
 
Impact of the demolition, new building and alteration of the Listed Building and its 
setting and the setting of adjacent listed buildings 
BH8 states that consent will normally only be granted for the extension and or alteration 
of a listed building where all of the following criteria are met: 
 
(a) the essential character of the building and its setting are retained and its features of 
special interest remain intact and unimpaired; 
(b) the works proposed make use of traditional and/or sympathetic building materials and 
techniques which match or are in keeping with those found on the building; and 
(c) The architectural details (e.g. doors, gutters, windows) match or are in keeping with 
the building. 
 

Policy BH 11 sets out the policy consideration for development affecting the setting of a 

listed building and states that the Council will not normally permit development which 

would adversely affect the setting of a listed building. Development proposals will normally 

only be considered appropriate where all the following criteria are met: 

(a) the detailed design respects the listed building in terms of scale, height, massing and 
alignment; 
(b) the works proposed make use of traditional or sympathetic building materials and 
techniques which respect those found on the building; and 
(c) The nature of the use proposed respects the character of the setting of the building. 
 
The Department for Infrastructure Historic Environment Division (HED) is the statutory 
authority for Listed Buildings in Northern Ireland and have been consulted throughout the 
processing of this application and at the Pre Application Discussion Stage. Belfast City 
Council’s urban design and conservation officers have also been consulted pre and during 
the application. All consultees have acknowledged that the principle of an extension in 
this location could be acceptable but that any extension must respect Wilton House itself 
as well as the adjacent listed buildings and the setting of the conservation area.  
 
Historic Environment Division –Historic Buildings Unit (HBU) have been consulted on a 
number of occasions and object to the scheme. 
Key reasons for HED- HBU objections set out in their response of 16th August 2019 are;  

- Drawings not clearly annotated, each drawing should be clearly labelled indicating 
historic fabric to be retained, Historic fabric to be removed, new interventions and 
construction. 
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- Refurbishment negatively impacts both the listed building ‘Wilton House’ and the 
wider setting of the following listed buildings, Old museum building, 9-12 College 
Square North inclusive; College of technology, College Square East. 

- No information concerning the current condition of the listed building has been 
submitted. HED require detailed report recounting the current condition of the 
building and survival of 

- Historic fabric and details and how they are to be conserved. Legislation protects 
historic structures as a whole and applies to exterior, interior, setting and history 
equally. 

- More detailing required to indicate how subdivision into 8 apartments protects any 
history detailing that has survived such as panelling, doors, window encasements, 
plaster mouldings etc. 

- HED advises against the use of dry lining, which would effectively seal moisture 
into the walls 

- HED suggest a reduction of the scheme to a maximum of 4 stories is required to 
address above concerns. Just because the building is vulnerable does not mean 
overdevelopment is acceptable. 

Furthermore HED state that; 
- Proposals are not heritage led, design and access statement does not examine 

repairing and reuse of the listed building, and hence it is contrary to Policies BH7 
& BH8 of PPS6. 

- •the level of intensification of rear return is not appropriate. The scale and massing 
is over bearing. 

 
Since this response issued, the agent submitted further drawings (3rd September 2019), 
with a minor change– a recess is now included in the north facing elevation which fronts 
onto King Street Mews. HED have been forwarded these drawings and commented that 
the applicant has taken on board one of HED suggestions, however, that the footprint of 
the new build remains dominant.  The key objective is to achieve re-use of Wilton House, 
but HED remain unsatisfied with the dominant new build to the rear of the listed building 
and in this respect they have forwarded suggested refusal reasons. 
 
Both the Urban Design Officer (UDO) and Conservation Officer (CO) comments generally 
concur with HED’s view that the proposed new building to the rear of the listed building is 
out of keeping with the character of the area and with the listed building.  
 
Design, Scale and Mass 
In summary the urban design officer has raised concerns with the following; 

 The proposed new build would visually dominate the 4 storey listed building and 
read as an entirely separate structure and not a subservient extension 

 The proposal as it stands represents an overdevelopment of the site and one 
which does not read as a subservient addition to the host building and would have 
a detrimental impact on the character of the full terrace. 

  Lowering the floor level in the new build gives rise to new problems such as bin 
storage 

 Currently being located to the rear of an end terrace means that the new building 
will be visually prominent and open to key views along both College Avenue and 
College Square North. The proposal in his view would draw the eye 
disproportionately from the visual prominence of the heritage asset as illustrated 
in submitted visualisations 

 Insufficient provision of communal and private amenity space 

 Unsatisfactory level of outlook and natural daylight for apartments, particularly 
those overlooking the narrow Kings Street Mews to the north. The projecting 
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nature of the new angled window in the south elevation of the new-build are 
contrived and are an indicator over development. 

 More consideration should have been given to the proportions and hierarchy of 
window openings across the eastern and northern elevations of the new build with 
due regard given to the surrounding context 

 No provision has been made at ground floor level for bike provision in terms of 
safe and accessible bike storage, which would expected given that the scheme 
has zero parking provision. 

 
Impact on Conservation Area 

The ridge height of the rear new build is 2.3m lower than Wilton House ridge height, 
however, the eaves of the new build are higher than the eaves of Wilton House. Despite 
a reduction of 2 stories, the new build block is not subservient to the listed building as 
required by PPS6 policy BH7, 8 & 11. This 5 storey building would visually dominate the 
four storey listed building and would read as a separate structure, not a subordinate 
extension. It would appear that undue weight has been given to the both the rooflines of 
John Bell house opposite and the new student accommodation on the opposite side of 
College Avenue as setting a precedent for proposed building heights. The listed building 
forms part of a terrace and it is in the context of the immediate listed terrace that the 
design should have been informed for any redevelopment of this site. 
 
The Urban Design Officer and Conservation Officer have advised that the height and 
scale of the proposal remains excessive and dominant, breaching the established and 
overriding building height of the portion of the street within the Conservation Area. The 
proposal would read as visually incongruous within the townscape of the locality. The 
massing of the building is contextually inappropriate and out of character with the 
townscape. Accordingly, the proposal represents over development of the site which is 
contrary to PPS6 and would adversely impact on the Conservation Area. 
 

Impact on amenity  
Paragraphs 4.11 and 4.12 of the SPPS set out that a wide range of environment and 
amenity considerations should be taken into account by planning authorities when 
managing development. These include noise and air quality.  The planning system has a 
role to play in minimising potential adverse impacts, such as noise or light pollution on 
sensitive receptors by means of its influence on the location, layout and design of new 
development. The planning system can also positively contribute to improving air quality 
and minimising its harmful impacts. Additional strategic guidance on noise and air quality 
as material considerations in the planning process.  
  

Open Space and Private Amenity 
For apartment development private communal amenity space is acceptable by provision 
of landscaped areas, courtyards or roof gardens of 10-30sqm for each apartment. In 
urban areas, the lower figure of 10sqm is more appropriate. This proposal offers no usable 
amenity space. The applicant may argue the shared courtyard is a useable communal 
amenity space, however this will be required as an external bin storage area, and is now 
dominated by 2 no. access ramps to manage levels; and the fact this space would be 
dark reduces the appeal of utilising this outdoor space. Insufficient provision of communal 
and private amenity space is proposed, the proposal fails to provide even minimum 
standards that would be expected and therefore fails to meet policy as set out in QD1 of 
PPS7. 
 
Outlook and natural daylight 
The scheme results in an unsatisfactory level of outlook and natural daylight for 
apartments, particularly those overlooking the narrow Kings Street Mews to the north. 
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PPS7 requires that residential development must ensure that acceptable levels of light 
are achieved and that outlook for potential residents should be considered. Care should 
be taken over the siting of new buildings, particularly when close to existing 
buildings/common boundaries as their proximity may result in an unacceptable over 
bearing impact despite other amenity requirements having been achieved.  
 
The outlook of a large proportion of apartments within the new rear return would be onto 
the narrow Kings Mews, which runs to along the rear of the site. Kings Mews has no 
buildings fronting onto it, and basically serves as a rear service lane for the entire terrace 
and for the flour factory, resulting in a poor outlook. 
 
The proposed rear return faces north. This has implications for the amount of sunlight/ 
daylight it receives, being restricted by the four storey listed building behind it.  The level 
of light reaching the 5 x I no. bedroomed apartments located in the NW corner of the rear 
return rely solely on windows in the northern elevation for light, this is particularly 
challenging for apartments on the lower floors. Furthermore the 1-bedroom apartment at 
ground floor level directly overlooks a hard surfaced strip between both buildings which 
is not ideal. 
 
Windows which were proposed in the east elevation of Wilton House and the rear return 
in the first submission have been omitted as part of the most recent submission as they 
compromised the adjacent site. This implies that the level of light propose in Wilton house 
was not satisfactory in the first instance in that windows were initially proposed, and now 
they have been removed, light levels in the proposed apartments would be insufficient. 
 
In the proposed new build rear return, apartments which face onto the courtyard would 
not benefit from much daylight; and no sunlight especially on the lower floors. 2no. 
windows provide light for each apartment. These windows are angled so as to prevent 
over-looking of the apartment opposite, which are separated by the courtyard by a width 
of 4m, this again represents over development. 
 
The ‘Old Museum Building’ (Grade A listed) adjoins Wilton House to the west. A 5 storey 
block will significantly impact on the amount of daylight reaching the rear of this building. 
The proposal compromises sustainable development at a number of locations on College 
Square North. 
 
Traffic, Movement and Parking 
With a central, city centre location potential residents may not have to rely on a car. 
However, the applicant has not demonstrated whether on street parking is available, 
where the nearest bus stops are located etc. No provision has been made for residents 
to securely store bicycles, this fails to address policies set out in PPS3 Movement, Parking 
and Access and Policy QD1(e &f) of PPS7.  
 
Environmental Matters 
 
Contaminated Land 
Environmental Health were consulted on both the pre-application, the initial proposal, and 
responded with no objections subject to conditions. However, EH requested to be re-
consulted when they became aware of potential ground contamination in the light of a 
neighbouring proposal.  EH requested that a Preliminary Risk Assessment be submitted. 
This was submitted by the applicant on 24th May 2019. EH studied the PRA and are not 
satisfied that potential risks of ground gas have been fully considered. They have 
requested a further up to date risk assessment which has not been submitted to date of 
this report. 
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Drainage 
A Drainage assessment was submitted on 24th July 2019. DfI Rivers requested a Pre 
Development Enquiry response from NIW, & attenuation size and calculations based on 
discharge rate which was submitted on 3rd September. This information has been 
forwarded to DfI Rivers for comment. We await their formal response. 
 

9.0 Summary of Recommendation: 
The proposal is considered contrary to the development plan and other material 
considerations in particular to the core panning principles contained in the Strategic 
Planning Policy Statement, PPS 6 and PPS 7 in that the proposal would cause significant 
harm to the built heritage of Belfast City Centre and the Conservation Area and to the 
amenity of existing neighbours, and future occupiers within and adjacent to the proposed 
development.  
 
The application is recommended for refusal for the reasons set out below.   
 

10.0 
 
10.1 
 
 
 
10.2 
 
 
 
 
 
 
10.3 
 
 
 
10.4 
 
 
 
 
10.5 
 
 
 
 
 
 
 
 
 
 
10.6 
 
 
 
 

Reasons for Refusal  
 
The proposal is considered contrary to the core planning principles contained within the 
Strategic Planning Policy Statement in that if approved the proposal would not support 
good design and positive place making or preserve and improve the built environment.  
 
The proposal is contrary to Policy BH 7, and 8 of Planning Policy Statement 6 Planning, 
Archaeology and the Built Heritage and paragraphs 6.12 and 6.13 of the SPPS, in that, if 
approved would result in unacceptable harm to the listed building’s essential character 
through loss of historic fabric and elements of significance and that insufficient evidence 
has been submitted detailing the current condition and survival of the historic fabric or of 
how it is to be conserved, reused and repaired. 
 
The proposal is further contrary to policy BH8 of PPS6 and policy QD1(b) of PPS7 in that 
new windows proposed in the east elevation are out of character with the host listed 
building Wilton House HB26/50/102A. 
 
The proposal is contrary to Policy BH 10 of Planning Policy Statement 6 Planning, 
Archaeology and the Built Heritage in that, insufficient information has been provided to 
address the condition of the building, the adequacy of efforts made to retain the building 
in use and the merits of alternative proposals for the site.  
 
The proposal is contrary to Policy BH 11 and 12  of Planning Policy Statement 6 Planning, 
Archaeology and the Built Heritage and policy QD1(a) of PPS7 as the scale and massing 
of the new build element has an over bearing impact; and negatively affects the setting of 
the listed host building Wilton House HB26/50/102/A, the city centre conservation area; 
and the following listed buildings 

•Old Museum Building HB26/50/102 B 
•9 College Square North HB26/50/102 C 
•10 College Square North HB26/50/102 D 
•11 College Square North HB26/50/102 E 
•12 College square North HB26/50/102 F 

 
The proposal is contrary to policy QD1(c) of PPS7 in that the proposed development has 
an inadequate provision of amenity space. 
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The proposal is contrary to policy QD1 (h) in that the design and layout will conflict with 
adjacent land uses, causing an unacceptable adverse impact on existing and proposed 
properties in terms of loss of light and overshadowing. 
 
The proposal is contrary to Policy AMP3 of Planning Policy Statement 3 Access, 
Movement and Parking, in that an acceptable scheme has not been achieved through the 
provision of sufficient information in accordance with Article 3 (6) of the Planning (General 
Development Procedure) Order (NI) 2015. 
 
The proposal is contrary to the SPPS in that insufficient evidence has been submitted to 
satisfy Environmental Health that there will not be unacceptable harm to human health 
as detailed Preliminary Risk Assessment has not been submitted in accordance with 
Article 3 (6) of the Planning (General Development Procedure) Order (NI) 2015. 
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ANNEX 
 

Date Valid   10th August 2018 

Date First Advertised  31st August 2018 
 

Date Last Advertised 24th May 2019 
 

Details of Neighbour Notification (all addresses) 
1b ,College Square East,Belfast,Antrim,BT1 6DZ,    
7      OLD MUSEUM ARTS CENTRE, COLLEGE SQUARE NORTH, BELFAST, ANTRIM, 
Northern Ireland, BT1 6AR    
All Owner/Occupier, 1-175, John Bell House,College Square East,Belfast,Antrim,BT1 6DJ,    
Belfast Natural History and Philosophical Society,The Old Museum Building,7 College Square 
North,Belfast,BT1 6AR    
King Street Mews,Belfast,Antrim,BT1 6AQ,    
Replay Productions Ltd,Old Museum Arts Centre,7 College Square North,Belfast,Antrim,BT1 
6AR,    
 Ulster Architectural Heritage,Old Museum Building,7 College Square North,Belfast,BT1 6AR    
Ulster Association Of Youth Drama,Old Museum Arts Centre,7 College Square 
North,Belfast,Antrim,BT1 6AR,    
 

Date of Last Neighbour Notification 22 Feb 2019 

Date of EIA Determination N/A 

ES Requested 
 

N/A 
 

Drawings 

01 Site Location Map A3  

02 Site Block Plan as Existing A3  

03 Existing Plans A3  

04 Existing Elevations A3  

05 Context Elevations Existing A3  

06 Site Block Plan as Proposed A3  

021 Conservation Drawing - Wilton House 
Plans A3  

022 Conservation Drawing - Elevations A3  

07A Proposed Ground Floor Plan A3  

08A Proposed Levels 01-03 Floor Plans A3  

Representations from Elected Members  

09A Proposed Level 04 Floor Plan A3  

10A Proposed Level 05 Floor Plan A3  

11A Level 07 Roof Plan A3  

13A Proposed East Elevation A3  

14A Proposed New build South Elevation A3  

15A Proposed Courtyard East Elevation A3  

16A Proposed North Elevation A3  

18A Proposed Context Elevations A3  

19A Proposed Section AA A3  

20A Proposed Section BB A3 
 
 

- Paul Maskey MP has sought an update 
on application status only 

- Cllr Carson has sought an update on 
application status only 
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Committee Application 
 

Development Management Report 

Application ID: LA04/2019/0923F Date of Committee:   15 October 2019   

Proposal: 
Demolition of existing dwelling and the 
construction of 10 Houses and 12 
Apartments 

Location: 
 14 Antrim Road, Newtownabbey, BT36 
7JP.   

Referral Route:  
Representations made by members of the public conflict with recommendation made by 
BCC Planning Service. 

Recommendation: Refusal   
 

Applicant Name and Address: 
Carole Wray 
14 Antrim Road 
 Newtownabbey 
 BT36 7JP 

Agent Name and Address: 
Arcus Architects 
22 College Gardens 
 Belfast 
 BT9 6BS 

Executive Summary: 
 
The application seeks planning permission for the demolition of existing dwelling and the 
construction of 10 Houses and 12 Apartments. 
 
The key issues in the assessment of the proposed development include: 
 

 The principle of the proposal at this location; 
 Design, layout and impact on the character and appearance of the area 
 Impact on amenity 
 Access, parking and transport 
 Drainage, flooding and infrastructure capacity 
 Contamination  
 Impact on Natural Heritage  

 
- Having had regard to the development plan, relevant planning policies and other 

material considerations it is concluded that the proposal if developed would have a 
detrimental impact on the character of the area and due to the overdevelopment 
and intensification of the site and would result in unacceptable visual damage to 
the appearance of the area; and  

- Create an undesirable living environment for prospective residents due to 
unacceptable form, layout, density and inadequate provision of amenity space.  

 
- The development does not respect the character and topography of the site and, if 

permitted, would result in the loss of significant numbers of mature trees subject to 
special protection under a provisional TPO which contribute to the amenity of the 
immediate locality and wider area.  

- The proposal which is zoned within a local landscape policy area would have an 
unacceptable adverse impact on bats and priority habitats/natural features worthy 
of protection.  
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Application ID: LA04/2019/0923/F 

 

Page 2 of 17 

- The applicant has also failed to submit sufficient information to address concerns 
in respect of flooding/drainage and roads/access/parking.  

 
Consultees 
Environmental Health – No objection 
DAERA – Additional information requested.  
DFI Roads – Additional information requested. 
Rivers Agency – Additional information requested. 
NI Water- Response outstanding 
Woodland Trust- Advice 
 
Representations 
383 third party representations have been received to date of report. Generally objections 
received have been raised by the local community in the vicinity of the site whereas 
letters of support have been received from outside the area and outside the city. 
 
332 letters of objections have been received from the local community raising the 
following concerns:  

 Impact on ecology & biodiversity  
Loss of trees & Loss of wildlife corridor 
Impact on wildlife and loss of habitat in the area (including bats, birds, foxes, 
squirrels, hedgehogs, badgers, mammals, plants and fauna).  
Protection of open space /Loss of open space therefore contrary to Policy PPS 8: 
Open Spaces 
Contrary to Policy PPS 2 Natural Heritage due to impact on flora and fauna 
Impact on the setting of Throne Wood / TPO exists over the area 
 

 Overdevelopment / High density  
At odds with local landscape Layout is not in character with the area 
Overdevelopment/town cramming 
 

 Impact on visual amenity 
Existing dwelling should be retained due to its character 
Contrary to PPS 6: Planning, Archaeology and the Built Heritage (Local 
Landscape Policy Areas) and addendum to PPS 6 (Areas of Townscape 
Character) 
 

 Road safety issues with access and poor visibility 
Noise disturbance / Volume of traffic 
Impact on residential amenity of residents of Kincraig Park 
Contrary to Policy PPS 3: Access Movement and Parking 

 
51 letters supporting the proposal have been received highlighting that the proposal 
offers: 

 Provision of quality housing which respects the local surroundings 

 The proposal offers excellent public transport along the Antrim road and into the 
city centre 

 The landscaping proposals will contribute to the environmental integrity of the 
scheme 
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Recommendation  
Having regard to the Development Plan and all other relevant material considerations, 
the proposal is considered unacceptable and refusal is recommended for the reasons set 
out in the case officer report below. It is requested that delegated authority is given to the 
Director of Planning and Building Control to finalise the refusal reasons.  
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Case Officer Report 

Site Location Plan 

 

 

 

Consultations: 

Consultation Type Consultee Response 

Statutory NI Water - Multi Units East - 

Planning Consultations 

Outstanding 

 

Non Statutory Env Health Belfast City 

Council 

No objections 

Statutory NIEA Additional information 

required 

Statutory Woodland Trust Advice 

Statutory Rivers Agency Additional information 

required 

Statutory DFI Roads - Hydebank Additional information 

required 
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Representations: 

Letters of Support 51  

Letters of Objection 332 

Number of Support Petitions and 

signatures 

No Petitions Received 

Number of Petitions of Objection and 

signatures 

No Petitions Received 

Summary of Issues: 

 Impact on wildlife and loss of habitat in the area (including bats, birds, foxes, 
squirrels, hedgehogs, badgers, mammals, plants and fauna).  

 Loss of trees 

 Loss of wildlife corridor 

 Impact on ecology, biodiversity  

 High density of the site is at odds with local landscape 

 Impact on visual amenity 

 Noise disturbance 

 Volume of traffic 

 Road safety issues with access and poor visibility 

 Impact on residential amenity of residents of Kincraig Park 

 Layout is not in character with the area 

 Overdevelopment/town cramming 

 Existing dwelling should be retained due to its character 

 Protection of open space 

 Contrary to PPS 2 Natural Heritage due to impact on flora and fauna 

 Contrary to PPS 3: Access Movement and Parking 

 Contrary to PPS 6: Planning, Archaeology and the Built Heritage (Local Landscape 
Policy Areas) and addendum to PPS 6 (Areas of Townscape Character) 

 Loss of open space therefore contrary to PPS 8: Open Spaces 

 Impact on setting of Throne Wood 

 A TPO exists over all of this area 
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Characteristics of the Site and Area 

 

1.0 Description of Proposed Development 

Demolition of existing dwelling and the construction of 22 dwelling units, comprising 
10 Houses and 12 Apartments. 

2.0 

 

 

 

 

 

 

 

2.1 

 

 

2.2 

 

 

 

 

2.3 

 

 

 

2.4 

 

2.5 

 

Description of Site and Area  

The site is an irregular shaped parcel of land of some 0.58 hectares measuring 
approximately 115m in length along the Antrim Road and approximately 55m deep 
along the Ben Madigan Park South boundary. The site is currently occupied by a 
habitable storey and a half detached dwelling which has a driveway to the front 
accessed by two vehicular access points onto the Antrim Road. The site has an 
extensive garden area and is bounded by a dense network of trees along all 
boundaries. Numerous tree species are dotted across the site and include deciduous 
and evergreen tress such as Sycamore, Yew, Cedar, Ash, Holly, Hazel, Elm, Pine and 
Horse Chestnut amongst others. Due to the presence of heavy vegetation the site is 
well screened from the Antrim Road. The topography of the site rises extensively from 
east to west particularly to the rear of the existing dwelling.  
 
A number of detached dwellings are located approximately 85 metres to the west of 
the No. 14 Antrim Road. These dwellings have a variety of styles reflecting some 
modern and contemporary architectural features. 
 
The immediate area to the north and east of the site is characterised by woodland. 
The site has its frontage along the Antrim Road, Newtownabbey, forming part of an 
existing continuous belt of trees that contributes significantly to the character of a wider 
urban woodland (known as Throne Woodland) on both sides of this section of the 
Antrim Road. As such the trees on this site afford not only visual amenity to the site 
itself but are also significant and important to the overall character of the wider 
surrounding area, forming part of the escarpment of Cavehill.  
 

The site sits in a location which provides a clear visual break from the built up 

environment of the city. This is apparent whilst travelling past the site from south to 

north along the Antrim Road. The wider site forms part of an area that provides a 

striking change in the cityscape which changes from a built up environment to a softer 

landscape which is characterised predominantly by mature woodland.  

The wooded site is visually integral to the continuous stretch of woodland along the 

upper slope of the Antrim Road which extends towards the Belfast Zoo entrance. 

 
The site is subject to a Provisional Tree Preservation Order that was served on 15th 
August 2019. There is also a confirmed TPO on land directly adjacent to the site which 
also forms part of the Cavehill wooded escarpment.  
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2.6 

 

 

The site is unzoned within BUAP 2001 and within the development limits for Belfast 

City as defined in the draft BMAP Plan 2015. The site is unzoned for any specific use 

as it is a dwelling house and garden but falls within the Belfast Castle/Fortwilliam Local 

Landscape Policy Area.  

The site lies opposite the Throne Woodland Site of Local Nature Conservation 

Importance. 

Planning Assessment of Policy and other Material Considerations 

 

3.0 Policy Framework 

3.1  Regional Development Strategy (RDS) 
Belfast Urban Area Plan 2001 
Draft Belfast Metropolitan Area Plan 2015 
(The extant development plan is now the BUAP and 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) 
Policy SETT 2 Development within the Metropolitan Development Limits and 
Settlement Development Limits. 
Strategic Planning Policy Statement (SPPS) 
PPS 2: Natural Heritage 
PPS 3: Access, Movement and Parking 
PPS 6: Planning, Archaeology and the Built Heritage 
PPS 7:Quality Residential Developments 
Planning Policy Statement 7 (Addendum) : Safeguarding the Character of Established 
Residential Areas   
Planning Policy Statement 12: Housing in Settlements  
PPS 13: Transportation and Land Use 
PPS 15: Planning and Flood Risk 

3.2 Supplementary Planning Guidance 

3.3 Creating Places 
DCAN 8: Housing in Urban Areas 
DCAN 15: Vehicular Access Standards 

4.0 Statutory Consultees Responses 

4.1 DFI Roads – Unacceptable layout-Further information required.  
NI Water – Response outstanding 
Rivers Agency- Requested further information 
NIEA- Natural Environment Division (NED) has concerns 
Woodland Trust- Advice re: ecological surveys 

4.2 Non Statutory Consultees Responses 

4.3 Belfast City Council Environmental Health – No objection 
Belfast City Council Tree Officer- Concerns with the loss of trees 

5.0 Planning History 
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5.1 The applicant’s agent claims that there’s an approval for a replacement dwelling on 
the site. It was highlighted in the concept report that a gate lodge existed at the end 
of the site adjacent to Kingcraig Park, which was demolished and planning permission 
was granted for a replacement dwelling at the location. However, there is no record of 
this approval. 
 

6.0 Representations 

6.1 The application has been neighbour notified and advertised in the local press. 383 

representations have been received at the time of writing of this report, 332 

objections to the proposal.  

6.2 Representations have also been received from a number of elected members, all 
raising concerns in respect of the proposal:  
 
Nigel Dodds DUP MP; and  
Nichola Mallon SDLP MLA.  
 
Julian McGrath, Alliance, Newtownabbey;  
Philip Brett, DUP, Newtownabbey; and 
Noreen McClelland, SDLP, Glengormley. 

6.3 The representations received have highlighted the following issues with the 
development. 
 

 Impact on wildlife and loss of habitat in the area (including bats, birds, foxes, 
squirrels, hedgehogs. badgers, mammals, plants and fauna). Officer response-
Refer to section on Natural Heritage section 

 Loss of trees- Officer response-Refer to Natural Heritage section 

 Loss of wildlife corridor-Officer response-Refer to Natural Heritage section 

 Impact on ecology, biodiversity- Officer response-Refer to Natural Heritage 
section 

 High density of the site is at odds with local landscape- Officer response-Refer 
to section on the impact on character and appearance of the area 

 Impact on visual amenity- Officer response- Refer to section on the impact on 
character and appearance of the area 

 Noise disturbance- Officer response- refer to section on amenity  

 Volume of traffic- Officer response- refer to paragraph on access, parking and 
transport  

 Road safety issues with access and poor visibility- Officer response- refer to 
paragraph on access, parking and transport 

 Impact on residential amenity of residents of Kincraig Park- Officer response- 
refer to impact on amenity section 

 Layout is not in character with the area- Officer response-Refer to section on 
the impact on the character and appearance of the area  

 Overdevelopment/town cramming- Officer response- Refer to section on the 
impact on the character and appearance of the area  

 Existing dwelling should be retained due to its character- Officer response- 
Refer to section on the impact on the character and appearance of the area  
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 Contrary to PPS 2 Natural Heritage due to impact on flora and fauna- Officer 
response-Refer to Impact on Natural Heritage section 

 Contrary to PPS 3: Access Movement and Parking- Officer response- refer to 
paragraph on access, parking and transport 

 Contrary to PPS 6: Planning, Archaeology and the Built Heritage (Local 
Landscape Policy Areas) and addendum to PPS 6 (Areas of Townscape 
Character) - Officer Response- Refer to section on the impact on the character 
and appearance of the area. 

 Protection of open space/Loss of open space therefore contrary to PPS 8: 
Open Spaces- Officer response-Refer to impact on character and appearance 
of the area section 

 Impact on setting of Throne Wood- Officer response-Refer to Impact on Natural 
Heritage section 

 Claimed that a TPO exists over all of this area- Officer response-Refer to 
Impact on Natural Heritage section 

6.4 51 letters of support were also submitted highlighting that the proposal would create 
an attractive housing development which respects the local environment and 

 Its location offers excellent transport links into the city centre.  

 Comments also highlighted how the landscaping/planting proposals contribute 
greatly to the environmental integrity of the scheme.  

 
It should be noted that the majority of the pro forma letters of support have addresses 
which are not within the immediate vicinity of the proposal. Letters of support were 
received from Lisburn, Crossgar, Downpatrick, Ballygowan, Hollywood, Craigavon 
and the wider Belfast area.  

9.0 Assessment 

9.1 The key issues in the assessment of the proposal are as follows: 
 The principle of the proposal at this location; 
 Design, layout and impact on the character and appearance of the area 
 Impact on amenity 
 Drainage, flooding and infrastructure capacity 
 Contamination  
 Access, parking and transport 
 Impact on Natural Heritage  

9.2 The principle of the proposal at this location 
The application site is unzoned whiteland within the development limits in the BUAP 
and the Draft BMAP. The land is a residential site in that it is currently occupied by a 
storey and a half detached residential dwelling. The site is not zoned as open space. 
As a result the principle of development at this location is deemed to be acceptable 
subject to consideration of regional planning policy and environmental matters. The 
demolition of the existing dwelling is also considered to be acceptable. The building is 
not protected by being in an ATC, a Conservation Area or listed.  

9.3 

 

 

Design  
A Design Concept Report was received with the application. This report highlights that 
the existing dwelling has suffered from creeping subsidence which has grown to an 
extent that the occupants were advised that demolition of the building was the only 
viable option. The report claims that the development complies with prevailing 
planning policy. Proposals for new residential development must take account of the 

Page 141



Application ID: LA04/2019/0923/F 

 

Page 10 of 17 

 

 

9.4 

 

 

 

 

 

 

9.5 

 

 

 

 

 

 

 

specific circumstances of each site. In this respect analysis of context is particularly 
important. 
The proposed units are listed below with reference made to the height of each building: 
  
House Type A- front facing 10.7m ridge height. 8.1 m ridge height to the rear 
House Type B- front facing 11.7m ridge height. 8.9 m ridge height to the rear 
House Type C- 7.5m ridge height front and back 
House Type D1- 8.2m ridge height front and back 
House Type D2- 8.2m ridge height front and back 
House Type D3- 8.2m ridge height front and back 
Apartment Type A- 11.9m ridge height to the front. 10.5m ridge height to the rear 
Apartments Type A1- 11.9m ridge height to the front. 10.5m ridge height to the rear 
Apartment Type B- 10.5m ridge height to the front. 7.6m ridge height to the rear 
Apartment Type B1-10.5m ridge height to the front. 7.6m ridge height to the rear 
 
Finishes include buff facing brick, black grey roof tiles and smooth render bays and 
window surrounds. The buildings to the rear of the development in particular House 
Types A and B are designed in a narrow elongated manner which is uncharacteristic 
of the existing built form within the area. Their 3 and 4 storey heights (ranging from 
10.7m to 11.7m) and particularly small footprint are indicators of the high density 
nature of this proposal. The ground floor consists of only a single garage, staircase 
and utility room.  The design of the high density apartment blocks is also concerning. 
Their massing and connection to House Types A and B is completely out of character 
with the area. Their design is considered to be unacceptable and this pattern of 
development is not in keeping with the overall character and environmental quality of 
the established residential area. The built form of the development is therefore 
considered to be contrary to PolicyQD1 of PPS 7 and LC 1 (a) and (b) from the 
addendum to PPS 7. 

9.6 Layout 
In terms of the development the proposed scheme will comprise 8 buildings 
comprising a total of 22 residential units. The lower part of the site facing Antrim road 
will be formed by a mix of two 2 storey apartment buildings (3 apartments in each one) 
and 4 detached houses. Two groups of buildings will form the upper part of the site. 
They will consist of 6 terraced houses and 6 apartment units. These two upper blocks 
will be separated by pedestrian/vehicular access road. Car parking and amenity 
provision is provided to the rear of the blocks. The upper part of these blocks will fully 
utilise the level difference between the fronts and the backs. Front elevations facing 
the new access road will consist of 3 levels (incorporating ground floor car ports for 
the terraced houses) while back elevations will be reduced to 2 storey facing gardens 
and green open space to the rear. There is no particular uniform pattern to the 
development in terms of the positioning and orientation of the dwellings. Amenity 
provision space is substandard and will be assessed later in the report.  

9.7 Density 
The development consist of 22 units in total across 0.58 hectares of land. This equates 
to a housing density of 37.93 buildings per hectare which would be significantly higher 
than the immediate area which approximately equates to a residential parcel density 
of 0.52 building per hectare. These figures highlight the existing low density character 
of the area. This area including the application site, is characterised by dwelling 
houses sitting on large individual plots. The proposal is to build a high density 
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development which is uncharacteristic of the established residential area and will 
result in the overdevelopment of the site.  

9.8 

 

 

 

 

 

9.9 

Character & Appearance 
There are existing detached and apartment buildings in the area. These are mainly 
located to the south, south west and south east of the site. A row of detached dwellings 
are located west of the site. The residential character of the area is predominantly 
characterised by low density detached dwellings with generous size garden plots. 
Whilst the site is located within the city settlement limits, the site and its surroundings, 
particularly to the north and east are characterised by mature woodlands which act as 
a green lung and provide a visual break to the built form of the city. This highlights that 
the site and its setting provides a significant amenity asset for this part of the city.  
 
The proposed development does not respect the surrounding context and is 
inappropriate to the character of the locality, thus impacting on the overall amenity of 
the area. The density is significantly higher than those of neighbouring properties. Due 
to the intensification of the site and its layout it is considered that the proposal does 
not create a quality sustainable residential environment and as such the proposal is 
contrary to the SPPS and Policy QD 1 of PPS7 and Policy LC1 (a) (b) Protecting Local 
Character, Environmental Quality and Residential amenity . 

9.10 

 

 

 

9.11 

 

 

 

 

 

9.12 

 

 

 

9.13 

 

 

 

Topography 
Particular care will be necessary on sloping sites in order to minimise the impact of 
differences in level between proposed properties. The development would result in a 
substantial amount of cutting to excavate the existing slope to the rear of the site and 
to achieve the levels proposed.  There is no reference or details of retaining walls in 
any plans. 
 
The submitted plans offer scant information relating to existing and proposed levels 
across the site.  However, it is evident that the adjacent Antrim road sits at 53.60 AOD. 
The highest point of the site is 62.0 AOD which highlights an 8.4m difference between 
the entry point of the site and the rear of the site. Parts of the site will encounter a 
minimal of 2m excavation according to the submitted site sections.  For example,   
manhole levels west outside the site, show a 64 – 66 (9approx) AOD roadway level, 
relative to a level shown inside the site to the rear of House type A showing 59.4, this 
is a potential 5-7metre difference in levels, with no information presented as to how 
this will be accommodated.  
 
Policy QD 1, PPS 7 (paragraph 4.13) and Creating Places advises that extensive land 
reshaping will be unacceptable for new housing developments. The proposal will 
result in the loss of trees due to the excavating of the land and the positioning of 
dwellings in proximity to trees. It is considered that the land reshaping and any 
retaining wall will have an adverse impact on the environmental quality and character 
of the landscape at this location which is contrary to Policy QD1 of PPS 7.  
 
Significantly, PPS 7 states that on sloping sites low density development which would 
entail minimal works of excavation may be acceptable. The current proposal is a high 
density development which will intensify the scale and massing in the area, adversely 
impacting on the local character of the area.  
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9.14 The proposal is therefore considered to be contrary to PPS 7 Policy QD 1 (a) and 
paragraphs 4.25 - 4.27 of the SPPS in that the applicant has failed to satisfactorily 
demonstrate if the proposed changes to the ground levels are acceptable in terms of 
the failure to submit a slope stability report or any details of retaining structures. 

9.15 

 

 

 

 

 

 

9.16 

Amenity Provision 
It is considered that the scheme fails to provide quality amenity and landscaped space.  
The proposed is inadequate and inappropriate and is therefore contrary to the SPPS 
and Policy QD1 of Planning Policy Statement 7 in that the development would, if 
permitted create undesirable living conditions for prospective residents due to 
inadequate provision of quality amenity space.  Amenity space provision particularly 
around the apartment buildings to the rear of the site is sub-standard as it consists of 
steep banks and is unusable space. Sufficient sections across and through the site 
have not been provided to demonstrate that the proposed development can sit 
comfortably on the site and provide good amenity both for prospective residents and 
relative to its neighbours given the topography.  
 
Many of the buildings do not have adequate private amenity space, the provision 
ranges from 25 – 85 square metres.  House Types A, B, C, D2 and Apartments Type 
A, all fall short and below the recommended amenity levels for a suburban area.  In 
addition, communal open spaces should provide sufficient space and be designed to 
support an appropriate balance of informal social activity and play opportunities for 
various age groups. The communal open space provision incorporates an area of 
greenery located off the central access point which is minimal in size and considered 
to be substandard in terms of quality and size.  

9.17 

 

 

 

9.18 

 

 

 

9.19 

 

 

 

 

 

9.20 

Landscaping 
As previously discussed the existing trees contribute to the intrinsic character of the 
site and the wider setting of the area. As such the site is subject to a Provisional Tree 
Preservation Order that was served on the 15th August 2019. There is also a 
confirmed TPO on land directly adjacent to the site which also forms part of the Cave 
Hill wooded escarpment. 
 
An Arboricultural Impact Assessment was submitted in support of this application.  It 
is acknowledged that several existing trees are to be retained as part of the scheme. 
However, the Arboriculturalist’s Impact Assessment recommends the removal of 
approx. 21 healthy trees to facilitate the development. Approximately 12 of these trees 
are to the front of the site. 
 
BCC’s Tree Officer assessed this information and assessed the wider site and have 
advised that the development would have a negative impact on trees across the site 
through the loss of trees. The loss would be the result of the location of buildings and 
the creation of paths and hardstanding areas which would encroach the root protection 
zone of numerous trees. In addition, some existing trees will impact on the amenity of 
prospective occupiers in respect of useable external amenity space and loss of natural 
light internally. The Tree Officer advises that the dwellings on either side of the site 
access at the front of the site are repositioned or omitted from the scheme as these 
impact the Root protection areas of retained trees.  
 
Plans showing an accurate tree protection plan/tree constraints plan, details of 
boundary treatments at the rear of the site, a plan with existing and proposed spot 
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9.21 

 

 

 

 

9.22 

levels to show how the change in land levels will be addressed; details of retaining 
walls; accurate site sections; layout and landscape planting plans would be required 
to fully assess the impact on trees. This information was not submitted with the 
application. 
 
However, from the information submitted, it is clear there will be an impact from the 
topography / levels on the site and significant tree removal will result.  The removal of 
trees across the site will have a detrimental impact on the overall character of this part 
of the Antrim Road. Individually and collectively, all of the trees on this site offer 
important amenity value to both the site and the surrounding area and should therefore 
be retained where possible. As a result the loss of trees across the site will also impact 
on the setting of Throne woodland and could have a detrimental impact on the local 
ecology. This point was echoed by a number of objectors.  
 
Due to the combination of factors including the provisional Tree Preservation Order 
on the site, the impact the loss of trees would have on the character of the area and 
on the setting of Throne Woodland it is considered that the proposal fails to comply 
with planning policy. Therefore, the proposal is considered contrary to the SPPS and 
Policy QD 1 of Planning Policy Statement 7 - Quality Residential Environments in that 
the development does not respect the character and topography of the site and, if 
permitted, would result in a) the loss of significant mature trees which contribute to the 
amenity of the immediate locality and wider area and b) significant land reshaping 
which would adversely impact on the nature and character of the area.  

9.23 

 

 

 

 

 

 

 

9.24 

Impact on residential amenity 
In assessing housing proposals in established residential areas the Council will 
therefore need to be satisfied that unacceptable harm will not be caused to the local 
character, environmental quality or residential amenity of the area. Particular account 
will be taken of the spacing between buildings, the safeguarding of privacy, the scale 
and massing of buildings, the use of materials, impact on existing vegetation and 
landscape design. The proposed development would not have a detrimental impact 
on existing neighbouring residential amenity in terms of overlooking, overshadowing 
or loss of light. This is primarily due to the separation distances between the site and 
existing neighbouring properties. This again highlights the unique character of the site 
in that it is primarily characterised by a natural environment in the form of mature trees 
and woodland.   
 
The site is over 80 metres from its nearest neighbouring property.  The proposed 
residential use will not create conflict with the closest neighbouring properties. The 
proposed separation distances between the site and its neighbours are considered to 
be acceptable and will ensure that there will be no conflict or adverse impact on the 
residential amenity of existing residents. However there are concerns relating to the 
impact on residential amenity for prospective residents. Concerns relate to the 
relationship between House Type C and Apartments Type B1 in the south eastern 
corner of the site. This is likely to create residential amenity issues in the form of 
overlooking due to the limited separation distance and orientation of the buildings and 
as a result the proposal is contrary to the SPPS and Policy QD1 Criteria (h) of PPS 7.  

9.25 

 

Drainage, flooding and Infrastructure capacity 
Rivers Agency provided comments on the proposal. They highlighted that an 
undesignated watercourse bounds the southern side of the site. They commented that 
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9.26 

 

 

 

 

 

 

 

 

 

 

9.27 

 

 

 

 

 

 

9.28 

 

 

 

the site may be affected by undesignated watercourses of which they have no record. 
Rivers have highlighted that Policies FLD 1, 2 and 3 are applicable.  
 
FLD3 - Development and Surface Water –DfI Rivers advises that in accordance with 
the Revised PPS 15, Planning and Flood Risk, FLD 3, Development and Surface 
Water (Pluvial) Flood Risk outside Flood Plains, a drainage assessment is required 
as the following thresholds have been exceeded: It is a residential development 
comprising of 10 or more dwelling units  
The Revised Policy PPS 15 FLD 3 states that a Drainage Assessment demonstrates 
that adequate measures will effectively mitigate flood risk. In carrying out a drainage 
assessment (refer to Annex D of the Revised PPS 15: Assessing Flood Risk and 
Drainage Impact) the applicant should acquire from the relevant authority evidence 
that the proposed storm water run-off from the site can be safely discharged. A 
Drainage Assessment will have to demonstrate how the development will limit/restrict 
the surface water discharge from the site to Pre-development run-off rates. In the 
absence of a Drainage Assessment, the applicant has failed to demonstrate that 
adequate measures will be put in place to effectively mitigate the flood risk to the 
proposed development and from development elsewhere. The proposal is therefore 
contrary to Policy FLD 3 of Planning Policy Statement 15 ‘Planning and Flooding’ and 
the Strategic Planning Policy Statement for Northern Ireland. 
 
Rivers Agency also commented that FLD 1 and FLD 2 are applicable. The applicant 
would also need to satisfy these requirements by establishing a Q100 level of the 
undesignated watercourses along the south site boundary of the site and sets the floor 
design levels a min 600mm above this established level to comply with FLD 1 
Development in Fluvial and Coastal Flood Plains and by providing an adjacent working 
strip next to the  undesignated watercourse which flows along the southern boundary 
to be retained to facilitate future maintenance by DfI Rivers, other statutory undertaker 
or the riparian landowners in order to comply with FLD2 - Protection of Flood Defence 
and Drainage Infrastructure. As the above information relating to Drainage and 
flooding did not form part of the proposal it is considered that the proposal fails to 
comply with PPS 15, FLD1, FLD2 and FLD3. 
 
A response has not been received to date from NI Water as of 10th September 2019. 
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 in principle. In addition, connections to the water and foul 
sewer system are covered by separate legislation.   

9.29 

 

 

 

 

 

Access, Parking and Transport 
DFI Roads were consulted on the proposal and commented that the application as 
submitted in its present form is unacceptable as an acceptable layout as in accordance 
with Creating Places has not been demonstrated. The site currently has two access 
points onto the Antrim Road. It is proposed to use one and to move the other. The 
proposal will use the existing access point along the south westerner corner of the 
site. The proposed new access point onto the Antrim Road is approximately 35m North 
of this. The existing entrance point which will be closed is slightly north of this. The 
proposal has approximately 41 dedicated car parking spaces across the site, will 
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9.30 

 

 

 

9.31 

access onto a busy arterial route and involves the creation of a new access onto the 
Antrim Road.  
 
There are two bus stops within 100 m of the site. There are no dedicated cycle lanes 
either in the site or running along this part of the Antrim road.  It is noted that no 
provision has been made within the apartment blocks for safe and accessible bike 
storage.  
 
DFI Roads requested additional information to make a further assessment on the 
proposal.  However further information was not requested as the proposal is not 
considered acceptable in principle and to request such information would put the 
applicant to unnecessary expense. It is considered that the proposal is contrary to 
Planning Policy Statement 7: Quality Residential Environments; Policy QD1, Quality 
in New Residential Development, in that the applicant has failed to demonstrate an 
acceptable road layout and parking arrangement in accordance with the guidance 
contained within ‘Creating Places’ and is also contrary to the SPPS and policies 
AMP2,  AMP7, AMP8 of PPS3, in that the applicant has failed to submit information 
as requested to demonstrate  the access will not prejudice road safety; adequate 
provision for car parking has been made; and cyclists need have been taken into 
account. 

 

9.32 

 
Contamination  
Environmental Health commented that there are no records of potential land 
contamination associated with the site or in close proximity to it. Environmental Health 
have no objections to the proposal.  

9.33 

 

 

 

9.34 

 

 

 

 

 

 

 

9.35 

 

 

Impact on Natural Heritage  
NIEA NED were consulted on the proposal. NED have commented that the building 
to be removed has a high potential for roosting bats. As such the development would 
be likely to harm bats protected by law and insufficient information (emergence/re-
entry surveys) has been submitted to establish otherwise. The proposal is therefore 
contrary to PPS 2 Policy NH 2-Species protected by law.  
 
The site has a strong presence of biodiversity and is underpinned by its designation 

as a Local Landscape Policy Area. This is an area considered to be of greatest 

amenity value, landscape quality or local significance and therefore worthy of 

protection from undesirable or damaging development. The LLPA includes extensive 

areas of native deciduous and coniferous woodland, a visually important landscape 

feature. NED would advise that the site is, an ‘other natural heritage feature worth of 

protection’ as stated within PPS2 Policy NH5  due to the size of the habitat, and the 

connectivity with 2 Sites of Local Natural Conservation Importance (SLNCI) namely, 

Cave Hill – Colin Ward and Throne woodland. The site is adjacent to the Throne 

Woodland SLNCI to the east and Cave Hill – Colin Ward to the west and is likely to 

provide ecological connectivity between the two sites. 

NED commented that the applicant’s Ecologist appears to have only taken into 
account the broadleaved woodland within the site and has not taken into account the 
woodland to the south of the site. Although a small access road bisects this woodland 
NED would suggest that the whole woodland should be included in the assessment 
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9.36 

 

 

 

 

9.37 

 

 

9.38 

 

 

and therefore the woodland as a whole may also comply with the Northern Ireland 
Priority Habitat, Mixed Ash Woodland. 
 
NED has concerns regarding the broad leaved woodland and the watercourse found 
along the southern boundary of the site, as the dwellings to the south of the site will 
impact the woodland and there is the potential for culverting the watercourse. NED 
has concerns that the south eastern building and the associated gardens are 
encroaching into the broadleaved woodland, as identified by the ecologist. NED also 
notes that both the south eastern and south western buildings are proposed across 
the watercourse, as identified by the Ecologist and shown in the Preliminary Ecological 
Appraisal.  
 
NED advised that amended plans should be submitted to ensure that the watercourse 
and woodland are not impacted by the development. However this information was 
not requested as the proposal is not considered acceptable in principle and to request 
this information would put the applicant to unnecessary expense.  
 
Therefore, it is considered that the proposal fails to respect the surrounding context 
and character of the area. It therefore fails to meet the SPPS and Policy NH 2 and 
Policy NH 5 of Planning Policy Statement 2 - Natural Heritage in that the site is within 
a Local Landscape Policy Area and the development, if permitted, would have an 
unacceptable adverse impact on priority habitats/natural heritage features worthy of 
protection within the LLPA and insufficient information has been submitted to establish 
otherwise 

10.0 Summary of Recommendation 
It is considered that the proposal is incompatible with prevailing planning policy, in 
particular policies relating to residential environments, protecting local character and 
the natural environment and road safety. 

11.0 Reasons for Refusal 

 

 

 

 

 

 

 

 

 

 

 

 

 
1. The proposal is contrary to the SPPS and Policy QD 1 of PPS 7 –Quality 

Residential Developments and Policy LC 1 of the Addendum to PPS 7 
Safeguarding the Character of Established Residential Areas in that the 
scheme, if permitted, would result in unacceptable damage to the local 
character and create an undesirable living environment for prospective 
residents due to unsatisfactory form, layout, density and inadequate provision 
of amenity space.  
 

2. The proposal is considered contrary to the SPPS, Policy QD 1 of PPS 7- Quality 
Residential Environments and Policy LC 1 of the addendum to PPS 7-
Safeguarding the Character of established residential areas in that the 
development does not respect the character and topography of the site and, if 
permitted, would result in the loss of significant mature trees subject to a 
provisional TPO which contribute to the amenity of the immediate locality and 
wider area.  

 

3. The proposal is contrary to the SPPS and Policy NH 2 and Policy NH 5 of 
Planning Policy Statement 2- Natural Heritage in that the site is within a local 
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Notification to Department (if relevant): N/A  
 

Neighbour Notification – 389 neighbours notified / representations received 
 

Representations from Elected members:  
Nigel Dodds DUP MP  
Nichola Mallon SDLP MLA.  
 
Councillors 
Julian McGrath, Alliance, Newtownabbey;  
Philip Brett, DUP, Newtownabbey; and 
Noreen McClelland, SDLP, Glengormley 

 

 

 

 

landscape policy area and the development, if permitted, would have an 
unacceptable adverse impact on bats and priority habitats/natural features 
worthy of protection as insufficient information has been submitted to establish 
otherwise. 
 

4. The proposal is contrary to the SPPS and Policy FLD 1, FLD2 and FLD 3 from 
Planning Policy Statement 15: Planning and Flood Risk in that it has not been 
demonstrated that the proposal would provide satisfactory measures for the 
mitigation of flood risk and in particular drainage. 
 

5. The proposal is contrary to the SPPS and Policies AMP2, AMP7 and AMP8 of 
PPS 3 Access, Movement and Parking, in that the applicant has failed to submit 
information as requested to demonstrate  the access will not prejudice road 
safety; adequate provision for car parking has been made; and cyclists need 
have been taken into account. 
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Development Management Officer Report 
Committee Application 

 

Summary 

Committee Meeting Date: 15th October 2019 

Application ID: LA04/2019/0991/F   

Proposal: 
Demolition of existing buildings and erection of 
10 storey mixed use development comprising 
a restaurant on the ground and mezzanine 
floors and 71 No. apartments.(amended 
description and further information received) 
 

Location: 
57-59 & 61-63 Dublin Road, Belfast, BT2 7HE.   

Referral Route: Major Application 
 

Recommendation: Approve subject to conditions 

Applicant Name and Address: 
John Smyth's Estates Ltd 
192a Church Road 
 Holywood 
 BT18 9RN 
 

Agent Name and Address: 
 O'Toole and Starkey Ltd 
Arthur House  
41 Arthur Street 
 Belfast 
 BT1 4GB 
 

Executive Summary: 
Planning permission is sought for the erection of a ten storey building comprising a restaurant on 
the ground floor and 71 apartments above on a site located within Belfast City Centre along the 
Dublin Road. The proposal incorporates a roof top terrace and balconies providing satisfactory 
amenity provision. A two storey building is currently located on the site. The adjacent development 
comprises a recently constructed 9 storey building with a ground floor restaurant and 66 apartments 
on upper floors above. The principle of development and proposed uses are considered acceptable 
in this city centre location. The scale, height and massing of the proposed development is 
comparative to the existing development on the adjacent site. The design of the building is 
considered acceptable. 
 
The main issues to be considered in the assessment of this proposal include: 
- principle of use on the site 
- demolition 
- acceptability of scale height and massing  
- design and layout 
- impact on character and amenity of the area and the setting of a listed building 
- access, movement and parking  
- landscaping 
- other environmental matters 
 
HED consider that the proposal would have an adverse impact on the nearby listed Shaftesbury 
Square Hospital and the proposal fails to satisfy Policy BH 11 (Development affecting the setting 
of a listed building) of PPS 6. However in light of the scale of existing built development (The 
Gallery) closer to the Shaftesbury Square listed hospital, it is considered that there would be no 
greater harm to the setting of this listed building with the proposed development.  All other 
consultees are satisfied subject to conditions set out in the report. 
 
No third party objections have been received to this proposal. 
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Recommendation 
 
It is recommended that outline planning permission is granted subject to conditions and a Section 

76 planning agreement to secure Green Travel measures. It is requested that delegated authority 

is given to the Director of Planning and Building Control to finalise the wording of conditions and 

enter into a Section 76 Agreement. 

If members are minded to approve the application, the Council will be required to notify DFI given 

the significant objection from HED in accordance with Section 89 of the Planning Act (Northern 

Ireland) 2011. 
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Case Officer Report 

Site Location Plan 

 
 

Proposed Site Layout 
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Contextual Elevations - Dublin Road Elevation 

 
Ventry Street (rear) Elevation 

 
 

Ventry Street Elevation 
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Characteristics of the Site and Area 

1.0  The site fronts onto Dublin Road and comprises 2 two storey buildings with rear extensions 
and ancillary structures. The buildings are of a traditional form with slate pitched roofs and 
chimneys on the ridge. The curtilage of the buildings extends to Ventry Lane to the rear. The 
buildings are in commercial use with the ground floor of Nos. 59-61 Dublin Road currently 
occupied by a restaurant.  
 
A single storey NIE Substation is located to the rear (south) accessed off Ventry Street which 
will be retained.  
 
Adjacent to the site is a recently constructed 9 storey mixed use development comprising a 
ground floor cafe unit (currently vacant) and 58 apartments above (The Gallery). 
 
Shaftesbury Square Hospital is a Grade B1 listed building fronting Great Victoria Street which 
sits to the immediate west of the application site. In the vicinity of the site buildings exhibit a 
variety of heights ranging from 2 to 12 storeys. There are a number of taller buildings in the 
immediate context including the ETAP Hotel, 35 Dublin Road (7 storeys), The Gallery 
adjacent (9 storeys), 4-6 Ventry Street (7 storeys), Fanum House, Great Victoria Street (12 
storeys) Botanic Studios, Dublin Road (8 storeys), Equality House, Dublin Road (8 Storeys), 
the Salvation Army Building, 38-42 Dublin Road (7 storeys), Nos. 32-36 Dublin Road (8 
storeys), Somerset Studios, Marcus Ward Street (max. 8 storeys).  
 

  Description of Proposal 
 

2.0 The proposal seeks the erection of a 10 storey mixed use development comprising a 
ground floor restaurant and 71No. apartments. 
 

Planning Assessment of Policy and Other Material Considerations 

 
3.0 

 
Policy Context 
 
Regional Planning Policy 

 Strategic Planning Policy statement for Northern Ireland (SPPS) 

 PPS 3 Access, Parking and Movement 

 PPS 6 Planning, Archaeology and the Built Heritage 

 PPS 7 Quality Residential Environments 

 PPS 8 Open Space, Sport and Outdoor Recreation 

 PPS 12 Housing in Settlements 

 PPS 15 Flood Risk 

Local Planning Policy  

 Belfast Urban Area Plan (BUAP) 

 Draft Belfast Metropolitan Area Plan (BMAP)  

 Draft Belfast Local Development Plan (draft LDP) 

 Belfast Local Development Plan – Draft Plan Strategy 2035 

 
3.1 

 
Other Materials Considerations 
The Belfast Agenda (Community Plan) and Belfast City Council City Centre Regeneration 
and Investment Strategy. 
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3.2 Relevant Planning History 
No relevant history on the site. 
 
On the adjoining site: Z/2013/1518/F - Erection of 9 storey building comprising ground floor 
cafe with mezzanine level and apartments above with ancillary space including basement, 
servicing and lobby areas, 65-71 Dublin Road, Belfast, BT2 7HE. Permission granted 
20.06.2014.  
 

3.3 Statutory Consultation Responses 
 
DFI Roads – No objection subject to conditions 
NI Water – No objection. NI Water response confirm that the receiving Waste Water 
Treatment facility (Belfast WwTW) has sufficient capacity to serve this proposal. 
DFI Rivers Agency – No objection 
Belfast City Airport – No objection 
DFC Historic Environment Division – HED considers that the proposal fails to satisfy 
Policy BH 11 of PPS 6 and the development would have an adverse impact on the setting 
of the nearby Shaftesbury Square listed building. 
DAERA – Regulation Unit Land and Groundwater Team – No objections 
Water Management Unit raised concern regarding the sewage loading associated with the 
above proposal has the potential to cause an environmental impact if transferred to Belfast 
Waste Water Treatment Works (WWTW) and recommended consultation with Northern 
Ireland Water Limited (NIW) to determine if the WWTW will be able to cope with the 
additional load or whether the existing WWTW would need to be upgraded. WMU advised 
that if NIW indicate that the WWTW is able to accept the additional load, with no adverse 
effect on the operation of the WWTW or its ability to comply with its consent to discharge, 
then Water Management Unit would have no objection to this aspect of the proposal. As 
stated above NI Water has confirmed that the WWTW has sufficient capacity to serve this 
proposal.  
 

3.4 Non-Statutory Consultation Responses 
 
BCC Environmental Health – No objection subject to conditions 
BCC Urban Design Officer – No objections subject to conditions 
BCC City Regeneration and Development Division – No objection  
Northern Ireland Electricity – No objection subject to condition 
 

3.5 Representations 
No representations have been received to date. Any representations received will be 
reported to Members via the Late Items report. 
 

3.6 Planning Assessment 
 
Legislative requirements 
Section 6(4) of the Planning Act (Northern Ireland) 2011 requires that the City Council, when 
making any determination, does so in accordance with the Local Development Plan unless 
material considerations indicate otherwise. 
 
Development Plan Context 
Following the recent Court of Appeal decision that quashed the adoption of the Belfast 
Metropolitan Area Plan 2015, 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 version of BMAP purported to be adopted 
still carry weight and are a material consideration in the determination of planning 
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applications. The weight to be afforded to Draft BMAP is a matter of judgement for the 
decision maker.  
 
In BUAP the site is unzoned land within Belfast City Centre Boundary. In the Draft BMAP the 
site is also unzoned and falls within Belfast City Centre Boundary and within the core Area 
of Parking Restraint. In the version of BMAP purported to be adopted the site is also unzoned 
and falls within Belfast City Centre Boundary and the core Area of Parking Restraint. In both 
versions of BMAP the site falls within the Shaftesbury Square Character Area. The site is 
also within the Dublin Road/Great Victoria Street HMO Development Node (HMO 4/14) as 
designated in the House in Multiple Occupation Subject Plan for Belfast City Council Area 
2015. 
 

3.7 Principle of Development 
The area is characterised by a mix of uses at this location including, retail, 
cafes/restaurants/bars, hotels, residential, student accommodation, offices and cinema. The 
proposed mixed use development comprising a restaurant at ground floor level with 
apartments located on upper floors is considered acceptable and in keeping with mix of 
existing uses. The restaurant on the ground floor will ensure an appropriate active use along 
the Dublin Road frontage. The principle of apartment development within the city centre is 
acceptable and in accordance with the Belfast Agenda and the draft LDP which seeks to 
increase the residential capacity in the city centre. Detailed assessment of the proposal is 
set out below. 
 

3.8 Demolition 
The development proposes the demolition of two, two storey buildings. The buildings are of 
no architectural or historic interest and are not listed or located in an Area of Townscape 
Character/Conservation Area. The proposed demolition is considered acceptable in 
principle. 
 

3.9 Scale, Height and Massing 
The proposed development has been assessed against the SPPS and Policy QD1 of PPS7.  
The development is proposed to sit immediately adjacent to an existing 9 storey 
development (The Gallery). The top two floors of the Gallery are setback with an overall 
height of 30.8m. The shoulder height of the Gallery is 24.3m. The shoulder height of the 
proposed development varies between 25.25m and 31.5m. The overall height of the 
proposed development is 0.7m taller than the adjacent Gallery development. The applicant 
has stated in the D&AS that this deliberate juxtaposition emphasises the portrait proportions 
of the main façade in direct contrast to the rectilinear proportions of the adjoining building. 
The variation in design between the Gallery and the proposed building provides visual 
interest in the streetscape and is considered acceptable. 
 
The development proposes a variation in shoulder height with a taller element on the 
southern edge providing visual interest and articulating the front elevation to distinguish from 
the adjoining Gallery development. The overall height is proposed at 31.5m, 0.7m above the 
overall height of the Gallery.  
 
The visual impact of the increased height of the proposed development compared with the 
adjoining Gallery development when viewed from key viewpoints along the Dublin Road is 
minimal and considered acceptable in the context of existing developments in the immediate 
area which exhibit a variety in terms of building heights and designs.  
 
The Urban design criteria in BMAP sets out the following design criteria:  
• Development proposals shall take account of the height of adjoining buildings; 
• New development shall respect the established building line; 
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• Building heights shall be a minimum of 2 storeys and a maximum of 3 storeys; and 
• Development shall be fine grain in nature, and aim to reflect traditional plot widths. The 
façade of larger development proposals shall be broken up visually to reflect the scale of 
traditional units. 
 
Whilst the third criterion states that building heights should be a maximum of 3 storeys, the 
first criterion requires that buildings take account of the height of adjoining buildings. In the 
Dublin Road context building heights and the adjoining buildings range from 2 storey to 9 
storey. The Dublin Road has been subject to significant change in both building height and 
scale in recent years. In the vicinity of the site existing buildings exhibit a variety of heights 
ranging from 2 to 12 storeys. There are a number of taller buildings in the immediate context 
including the ETAP Hotel, 35 Dublin Road (7 storeys), The Gallery adjacent (9 storeys), 4-6 
Ventry Street (7 storeys), Fanum House, Great Victoria Street (12 storeys) Botanic Studios, 
Dublin Road (8 storeys), Equality House, Dublin Road (8 Storeys), the Salvation Army 
Building, 44-48 Dublin Road (6 storeys), Nos. 32-36 Dublin Road (8 storeys), Somerset 
Studios, Marcus Ward Street (max. 8 storeys). The Planning Committee has also accepted 
a recommendation to approve a 12 storey building on the site of the Dublin Road cinema 
(LA04/2017/0562/F – permission pending). It is considered that the height of the proposed 
development is on balance acceptable given the variety of building heights adjacent and in 
the immediate area. 
 

3.10 Design, Layout, Materials 
The proposed development has been assessed against the SPPS and Policy QD1 of PPS7. 
The proposal seeks a restaurant at ground floor level which would occupy part of the ground 
floor. Contrasting materials are proposed to distinguish the entrance to the residential units 
and the restaurant at ground floor level. This proposed contrast in materials will continue at 
upper levels.  
 
In design terms the front elevation onto Dublin Road comprises two distinct elements. The 
first is a narrow link section (6.3m wide) adjacent but marginally setback from the ‘Gallery’ 
and a wider (14.9m wide) primary building façade which sits forward from the link element 
and incorporates an 8 storey (Shoulder height) with an additional two setback upper floors 
above. 
 
The adjacent Gallery development incorporates a seventh floor shoulder height with two 
setback floors above. The uniform shoulder height of the wider section of the proposed 
development at eighth floor level (25.2m) generally accords with and continues the seventh 
floor shoulder height already established by the Gallery (24.3m). The two upper floors of the 
wider section of the proposed development are setback from the front elevation by 1.25m 
and 1.0m respectively. The setback helps to visually connect the shoulder heights of both 
buildings along this stretch of Dublin Road, whilst affording a degree of sub-ordinance to the 
upper two floors. 
 
A stair core/lift overrun extends 2.6m above roof level and is setback 12.m from the Dublin 
Road elevation ensuring views will be limited. The upper height of the proposed development 
(31.5m) generally accords with the upper height of the Gallery at 30.8m. 
 
The link section extends on a uniform vertical plane to the upper 10 storey height (31.5m) 
and sits behind the main facades of the wider section and the Gallery on either side. The link 
section provides visual interest and variation in the Dublin Road elevation a view supported 
by the Urban Design officer who noted that ‘whilst creating a modest variance in the roofline 
and represents a welcomed break in what could have been a very uniform volumetric form 
when viewed in conjunction with its neighbour’ 
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The rear elevation does not incorporate setbacks but extends on a vertical plane to the upper 
10 storey height. It is considered that the rear elevation provides a satisfactory elevation and 
adequately addresses Ventry Street and Great Victoria Street. 
 
The wider section of the Dublin Road elevation incorporates a double height (6.7m) base 
finished in curtain glazing within which a restaurant will be accommodated on the ground 
and mezzanine floors. The Urban Design officer has commented that ‘The double height 
nature of the base places a vertical emphasis on this component and its articulation with a 
red sandstone frame/surround, which projects 1.2m beyond the curtain walling, also helps 
the building to confidently ground at street level’. 
 
A vertical emphasis is continued above the base to the shoulder height at the 8th floor with 
floors grouped in bands of two. The primary finish proposed within the wider section is red 
sandstone cladding which picks up on the red brick in surrounding buildings. The design of 
the Dublin Road elevation includes the use of horizontal and vertical banding with generous 
reveals defining double height window openings. The double height floor arrangement is also 
proposed in the link section which incorporates balconies at alternate floor levels. The top 
two floors setback are proposed to be finished in aluminium grey cladding panels which is 
also proposed on the link element. 
 
The northern gable will be prominent when viewed from along the Dublin Road and Planning 
Service sought the introduction of a three dimensional form to provide relief and visual 
interest. The applicant’s response is considered unsatisfactory and Planning Service are of 
the view that consider that further design is required on this element. Therefore a condition 
is recommended to ensure that further details are submitted prior to commencement of 
development to safeguard the delivery of a high quality treatment of this gable.  
 
Ancillary development including service areas/bin and cycle storage are proposed at ground 
floor level to the rear of the residential entrance and restaurant. Access to cycle storage for 
residential occupiers can be accessed via both the Dublin Road and Ventry Street. Servicing 
is via the rear from Ventry Lane. 
 
The internal apartments are laid out accessed from a central corridor which provides access 
to the apartments. Apartments to the front have their main outlook onto the Dublin Road and 
apartments to the rear have their main outlook onto Ventry Street. 
 

3.11 Impact on the character and amenity of the area and the setting of a listed building 
 
HED Consideration 
HED response states that the proposal fails to satisfy Policy BH 11 in terms of scale, height 
and massing and would have an adverse impact on the listed Shaftesbury Square Hospital 
which is in close proximity. 
 
HED response also states that: 
 
‘If however, Belfast City Council are minded to approve this application then (HED (Historic 
Buildings) request that the detailed design, in particular for the rear elevation, should be 
designed and crispy detailed so as to read as a building with a dual frontage and avoid being 
the ‘rear elevation’ as the backdrop to the listed building. HED (Historic Buildings) consider 
the use of sympathetic and high quality material finishes and detailing will also be key to 
helping to ameliorate the impact of such a large structure on this site and request that the 
Council condition the use and type of materials, appropriate for use in the setting of a listed 
building.’  
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It is considered that the rear elevation as shown on the drawings provides a satisfactory 
elevation and adequately addresses Ventry Street and Great Victoria Street. It is worthy to 
note that there exists a backdrop of taller buildings to the rear of the listed Shaftesbury 
Square Hospital i.e. the 9 storey Gallery development, adjacent to the application site which 
sits closer to Shaftesbury Square Hospital listed building than the proposed development. It 
is considered that the impact of the proposed development on the setting of the listed hospital 
would be no greater and would not compromise the setting of the listed building. On balance 
the impact of the proposed development on the setting of the listed hospital is considered 
acceptable. 
 
A condition is recommended seeking sample panels of external finishes to be provided on 
site prior to completion of the proposed development. This will ensure that the finishes are 
sympathetic and of a high quality.  
 
The proposed relationship with the existing two storey buildings adjacent on the Dublin Road 
will be similar to that which exists at present with the Gallery and existing two storey 
development on the application site. The building will be adjacent to a two storey 
development on Ventry Street which operates as a car repair workshop and abuts the 
northern boundary. It is considered that the proposed development will not have a 
detrimental impact on the amenity of this use. An existing 7 storey residential development 
is located to the immediate north west. There are no windows on the elevation of the existing 
residential development on 4-6 Ventry Street facing the development and there is adequate 
separation between the existing and proposed buildings to ensure no adverse impact on the 
existing and prospective residents. The relationship will adjoin development is considered 
acceptable and complies with Policy QD 1 of PPS 7.  
 

3.12 Provision of Open Space/Space Standards 
The proposed development has been assessed against the SPPS, Policy QD 1 of PPS7, 
Policy OS 2 of PPS 8 (Open Space, Sport and Recreation) and Creating Places. Balconies 
are provided on the Dublin Road elevation for 10 of the proposed apartments. 9 balconies 
are also provided on the rear elevation along Ventry Street. A communal area of open space 
is proposed on the rooftop terrace (approx. 350sqm). Overall an average of 7.4 sqm of 
amenity provision per unit has been proposed which, whilst below the recommended 
minimum standard of 10 sqm it is comparable to other developments within the city centre 
and on balance it is considered satisfactory. 
 
Policy OS 2 of PPS 8 states that proposals for new residential development of 25 or more 
units will only be permitted where public open space is provided as an integral part of the 
development.  No public open space has been proposed as part of the proposal. Policy OS 
2 of PPS 8 goes on to state that an exception to the requirement of providing public open 
space will be permitted in the case of apartment developments where a reasonable level of 
private communal open space is provided. As indicated above the level of private open space 
is commensurate with other developments in the area. The site is also in close proximity to 
existing areas of open space including Bankmore Square (approx. 130m to the north – 2 
minute walk), Upper Crescent (approx. 480m to the south - 6 minute walk) and Botanic 
Gardens (approx.925 m to the south – 12 minute walk). Taking account of the level of private 
amenity space proposed and accessibility to a number of existing areas of open space within 
reasonable walking distance the proposal is on balance considered acceptable. 
 
Whilst the space standards set out in PPS 7 Addendum Safeguarding the Characteristics of 
Established urban Area do not apply to this proposal as the site is not located in an 
established residential area they are nevertheless a useful guide to determining whether 
proposed unit sizes are of a sufficient size to ensure a quality living environment for 
prospective occupiers. 
 

Page 160



Application ID: LA04/2019/0991/F 

 

Page 11 of 19 

The proposed breakdown of units is set out as follows: 

 63 No. 1 bed apartments 

 8 No. 2 bed apartments 
 
The Space standards referred to above set out that the design standards for a 1 bedroom 
apartment ranges from 35/40 sqm for a 1 bedroom 1 person apartment to 50/55 sqm for a 1 
bedroom 2 person apartment.  
 
The 1 bedroom apartments proposed range from 36.7sqm to 53sqm and fall within the 
recommended design standards. 
 
The Space standards referred to above set out that the design standards for a 2 bedroom 
apartment ranges from 60/65 sqm for a 2 bedroom 3 person apartment to 70/75 sqm for a 2 
bedroom 4 person apartment. 
 
The eight 2 bedroom apartments propose a floorspace area of 60 sqm falling within the 2 
bedroom recommended range. 
 

3.13
` 

Access, Movement and Parking  
 
The proposed development does not include car park provision. Cycle parking (35 spaces) 
has been provided internally at ground floor level for the proposed residents. 
DFI Roads has sought the applicant to demonstrate the availability of 3 No. on-street parking 
spaces for disabled residents within a 50m radius of the proposed development. A Parking 
Survey Report was submitted in support of the proposal which concluded that: 
 

 During the residential period under consideration (7pm – 7am), parking provision is 
available on-street during typical weekday evenings. That provision could accommodate 
those returning from a place of employment by private motor vehicle after 6-6.30pm. 

 On a Saturday evening, parking availability close to the proposed development was 
noticeably reduced. However, parking could be accommodated on the eastern side of 
Dublin Road, notably in Hartington Court and on Salisbury Street. 

 Bin storage on Ventry Street to the rear of the proposed development currently occupies 
road space that could be utilised for on-street parking at off-peak times. 

 It is anticipated that parking provision for 3 vehicles during residential parking periods 
would be available post development in close proximity to the development. 

 
A Framework Travel Plan has been provided for the Residential and Commercial 
development proposed. The Travel Plan states that ‘the location of the site in Belfast’s City 
Centres, surrounded by numerous local amenities and public transport facilities, offers a 
genuine opportunity to encourage sustainable living for potential residents, By providing no 
car parking, outside of that required for servicing, the aim is to achieve more sustainable 
travel patterns from the outset, rather than cutting car use incrementally once the residents 
are in occupation.’ 
 
The Framework Travel Plan proposes the appointment of a Travel Plan Co-ordinator 
responsible for implementing measures set out in the Travel Plan such as the provision of 
cycle parking and initiating and managing a Bicycle User Group. The Travel Plan states that 
‘the deliberate absence of parking provision for the proposed development is considered to 
be balanced with a number of quality alternative transport opportunities afforded the site by 
its prime location.  
 
An agreed Travel Plan will be secured through a Section 76 Planning Agreement and will 
include Green transport measures to promote alternatives to car use. 
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Servicing of the restaurant is proposed via the rear from Ventry Street. Access will also be 
available for servicing via the Dublin Road for both the restaurant and residential units. 
 
DFI Roads has no objections to the development proposal on road safety and traffic 
progression grounds subject to conditions set out below. The proposal is considered 
compliant with PPS 3. 
 

3.14 Drainage 
 
A Drainage Assessment was submitted with the application. The site is not affected by the 
1 in 100 year fluvial floodplain, the 1 in 200 year coastal floodplain nor are there any 
watercourses within the site. Pluvial floodplain extends onto Dublin Road but does not 
encroach onto the site. To mitigate against any areas of known and unknown pluvial flooding 
within the site the DA states that the proposed development should be re-profiled to remove 
any low lying areas and/or have surface water drainage infrastructure installed to remove 
any standing water. Finished floor levels will be at least 150mm above adjacent ground 
levels. No increase in hardstanding is proposed. Surface water is proposed to be discharged 
to the local NI Water infrastructure at full bore rates (maximum rate of 7.37Iitres per second. 
 
NI Water stated in their consultation response that there is no public storm sewer available 
which can serve this proposal and advised that the applicant may wish to requisition NI Water 
to provide a suitable storm outfall sewer. The applicant subsequently applied To Requisition 
a Storm Sewer and NI Water confirmed that the storm water can be discharged into the 
existing combined sewer subject to conditions including that the rate of storm discharge 
shoud not exceed 7.37 litres per second. 
 
Rivers Agency has considered the Drainage Assessment and stated that here are no 
designated watercourses within the site and has not raised any objections to the proposed 
development. The proposal is considered compliant with PPS 15. 
 

3.15 Contamination, Noise, Air Quality 
 
A Preliminary Risk Assessment was been submitted with the application and concluded that 
the site was considered to pose a low risk to future site users and the water environment 
and recommended that no further site investigation necessary. 
 
DAERA Land Regulation Unit has considered the Preliminary Risk Assessment and has no 
objections to the proposed development subject to conditions set out below. Environmental 
Health consider that further site investigations and risk assessment are necessary and 
recommend a condition requiring the submission of an updated sit and development specific 
Contaminated Lank Risk Assessment prior to construction of the building. 
 
A Noise Impact Assessment (NIA) accompanied the application and identified that 
background noise levels to the front and rear of the proposed development are high due to 
pedestrian and road traffic. Mitigation measures proposed include acoustically enhanced 
facades, upgraded double glazing and upgrading of the uppermost ceiling. Environmental 
Health recommend that the mitigation measures proposed are carried out in accordance with 
the NIA submitted.  
 
An Air Quality Impact Assessment (AQIA) was also submitted which considered the impact 
from road transport emissions. Environmental Health has advised that the AQIA has not 
considered the cumulative impact from both road transport and the development’s boiler 
plant emissions and recommend a condition seeking the submission of an updated AQIA 
prior to commencement of the development. 
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Environmental Health consider that the sound pressure level of any plant shall be at least 
5dB below the existing background level and recommend a condition to ensure an 
appropriate plant noise level. 
 
Environmental Health recommend that all demolition and construction activities are 
undertaken in line with best practice guidance due to the proximity of residential and 
commercial uses. 
 
An Odour Impact Assessment (OIA) has been submitted which sets out proposals to install 
an odour abatement system to serve the ground floor restaurant. Environmental Health 
recommend a number of conditions to ensure that the proposed odour abatement system is 
installed in accordance with details prior to operation of the building set out in the OIA and 
cleaned and maintained thereafter. 
 

3.16 Waste Management 
 
The proposal provides for separate commercial and waste storage arrangements at ground 
floor. The proposed layout sets out defined waste arrangements for dry and food recycling 
as well as general waste for the residential units and general waste for the proposed 
restaurant. The waste areas are accessible to residential occupiers with two access points. 
BCC Waste Management Unit have advised that they are satisfied with the waste storage 
arrangements.  
 

3.17 Developer Contributions and Obligations 
 
The applicant has agreed to incorporate environmental improvements along the frontage of 
the site on Dublin Road and to the rear along Ventry Street. The existing footpath will be 
replaced with granite paving setts, reclaimed Mourne granite kerbs and Caithness paving (or 
equivalent). The applicant also proposed the laying of new asphalt along the rear boundary 
on Ventry Street.  
 
The proposed environmental improvements will enhance the setting of the building and will 
be secured through a condition as set out below. 
 
The following planning obligation should be included as part of the planning permission by 
means of a Section 76 planning agreement. This is directly related to the development and 
considered necessary to make it acceptable. 
 

 Green transport measures to promote alternatives to car use as set out in the agreed 
Travel Plan. 

 

3.18 Pre-Application Community Consultation 
 
In accordance with the requirements of Section 27 of the Planning Act (NI) 2011, the 
applicant served a Proposal of Application Notice (PAN) on Belfast City Council on 21st 
December 2018 (LA04/2019/0052/PAN). Belfast City Council responded confirming that the 
PAN and associated approach met the requirements of Section 27 of the Planning Act and 
was acceptable. The Council advised that consultation with the Inner South Neighbourhood 
Renewal Partnership. The Pre-Application Community Consultation (PACC) public 
engagement event for this proposal took place on 12 February 2019.  
 
A Pre-Application Community Consultation Report has been produced to comply with the 
statutory requirement laid out in Section 28 of the Planning Act (Northern Ireland) 2011. The 
purpose of a PACC report is to confirm that pre-application community consultation has 
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taken place in line with statutory minimum requirements and has taken account of the 
Council’s comments during the PAN process.  The report has confirmed advertising for the 
public event and that the public event took taken place in accordance with section 5 of The 
Planning (Development Management) Regulations (Northern Ireland) 2015. The report also 
confirmed that the Inner South Neighbourhood Renewal Partnership was consulted along 
with the Donegall Pass Community Forum and Markets Community Group. 
 
The report also set out details of consultations with elected members and summarises the 
issues raised at the public events and during the consultation periods along with applicants 
response to the issues raised.  The report states that most of the attendees were supportive 
of the development and commented that the architectural design is attractive, quality 
finishes, restaurant will provide additional vitality, location is appropriate, proposal will help 
meet the need for additional apartments, development will result in job creation. Comments 
also included that the development would obscure potential advertisement on the side of the 
Gallery building. The gallery building has windows on its northern elevation and the proposal 
would result in loss of light and impede opening in the event of a fire and separation is 
required between the buildings. Car ownership should be discouraged, potential occupants 
should be made aware of neighbouring occupiers and measures to promote tourism should 
be incorporated.  
The responses to the queries raised are set out below: 

 Proposal has been modifies to provide a suitable separation with the adjoining 
Gallery. 

 Travel plan submitted  to prevent parking issues 

 Tourism information will be discussed with the operator 

 Prospective occupiers will be made aware of occupants of neighbouring buildings 

 Apartment unit sizes are adequate 

 Natural light to bedrooms will be achieved through glazed in internal walls 

 Proposal will not prejudice future development fronting onto Great Victoria Street 

 There is no planning approval for advertisements on the gable end of the Gallery 
building and no planning policy to restrict development on the application site to 
allow for such advertising 

 Windows on the northern elevation are covered in grilles that significantly reduce 
light. These windows serve communal hallways rather than habitable rooms and 
these hallways are lit by natural light coming through from the gable window on the 
southern side of the building. No harm to residential amenity will occur as a result 
of the proposed building reducing light to these windows. No rights of light issues 
arise. 

 
The Pre-Community Consultation Report submitted satisfactorily demonstrates that the 
applicant has complied with the requirements of Sections 27 and 28 of the Planning Act (NI) 
2011 and Section 5 of The Planning (Development Management) Regulations (Northern 
Ireland) 2015 and has adhered to Council recommendations during the PAN process. The 
PACC report is considered acceptable. 
 

Neighbour Notification Checked     Yes 
 

Summary of Recommendation: 
 
Having regard to the policy context and other material considerations the proposal is considered 
acceptable. It is recommended that outline planning permission is granted subject to conditions and 
a Section 76 planning agreement to secure Green Travel measures. It is requested that delegated 
authority is given to the Director of Planning and Building Control to finalise the wording of conditions 
the Section 76 Agreement. 
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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. Prior the commencement of development samples of hard landscaping shall be made available 
for onsite inspection by the Council and detailed written specifications of all hard landscaping 
materials shall be submitted and agreed in writing with the Council. The works shall be carried 
out in accordance with the agreed details. 

Reason: To ensure high quality hard landscaping and in the interests of the character and 
appearance of the area. 
 

3. All hard landscaping works 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 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 Council. All hard surface treatment 
of open parts of the site shall be permeable or drained to a permeable area. All hard landscape 
works shall be permanently retained in accordance with the approved details.  

 
Reason: In the interests of the character and appearance of the area. 
 
4. Following demolition of the existing buildings on site and prior to commencement of construction 

of new buildings, the applicant shall submit to and have approved in writing by the Planning 
Service, an updated site and development specific Contaminated Land Risk Assessment.  The 
report should follow the methodology outlined in Model Procedures for the Management of Land 
Contamination (CLR11).  The Quantitative Risk Assessment must incorporate: 

 
 A detailed site investigation in line with BS 10175:2011+A2:2017.  Any ground gas 

investigations should be conducted in line with BS 8576:2013 and BS 
8485:2015+A1:2019. 

 A satisfactory assessment of the risks (including a Revised Conceptual Site Model), 
conducted in line with current Environment Agency guidance.  In addition, risks 
associated with ground gases should be assessed under the methodology outlined 
in CIRIA C665. 

 
Based on the outcome of this risk assessment, a Remediation Strategy may be required.  If 
necessary, this Strategy must demonstrate how the identified pollutant linkages are to be 
demonstrably broken and that they no longer pose a potential risk to human health.  It must 
also detail for the proposed remedial works are to be verified. 
 
All construction thereafter must be in accordance with the approved Remediation Strategy. 
 
Reason: Protection of human health. 

 
5. In the event that a Remediation Strategy is required, in order to demonstrate that any required 

remedial measures have been incorporated within the proposal, prior to occupation or operation 
of the development a Verification Report shall be submitted to and agreed in writing by the 
Planning Service.  The Verification Report must be in accordance with current Environment 
Agency, British Standards and CIRIA industry guidance.  It must demonstrate that the mitigation 
measures outlined in the agreed Remediation Strategy have been implemented and have 
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broken the relevant pollutant linkages, and that the site no longer poses a potential risk to 
human health. 

 
Reason: Protection of human health. 
 

6. Prior to the commencement of the development, the applicant shall submit in writing to the 
Planning Authority and have agreed, an updated Air Quality Impact Assessment for the 
proposed development. This updated Air Quality Impact Assessment shall evaluate the overall 
air quality impact of the proposed development at relevant human health receptor locations, to 
include transport and combustion plant emissions. The Air Quality Impact Assessment shall be 
conducted in line with industry best practice and the provisions of the government’s Local Air 
Quality Management Technical Guidance LAQM.TG(16). 
 
Reason: Protection of human health. 

 
7. In the event that the Air Quality Impact Assessment identifies any exceedences of national or 

European human health based standards or objectives, the applicant is required to provide 
mitigation measures as part of the Air Quality Impact Assessment to be integrated into the 
development, together with an assessment demonstrating when the human health based 
standards or objectives are to be achieved.           
 
Reason: Protection of human health. 

 
8. The mitigation measures detailed within the approved Noise Impact Assessment, Noise Impact 

Assessment, Dublin Road Apartments, Belfast, Dated 14th February 2019 and referenced: 
RP001 2019010 Prepared by Irwin Carr Acoustics shall be incorporated into the proposed 
residential development. 

 
Reason: Protection of human health. 

 
9. Prior to occupation of the proposed development, the applicant must submit, to the Council for 

approval, a noise Verification Report (VR) which demonstrates that; 
  

 The window system (including frames, seals etc.) attenuated ventilation systems and 
enhanced ceilings and floors have been installed in line with the approved Noise Impact 
Assessment, Noise Impact Assessment, Dublin Road Apartments, Belfast, Dated 14th 
February 2019 and referenced: RP001 2019010   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. 

 Not exceed 30 dB LAeq, 1hr 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; and 

 Not exceed 45 dB LAmax more than 10-15 times between 23:00hrs and 07:00hrs within 
any proposed bedrooms with the windows closed and an alternative means of ventilation 
provided in accordance with current building control requirements. 

 
       Reason: To protect human health. 
  
10. The plant and equipment associated with the development hereby permitted, shall be selected 

and designed so as to achieve a rating level (LAr) no greater than 60 dB LAR daytime and  50dB 
LAR night time when measured at the nearest noise sensitive premises  (existing or proposed). 
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Reason: To protect human health and the amenity of nearby premises.  
 

11. All demolition and construction activities shall be undertaken in line with best practice guidance. 
Demolition and construction activities shall pay due regard to the current standards; BS 5228-
1:2009+A1:2014 and BS 5228-2:2009+A1:2014 A2: Noise and Vibration Control on 
Construction and Open Sites.  

 
 Reason: To protect human health. 
 
12. The odour abatement system detailed within the approved odour impact assessment: Odour 

Impact Assessment. Dublin Road Apartments, Belfast. Report Ref: 003 2019010 Dated 4 
February 2019. Prepared by Irwin Carr Consulting shall be employed to suppress and disperse 
odours created by cooking operations on the premises. 
 
Reason: To protect the amenity of nearby premises. 

 
13. The approved odour abatement technology shall be installed prior to the commencement of the 

operation of the approved restaurant.  
 
 Reason: To protect the amenity of nearby premises. 
 
14. Extraction and ventilation systems must be cleaned and maintained in accordance with 

Manufacturer’s instructions to ensure compliance. 

 

 Reason: To protect the amenity of nearby premises.  
 
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 Condition 16, 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. The development hereby permitted shall not be occupied until the associated secure and 

accessible cycle parking facilities have been provided in accordance with proposed site layout 
plan Drawing No.05b received by Belfast Planning Service on 22nd July 2019 and proposed 
ground floor layout Drawing No.07b bearing Belfast Planning Service date stamp 15th August 
2019, also referred to in Section 5.3, page 13 of approved Travel Plan received by Belfast 
Planning Service on 24th May 2019 to provide adequate facilities for cycle parking.   

  Reason: To ensure that adequate provision has been made for cycle parking within the site. 

18. A minimum of 35 No. cycle parking spaces shall be provided and permanently retained within 
the development for use by staff and visitors to the development.   
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      Reason: To encourage the use of alternative modes of transport for development users. 

19. The development hereby permitted shall operate in accordance with the approved Service 
Management Plan bearing Belfast Planning Service dated stamp 9th April 2019. 

 Reason: To ensure appropriate servicing provision and in the interests of road safety and the 
convenience of road users. 

20. Prior to commencement of development a lighting strategy shall be submitted and approved in 
writing by the Council. The lighting strategy shall set out proposed lighting along the Dublin 
Road and Ventry Street.  The works shall be carried out in accordance with the agreed details. 

 Reason: To ensure appropriate lighting in the vicinity of the building. 

21. Prior to commencement of development a method statement for the proposed piling required 
to NIE Networks shall be submitted and approved in writing by the Council. The works shall be 
carried out in accordance with the agreed details. 

 Reason: To ensure satisfactory arrangements with adjacent NIE facilities. 

22. Prior the commencement of development sample panels (minimum 1m x 1m) of external 
finishes shall be made available for onsite inspection by the Council and detailed written 
specifications of all external finishes shall be submitted and agreed in writing with the Council. 
The works shall be carried out in accordance with the agreed details. 

 Reason: To ensure that the external appearance of the building is satisfactory and does not 
 detract from the character and visual amenity of the area. 

23. Prior to commencement of development design details of the northern elevation shall be 
submitted and agreed in writing by the Council. The works shall be carried out in accordance 
with the agreed details. 

Reason: To ensure a high quality treatment of this prominent gable wall. 

 

Notification to Department:  
If members are minded to approve the application, the Council will be required to notify DFI given 
the significant objection from HED in accordance with Section 89 of the Planning Act (Northern 
Ireland) 2011. 
 

Representations from Elected members: 
None 
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ANNEX 
 

Date Valid   19th April 2019 

Date First Advertised  7th June 2019 
 

Date Last Advertised 19th July 2019 
 

Details of Neighbour Notification (all addresses) 
112-114 Great Victoria Street, Belfast    
116-120 Great Victoria Street, Belfast    
2 Ventry Street, Belfast    
2a Ventry Street, Belfast    
4 Ventry Street, Belfast    
50 Dublin Road, Belfast, Antrim, BT2 7HN    
52-54 Dublin Road, Belfast, Antrim, BT2 7HN    
55 Dublin Road, Belfast    
56-58 Dublin Road, Belfast    
60-66 Dublin Road, Belfast, BT2 7HG    
65-69 , Dublin Road,Belfast, BT2 7HG    
9 Ventry Street, Belfast    
Apartment 1- 58 The Gallery, 65-71 Dublin Road, Belfast,  BT2 7HG    
7HG    
Restaurant At The Gallery, 65-71 Dublin Road, Belfast,  BT2 7HG    
 

Date of Last Neighbour Notification 24th July 2019 
 

Date of EIA Determination N/A 

ES Requested 
 

No 
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Committee Application 
 

Development Management Report  

Application ID:  LA04/2019/1478/F Date of Committee: Tuesday 15th October 2019 

Proposal:  
Proposed reconfiguration of block of 12no. 
apartments to provide 16no. apartments  

Location: 
Lands Opposite 47 Dundela Avenue 
Belfast  
BT4 

Referral Route: More than 14 Residential Units with representations received contrary to officer 
recommendation.  

Recommendation:  Approval  
 

Applicant Name and Address: 
Mr Richard Acheson 
104A Circular Road 
Belfast  
BT4 2GF 

Agent Name and Address: 
Mr Jonny McCracken 
MC Logan Architects 
49 Belmont Road 
Belfast 
BT4 2AA 
 

Executive Summary: 
Planning permission is sought for the approval of 16 No. apartments in one block with associated car 
parking and landscaping. A previous application for 12 No. apartments has been approved on the 
site under reference LA04/2017/2407/F. The proposal will be accessed from a private road serving 
an adjacent apartment development approved under LA04/2018/2285/F and LA04/2019/0356/F 
 
The key issues in the assessment of the proposed development include:  
 

 Impact on the character and density of the surrounding area 

 Design, scale and massing 

 Impact on residential amenity 

 Impact on traffic and parking 

 Impact on flood risk and sewage infrastructure 
 
The proposed site covers an area directly North of Dundela Avenue with an extensive planning history. 
There are two recent approvals on the Western portion of the site (LA04/2018/2285/F & 
LA04/2019/0356/F). A previous approval for 12 No. apartments has been approved on the application 
site under reference LA04/2017/2407/F 
 
The site is not zoned within BUAP, however the site is zoned for housing (Ref. EB 05/02) in the dBMAP. 
The PAC did not consider any objections to this zoning at inquiry stage and the zoning was included 
in the previously adopted BMAP. 
 
The application has been neighbour notified and advertised in the local press, with 2 letters of objection 
being received. The main points raised in the objection related to, available parking, road safety and 
the current condition of the site and how it impacts on the visual amenity of the area. 
 
These matters have been addressed in the main body of the report.  
 
NIEA, Environmental Health and DFI Roads offered no objection to the proposal. Whilst there are 
outstanding consultation responses from NI Water and Rivers Agency these present no issues and it 
is considered that any technical issues can be addressed with conditions. 
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It is considered the proposed development is compliant with the Development Plan and to all other 
material considerations, including relevant policy and dBMAP. 
 
Recommendation – Approval  
Having regard to the policy context the proposal is considered, on balance, to be acceptable and 
planning permission is recommended for approval. 
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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 
Planning permission is sought for the Proposed reconfiguration of block of 12no. apartments 
to provide 16no. apartments. 
 
The proposed building is 4 storeys in height, with the walls finished primarily in brick, with 
smooth painted render detailing. The doors ware stained timber with the roof finished with grey 
black tile. There is a pedestrian access directly from Dundela Avenue, with another access on 
the ground floor level from the car park to the rear of the site. 

2.0 Description of Site 
The application site is located at lands opposite 47 Dundela Avenue and is situated within the 
development limits. The site is bound to the North by Dundela Primary School and to the North 
West by Wilgar Park Football Ground. Dundela Avenue is located to the South of the site, with 
residential properties located on the opposite side of the road. The site being situated 
significantly lower than the Road by approximately 4m. 
 
The surrounding area is defined primarily by residential development, with a mix of semi-
detached dwellings and apartments characterising the area.  
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 Site History 
 
Z/2004/0133/O – Site for residential development of 17no apartments – approved 1/12/08 by 
the PAC 
 
Z/2014/0271/F – Housing development for 23 apartments across 5 blocks with a new access 
created to Dundela Avenue with associated site works – approved 13/6/16 by the PAC  
 
N.B. Outline permission allowed on appeal. An amended scheme was submitted at Planning 
Appeal. Appellant requested that the application was changed to an outline proposal, 
seeking only permission in principle at this stage.  
 
LA04/2016/2291/RM - Reserve matters application for erection of 22 apartments across 3 
blocks (4 storey buildings) with a new access to Dundela Avenue and associated site works 
including boundary wall and fence as per schedule 76 agreement – Approved 20/7/17.  
 
N.B. This reserved matters application is linked to the previous outline approval 
Z/2014/0271/F. 
 
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 – approved 20/06/19 
 
LA04/2018/2285/F - Proposed minor changes to floor plans & elevations of blocks B & C of 
approved apartment development, permission Ref. LA04/2016/2291/RM, to include the 
provision of a new entrance door to Block C &  pedestrian access from Dundela Avenue.  
 
Surrounding Site History 
 
Z/2014/0135/F - New artificial football pitch, 24 floodlights on 6 x 15m columns, 5 stands, 
perimeter fencing and associated ground works. New two-storey clubhouse incorporating 
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bar, changing facilities, kickboxing club with community use area to replace existing single-
storey building – Approved 5/1/15. 
 

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. 
 

4.3 Strategic Planning Policy Statement (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 12: Housing in Settlements 
Planning Policy Statement 15: Planning and Flood Risk 
 

4.4 Other Material Considerations: 
Creating Places 
Parking Standards 
DCAN 8 Housing in Existing Urban Areas 
 

5.0 Statutory Consultees Responses 
 

5.1 DFI Roads  
 

5.2 NIEA – Water Management Unit and Land & Groundwater Team 

5.3 NI Water 

6.0 Non Statutory Consultees Responses 
 

6.1 Environmental Health  
 

6.2 Rivers Agency  
 

7.0 Representations 
 

7.1 
 
 

The application has been neighbour notified and advertised in the local press.  Two letters of 
representation have been received. The objections related to the following issues: 
 

 Available Parking 

 Road Safety 

 Visual Amenity  
 
DFI Roads were consulted and requested that a parking survey was submitted by the 
applicant. Following the submission of this DFI Roads were content the proposal. It is therefore 
considered there is sufficient parking in the area and there is no threat to road safety as a 
result of the proposal. 
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One objection related to the poor visual amenity of the area due to the poor condition of the 
existing site. The condition of the existing site is not considered a material consideration for 
the proposal.  
 

8.0 Assessment 

8.1 
 
 
 
 
 
 
8.2 
 
 
 
 
 
8.3 
 
 
 
 
 
 
 
8.4 
 
 
 
 
8.5 
 
 
 
 
 
 
 
 
 
8.6 
 
 
 
 
8.7 
 
 
 
 
 
 
 

The key issues in the assessment of this proposed development include: 

 Impact on character and density of the surrounding area 

 Design, scale and massing 

 Impact on residential amenity 

 Impact on traffic and parking 

 Impact on flood risk and sewage infrastructure 
 
The proposed site covers an area directly to the north of Dundela Avenue with an extensive 
planning history. Two previous approvals for the western portion of the application site 
(Z/2004/0133/O and Z/2014/0271/F) were allowed on appeal and both were the subject of 
Planning Agreements to secure benefits for the adjoining football club. These proposals 
included the removal of existing open space.  
 

A non-determination appeal for planning application Z/2014/0271/F (Housing development for 
23 apartments across 5 blocks with a new access created to Dundela Avenue and all 
associated site works) was upheld by the PAC on the 13th June 2016. The appellant requested 
that the application was changed to an outline proposal, seeking only permission in principle 
at that stage. The loss of open space was considered to be acceptable under the appeal and 
therefore the principle was established. Reserved matters were subsequently approved under 
LA04/2016/2291/RM for 22 apartments across 3 blocks on 17th June 2017.  
 
Further amendments were made to the reserved matters approval under LA04/2018/2285/F 
which included minor elevation changes and a reconfiguration of the accesses, and 
LA04/2019/0356/F which increased the number of apartments in one block from 8no 
apartments to 12no.  
 
Section 45 (1) of the Planning Act (Northern Ireland) 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. The site is located within the urban area of Belfast. The adopted Belfast 
Metropolitan Area Plan 2015 (dBMAP) has been quashed as a result of a judgement in the 
Court of Appeal delivered on 18th May 2017. As a consequence of this, the Belfast Urban 
Area Plan 2001 (BUAP) is now the statutory development plan for the area with dBMAP 
remaining a material consideration.  
 
The site is not zoned with the BUAP, however the site is zoned for housing (Ref. EB 05/02) in 
dBMAP. The PAC did not consider any objections to this zoning at Inquiry stage and the zoning 
was included in the previously adopted BMAP, therefore it is reasonable to assume that this 
zoning would be included in any future adopted BMAP.  
 
The SPPS provides a regional framework of planning policy that will be taken account of in 
the preparation of Belfast City Council’s Local Development Plan (LDP). At present, the LDP 
has not been adopted therefore transitional arrangements require the council to take account 
of the SPPS and existing planning policy documents, with the exception of PPS 1, 5 and 9. 
The SPPS places emphasis on supporting good design and positive place making. It also 
advises that new housing developments should respect the local character and environmental 
quality as well as safeguarding amenity of existing residents. The SPPS aims to promote more 
sustainable housing development within existing urban areas and places emphasis on 
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8.8 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
8.9 
 
 
 
 
 
8.10 
 
 
 
 
 
8.11 
 
 
 
 
 
 
8.12 
 
 
 
 
 
 
8.13 
 
 
8.14 
 
 
 
 

increasing housing density within settlements. The SPPS advises that the use of greenfield 
land for housing should be reduced and more urban housing should be accommodated 
through the recycling of land and buildings. It is acknowledged that this proposed development 
is located on greenfield land, however it is also noted that the site is zoned for housing within 
dBMAP and previous application for 12no apartments has been granted on the site.  
 
The proposal is assessed against the policy tests of PPS 7 relating to Quality Residential 
Environments. The proposal should respect the surrounding context and be appropriate to the 
character and topography of the site in terms of layout, scale, proportions, massing and 
appearance of buildings. The site is located below the road level of Dunluce Avenue with the 
buildings on the opposite side of the road located at a higher level. Semi-detached dwellings 
are prevalent in the area, however a 3 storey apartment block is located directly adjacent to 
the site along Dundela Avenue, which sits higher in the streetscape than the proposal. A 
further 3 storey apartment block is located approximately 100 metres east of the site. This is 
considered alongside the previous approvals for 26 apartments across three blocks within the 
wider application site. The contextual elevations show the relationship of the proposed building 
relative to the 3 apartment buildings previously approved. Whilst the ridge line of the proposal 
is higher than the other buildings, the buildings step up in line with the existing topography and 
slope of Dundela Avenue. It is therefore considered that the proposal is respectful of the 
surrounding context and is appropriate to the character of the site.  
 
The proposal includes two main useable areas of amenity space which measure 
approximately 280 sq meters. This is considered adequate for the number of apartments 
proposed. This works out approx. 18sq meters per unit which is well above the minimum of 
10sq meters contained within Creating Places. A landscaping plan has been provided which 
assists in softening the visual impact of the development and enhancing integration.  
 
The site is located in close proximity to services and facilities, however is not large enough to 
require provision of additional facilities. An acceptable movement pattern is proposed with 
easy access for cyclists and pedestrians. Following consultation with Transport NI, it is 
considered that adequate and appropriate provision has been made for parking and there are 
no issues with the proposed access, subject to conditions. 
 
In terms of design and materials, the proposed building is similar in appearance to the 
apartments recently approved under LA04/2017/1219/F. The proposed building is located on 
the same footprint as the previous approval. The block is 0.8m wider along Dundela Avenue 
elevation, and is 0.8m greater in depth. In terms of massing the proposal is considered 
acceptable with the scale of the alterations considered minor. The ridge height of 11m remains 
the same as previously approved. 
 
It is considered there is no unacceptable adverse effect on existing or proposed residential 
properties in terms of noise, overlooking, privacy, overshadowing or loss of light. There were 
concerns that the proposed apartments would have an overlooking impact on the school to 
the north, the robust planting scheme along the Northern boundary of the site will provide 
screening. The proposed building is located approximately 39 metres to the school therefore 
this separation distance also eases concerns.  
 
The proposal is acceptable in terms of deterring crime and promoting personal safety. The 
parking and amenity areas benefit from surveillance from the apartments.  
 
PPS 7 Addendum is applicable for this proposed development. The surrounding area has an 
overall residential density of approximately 55 dwellings per Hectare, however the residential 
density of the areas covered by flats in the area is higher, with 65 dwellings per Hectare at 
Dundela Flat, 87 dwellings per Hectare at the adjacent apartments approved under 
LA04/2018/2285/F and LA04/2019/0356/F and 85 dwellings per Hectare at Dundela Manor. 
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8.15 
 
 
 
 
 
 
8.16 
 
 
 
8.17 
 
 
 
 
 
 
 
 
8.18 
 
 
 
8.19 

The proposed density of the overall site, including all four approved apartment blocks is 90 
dwellings per Hectare which is not considered significantly higher than the density previously 
approved or that found in the neighbouring apartment developments at Dundela Flats and 
Dundela Manor. It is considered that the pattern of development is in keeping with the overall 
character and environmental quality of the area and all apartments are built to an acceptable 
size, in excess of the Space standards defined in Annex A of PPS 7 Addendum.  
 
PPS 12 provides the policy tests for housing in settlements. It is considered that the proposal 
accords with the planning control principles, particularly in relation to density and good design. 
 
The proposal is for over 10 dwelling units, therefore a drainage assessment is required under 
policy FLD 3 of PPS 15.  A Drainage assessment has been submitted with the application and 
Rivers Agency have been consulted, however have not yet issued a response. The Rivers 
Agency response for the previous approval LA04/2017/1219/F accepted the logic of the 
assessment and had no reason to disagree with its conclusions. Rivers Agency advised that 
responsibility for the accuracy of the drainage assessment rests with the developer and their 
professional advisers. It is therefore unlikely any objections to the proposal will be raised by 
Rivers Agency based on their response to LA04/2017/1219/F. 
 
With regard to sewage infrastructure, NI Water have not issued a response however have 
previously confirmed under reference LA04/2017/1219/F that there is available capacity for 
waste water.  
 
BCC Environmental Health (EHO) offered no objection to the proposal subject to two 
informatives been attached to the decision. NIEA Land & Groundwater team were consulted 
and offered no objection to the proposal. 
 

9.0 Summary of Recommendation:   Approval  
 
The proposed development is considered acceptable in this location. The site is zoned for 
housing within dBMAP, and it is anticipated that this zoning will be incorporated into any future 
adopted plan. Relative to the surrounding context, the proposed design and site layout are 
considered acceptable. There will be no detrimental impact on residential amenity, with any 
potential overlooking issues on the school mitigated by a robust landscaping plan. Statutory 
and non-statutory consultees have offered no objections subject to conditions.  
 
Having regard to the Development Plan and other material considerations the proposal is 
considered acceptable, therefore approval is recommended.  
  

10.0 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 be occupied until hard surfaced areas have 

been constructed in accordance with Drawing No.03 bearing the date stamp 21st June 
2019 to provide for parking and traffic circulation 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 and traffic 
 circulation within the site. 

 
3. The development hereby permitted shall not be occupied until any retaining structure 

requiring Technical Approval, as specified in the Roads (NI) Order 1993, has been 
approved and constructed in accordance with BD2 Technical Approval of Highways 
Structures: Volume 1; Design Manual for Roads and Bridges. 
 

4.   Reason: To ensure that the structure is designed and constructed in accordance  with   
BD2 Technical Approval of Highways Structures: Volume 1; Design Manual for Roads 
and Bridges. 
 

5. All landscaping works shall be carried out in accordance with the approved details as 
per Drawing number 05, date stamped 21 June 2019. The works shall be carried out 
prior to the occupation of any part 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. 

 
 

 
Informatives: 
 

1. In the event that unexpected contamination is encountered during the approved 
development of this site, the development should cease and the applicant should 
contact the Environmental Health Service.  Investigation of the contamination, risk 
assessment and, if necessary, remediation work, should be undertaken and 
verified in accordance with current best practice. 
 

2. It is a Department for Infrastructure requirement that all structures which fall 
within the scope of the current version of BD2 Technical Approval of Highways 
Structures: Volume 1; Design Manual for Roads and Bridges shall require 
Technical Approval.  Details shall be submitted to the Technical Approval 
Authority through the Department for Infrastructure Divisional contact at Eastern 
Division, Annex 7, Castle Buildings, Stormont Estate, Upper Newtownards Road, 
Belfast, BT4 3SQ. 
 
 

3. Precautions shall be taken to prevent the deposit of mud and other debris on the 
adjacent road by vehicles travelling to and from the construction site.  Any mud or 
debris deposited on the road must be removed immediately by the contractor. 
 
 

4. Notwithstanding the terms and conditions of the Planning Authority’s approval set 
out above, you are required under Article 71-83 inclusive of the Roads (NI) Order 
1993 to be in possession of the Department for Infrastructure’s consent before 
any work is commenced which involves making or altering any opening to any 
boundary adjacent to the public road, verge, or footway or any part of said road, 
verge, or footway bounding the site.  The consent is available on personal 
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application to the Department for Infrastructure Section Engineer whose address 
is: Belfast South Section Office, 1A Airport Road, Belfast, BT3 9DY. 
A monetary deposit will be required to cover works on the public road. 
 
 

5. All construction plant and materials shall be stored within the curtilage of the site. 

 

 
 
 
 
 

ANNEX 
 

Date Valid   21st June 2019 

Date First Advertised  5th  July 2019 
 

Date Last Advertised 5th July 2019 

Details of Neighbour Notification (all addresses) 

 The Owner/Occupier,  
1 Douglas Court,Belfast,Down,BT4 3EH    

 The Owner/Occupier,  
1 Dundela Drive,Belfast,Down,BT4 3DL    

 The Owner/Occupier,  
18 Dundela Avenue,Belfast,Down,BT4 3BQ    

 The Owner/Occupier,  
18 Dundela Avenue,Belfast,Down,BT4 3BQ    

 The Owner/Occupier,  
2 Dundela Drive,Belfast,Down,BT4 3DL    

 The Owner/Occupier,  
22 Dundela Avenue,Belfast,Down,BT4 3BQ    

 The Owner/Occupier,  
25 Dundela Avenue,Belfast,Down,BT4 3BS    

 The Owner/Occupier,  
27 Dundela Avenue,Belfast,Down,BT4 3BS    

 The Owner/Occupier,  
29 Dundela Avenue,Belfast,Down,BT4 3BS    

 The Owner/Occupier,  
2a ,Wilgar Street,Belfast,Down,BT4 3BL    

 The Owner/Occupier,  
3 Douglas Court,Belfast,Down,BT4 3EH    

 The Owner/Occupier,  
3 Dundela Drive,Belfast,Down,BT4 3DL    

  James McClure 
3, Douglas Court, Belfast, Down, Northern Ireland, BT4 3EH    

 The Owner/Occupier,  
31 Dundela Avenue,Belfast,Down,BT4 3BS    

 The Owner/Occupier,  
33 Dundela Avenue,Belfast,Down,BT4 3BS    
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 The Owner/Occupier,  
35 Dundela Avenue,Belfast,Down,BT4 3BS    

 The Owner/Occupier,  
37 Dundela Avenue,Belfast,Down,BT4 3BS    

 The Owner/Occupier,  
39 Dundela Avenue,Belfast,Down,BT4 3BS    

  Marie Croft 
39, Dundela Avenue, Belfast, Down, Northern Ireland, BT4 3BS    

 The Owner/Occupier,  
4 Dundela Drive,Belfast,Down,BT4 3DL    

 The Owner/Occupier,  
41 Dundela Avenue,Belfast,Down,BT4 3BS    

 The Owner/Occupier,  
43 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
45 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
46 Clonlee Drive,Belfast,Down,BT4 3DA    

 The Owner/Occupier,  
48 Clonlee Drive,Belfast,Down,BT4 3DA    

 The Owner/Occupier,  
Apartment 1,20 Dundela Avenue,Belfast,Down,BT4 3BQ    

 The Owner/Occupier,  
Apartment 1,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 10,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 11,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 12,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 2,20 Dundela Avenue,Belfast,Down,BT4 3BQ    

 The Owner/Occupier,  
Apartment 2,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 3,20 Dundela Avenue,Belfast,Down,BT4 3BQ    

 The Owner/Occupier,  
Apartment 3,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 4,20 Dundela Avenue,Belfast,Down,BT4 3BQ    

 The Owner/Occupier,  
Apartment 4,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 5,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 6,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 7,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 8,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
Apartment 9,Dundela Manor,72 Dundela Avenue,Belfast,Down,BT4 3BU    

 The Owner/Occupier,  
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Dundela Football Club,2a ,Wilgar Street,Belfast,Down,BT4 3BL,    

 The Owner/Occupier,  
Dundela Infants School,Wilgar Street,Belfast,Down,BT4 3BL    

 The Owner/Occupier,  
Flat 1,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 10,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 11,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 12,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 13,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 14,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 15,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 16,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 17,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 18,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 19,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 2,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 20,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 21,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 22,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 23,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 24,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 25,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 26,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 27,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 28,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 29,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 3,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 30,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 4,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    
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 The Owner/Occupier,  
Flat 5,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 6,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 7,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 8,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

 The Owner/Occupier,  
Flat 9,Dundela Flats,47 Dundela Avenue,Belfast,Down,BT4 3BT    

Date of Last Neighbour Notification 03/07/2019 
 

Date of EIA Determination  

ES Requested 
 

No 
 

Drawing Numbers and Title 
01- Site Location Map, 
02- Existing site survey 
03- Proposed site plan & contextual elevation and section 
04- Proposed floor plans & elevations 
05- Landscape proposals 
06- Maintained open space 
 

Notification to Department (if relevant) 
 
Date of Notification to Department:   
Response of Department: 
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Committee Application 
 

Development Management Report  

Application ID:  LA04/2019/0878/F    

Proposal:  
Extension of time for temporary change of use 
and alteration of former printing hall to event 
space for a period of 3 years. 

Location: 
Ground Floor Print Hall 
122-144 Royal Avenue 
Belfast  
Co. Antrim  
BT1 1DN 

Referral Route: Belfast City Council has an Interest in the land 
 

Recommendation: Approval    
 

Applicant Name and Address: 
The Limelight Belfast Ltd 
17 Clarendon Road 
Belfast 
BT1 3BG 

Agent Name and Address: 
Clyde Shanks 
7 Exchange Place 
Belfast  
BT1 2NA 

Executive Summary: 
 
Planning permission is sought for the extension of time for temporary change of use and alterations of 
former printing hall event space for a period of 3 years. 
 
The site is located within the development limits for Belfast. The site does not have any particular 
zoning within draft BMAP and also falls within the City Centre limit, the Scotch/Cathedral character 
area and city centre area of parking constraint under draft BMAP. The site adjoins a listed building 
which was the Belfast Telegraph Building. 
 
 
The key issues to be considered are: 

 Principle of Development 

 Design 

 The impact on traffic and parking; and 

 Impact on amenity 
 
The application was neighbour notified and advertised in the local press. No third party representations 
have been received.  
 
Transport NI, Environmental Health, and Historic Environment Division have all been consulted. 
Historic Environment Division and Transport NI both had no objection to the proposal. Environmental 
Health were of the opinion that an extension of 1 year was more suitable. 
 
Recommendation: 
Having regard to the policy context and other material considerations, it is recommended that the 
application is approved for a temporary period of 2 years subject to conditions. 
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Site Location Plan 
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Characteristics of the Site and Area 
 

1.0 Description of Proposed Development 
The proposal is for an extension of time for a temporary change of use and alterations of 
former printing hall to event space for a period of 3 years. 

2.0 Description of Site 
The site comprises of the part of the ground floor of the Belfast Telegraph Building at 122-144 
Royal Avenue, Belfast. The building is four storey’s in height and is finished in a mixture of red 
brick, render and cladding. The ground floor of the property was previously a printing hall for 
Belfast Telegraph and is currently in use as an event space.  
 
The surrounding area is defined by mixed use, with a large student accommodation block 
currently under construction adjacent the site. Belfast Central Library and a number of other 
retail units including a hair salon are located in the surrounding area. 

Planning Assessment of Policy and other Material Considerations 
 

3.0 Site History 

 LA04/2017/2209/F Ground floor print hall, 122-144 Royal Avenue, Belfast, BT1 1DN, 
Temporary change of use of former printing hall to event space for a period of 2 
years including internal alterations and creation of two emergency exits onto 
Donegall Street. PERMISSION GRANTED 

 LA04/2018/1991/F Former Belfast Telegraph complex at, 124-144 Royal Avenue 
and, 1-29 Little Donegall Street, Belfast, BT1 1DN, Demolition of existing non listed 
buildings and redevelopment of site to accommodate office led mixed use 
development comprising Class B1 (a) office, ancillary Class B2 industrial floorspace, 
active ground floor uses retail (A1), restaurants, cafes and bars (sui generis); 
basement parking and associated access and circulation. Proposals include the 
retention and restoration of the listed Seaver building comprising façade restoration, 
new roof and reintroduction of dormers, replacement windows and reinstatement of 
original entrance to southern façade [amended scheme]. PERMISSION GRANTED 

 LA04/2018/1968/LBC Former Belfast Telegraph complex at, 124-144 Royal Avenue 
and, 1-29 Little Donegall Street, Belfast, BT1 1DN., Demolition of attached 
structures, retention and restoration of the listed Seaver building comprising internal 
reconfiguration works, façade restoration of dormers, replacement windows and 
reinstatement of original entrance to southern façade. PERMISSION GRANTED 

 Z/2004/0303/F 124-144 Royal Avenue, Belfast Adjustments to existing roof to 
facilitate the installation of a new printing press PERMISSION GRANTED 
 

 

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. 
 

4.3 Strategic Planning Policy Statement for Northern Ireland (SPPS) 

4.4 Planning Policy Statement 3: Access Movement and Parking 

4.5 Planning Policy Statement 4: Planning and Economic Development 
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4.6 Planning Policy Statement 6: Planning Archaeology and the Built Environment. 
 

5.0 Statutory Consultees Responses 
 

5.1 DFI Roads- No objection subject to conditions 
 

5.2 Historic Environment Division- No objection 

6.0 Non Statutory Consultees Responses 
 

6.1 Environmental Health- No objection to the principle of the development, however 
recommended a time period of 1 year of the extension to the temporary change of use. 
 

7.0 Representations 
 

7.1 The application has been advertised in the local press. No representations have been made 
regarding the application. 
 

8.0 Other Material Considerations 

8.1 None 

9.0 Assessment 

9.1 The site is located within the settlement limit for Belfast as designated by the Draft Belfast 
Metropolitan Plan. The site is located within Scotch/Cathedral Character Area and within 
Belfast City Core Area of Parking Restraint. 

9.2 Section 45 (1) of the Planning Act (Northern Ireland) 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. The site is located within the harbour area of Belfast. The adopted 
Belfast Metropolitan Area Plan 2015 (BMAP) has been quashed as a result of a judgement 
in the Court of Appeal delivered on 18th May 2017. As a consequence of this, the Belfast 
Urban Area Plan 2001 (BUAP) is now the statutory development plan for the area with draft 
BMAP remaining a material consideration. 

9.3 The site does not fall within any particular zoning as designated within Draft BMAP. 

9.4 The SPPS provides a regional framework of planning policy that will be taken account of in 
the preparation of Belfast City Council’s Local Development Plan (LDP). At present, the LDP 
has not been adopted therefore transitional arrangements require the council to take account 
of the SPPS and existing planning policy documents, with the exception of PPS 1, 5 and 9. 
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. 

9.5 Planning Policy Statement 4: Planning and Economic Development: 
 
Policy PED 9 within PPS 4 contains a number of general economic development criteria 
against which economic development proposals are assessed, including sui generis uses. 
Policies (a), (b), (c), (e), (g) and (h) apply.  
 
The policy requires that any economic development proposals are compatible with the 
surrounding land uses and do not harm the amenity of nearby residents or do not adversely 
affect features of natural or built heritage. It is considered that all relevant criteria is met in that 
the proposal is compatible with surrounding land uses, and will protect the amenity of nearby 
residents as well as the character of the area. 
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Due to the changing character of the area it is considered that an extension of the use for a 
further period of 2 years is considered more acceptable than the proposed 3. An extension of 
a 2 year period rather than 3 years enables the Council to consider the development in light 
of the changing context of the area and to ensure the proposal is in keeping with the changing 
character of the area.  
 
Criterion (g) and (h) are met in that the existing road network can facilitate any potential extra 
vehicular traffic accessing the site, as well as adequate access arrangements being provided 
in the nearby area.  

9.6 Design 
 
The proposal involves minor alterations to the Donegall Street elevation of the building to 
provide 2no solid timber doors. These will have no impact on the character of the area and 
are considered in keeping with the design of the existing building. HED were consulted and 
offered no objection to the minor alterations.  

9.7 Impact on Residential Amenity 
 
In respect of noise, nuisance and disturbance from the proposed use, Environmental Health 
have been consulted and offer no objection to the proposed use. However they were of the 
view that a temporary period of 1 year was more acceptable rather the proposed 3 years. An 
extension of a 1 year period was recommended due to the impact on potential future 
development, specifically at the site 2-14 Little Donegal Street. This was based on an historic 
approval under reference Z/2007/2120/F at the site. However the more recent decision of 
LA04/2016/1915/F which was refused on the site is also a consideration when assessing an 
acceptable time period for the extension of the use. There has been no further planning history 
on the site therefore the proposed extension of time to the change of use for a two year period 
is not considered to have any adverse impact on the amenity of 2-14 Little Donegal Street. 
Environmental Health raised no concerns regarding the potential impact on any other 
properties surrounding the site. 

9.9 Consultees 
 
DFI Roads, HED and Environmental Health are satisfied that the proposed development is in 
accordance with their guidelines and prevailing policy. Having regard to the policy context 
above, the proposal is considered acceptable, and temporary planning permission is 
recommended. 
 

10.0 Summary of Recommendation:    
Having regard to the policy context and other material considerations above, the proposal is 
considered acceptable and planning permission is recommended for a temporary period of 2 
years subject to conditions. 
 

11.0 Conditions  
 

1. The permission hereby granted shall be for a limited period of 2 years only from the date 
of this permission. 
  
Reason: To enable The Council to consider the development in the light of 
circumstances then prevailing. 
 

2. The development hereby permitted shall not become operational until hard surfaced 
areas have been constructed in accordance with the approved plan 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.  
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Reason:  To ensure that adequate provision has been made for access.  
 

3. A minimum of 12 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. 
 

4. The development hereby permitted shall operate in accordance with the approved 

Event Management Plan.    

    Reason:  In the interests of road safety and the convenience of road users.   

 
5. The development hereby permitted shall operate in accordance with the approved 

Travel Plan, including the Service Management Plan.  The Site Operator will provide 
access to 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.  

 
 
6. The development hereby permitted shall not become operational until hard surfaced 

areas have been constructed in accordance with the approved plan 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.  

 
Reason:  To ensure that adequate provision has been made for access.  
 
 

Informatives 
 
7. CLEAN NEIGHBOURHOODS AND ENVIRONMENT ACT (NI) 2011 

Where Belfast City Council is satisfied that a statutory noise nuisance exists, the 
Council has a duty to serve a Noise Abatement/Prohibition Notice on the Licensee as 
the person responsible of the premises from which the nuisance arises. Patron noise 
associated with the development should be suitably managed and controlled to ensure 
that residential premises are not disturbed by noise. 
 
 

8. NOISE ACT 1996 
The Noise Act 1996 applies to night-time noise between 11pm to 7am. Where 
excessive noise from an offending premises affects a residential premises, a Warning 
Notice can be served. Failure to comply with the permitted level can result in a fixed 
penalty fine of £500 or prosecution in the courts.  
 

9. THE SMOKING (NI) ORDER 2006 
The applicant is advised to ensure that the designated smoking area is suitably 
managed and controlled to prevent noise, anti-social behaviour, litter causing 
disturbance and loss of amenity.  
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10. THE LOCAL GOVERNMENT (MISCELLANEOUS PROVISIONS) ORDER 1985 
The applicant is reminded that disturbance by noise is a material consideration in the 
granting of any Entertainment Licence deemed necessary by Belfast City Council. 
 

11. The approval does not empower anyone to build or erect any structure, wall or fence 
or encroach in any other manner on a public roadway (including a footway and verge) 
or on any other land owned or managed by the Department for Infrastructure for which 
separate permissions and arrangements are required.  

 
12.  Notwithstanding the terms and conditions of the Department for Infrastructure’s 

approval set out above, you are required under Articles 71-83 inclusive of the Roads 
(NI) Order 1993 to be in possession of the Department for Infrastructure’s consent 
before any work is commenced which involves making or altering any opening to any 
boundary adjacent to the public road, verge, or footway or any part of said road, verge, 
or footway bounding the site.  The consent is available on personal application to the 
DfI Roads Section Engineer whose address is Belfast North Section Office, 148-158 
Corporation Street, Belfast, BT1 3DH.  Email:   
TNI.BelfastNorth@infrastructure-ni.gov.uk.  A monetary deposit will be required to 
cover works on the public road.  
 

13. Precautions shall be taken to prevent the deposit of mud and other debris on the 
adjacent road by vehicles travelling to and from the construction site. Any mud, refuse, 
etc. deposited on the road as a result of the development, must be removed 
immediately by the operator/contractor. 
 

14. All construction plant and materials shall be stored off the adopted road.  
 
15. It is the responsibility of the Developer to ensure that water does not flow from the site 

onto the public road (including verge or footway) and that existing road side drainage 
is preserved and does not allow water from the road to enter the site.  
 

16. Pedestrian Crossing Points across the proposed entrances are to be provided in 
accordance with the DTER/Scottish Office publication ‘Guidance on the use of Tactile 
Paving’. 

 
 

Notification to Department (if relevant) N/A 

Representations from Elected members: 
No representation has been received from elected members. 
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ANNEX 
 

Date Valid   12th April 2019 

Date First Advertised  7th June 2019 
 

Date Last Advertised 7th June 2019 

Details of Neighbour Notification (all addresses) 

1-21 ,Little Donegall Street,Belfast,Antrim,BT1 2JD    
103-111 Charles House,Donegall Street,Belfast,Antrim,BT1 2FJ    
103-111 Charles House,Donegall Street,Belfast,Antrim,BT1 2FJ    
129 Royal Avenue,Belfast,Antrim,BT1 1FG    
134-144 ,Royal Avenue,Belfast,Antrim,BT1 1DN    
139-141 ,Royal Avenue,Belfast,Antrim,BT1 1FH    
1st Floor,133 Royal Avenue,Belfast,Antrim,BT1 1FG    
1stfloor,98-102 ,Donegall Street,Belfast,Antrim,BT1 2GW    
2-10 Metropol House,York Street,Belfast,Antrim,BT15 1AQ    
23-29 ,Little Donegall Street,Belfast,Antrim,BT1 2JD    
2nd Floor,133 Royal Avenue,Belfast,Antrim,BT1 1FG    
2nd Floor,98-102 ,Donegall Street,Belfast,Antrim,BT1 2GW    
31a ,Little Donegall Street,Belfast,Antrim,BT1 2JD    
33 Little Donegall Street,Belfast,Antrim,BT1 2JD    
3rd Floor 133 Royal Avenue,Belfast,Antrim,BT1 1FG    
76-78 ,Donegall Street,Belfast,Antrim,BT1 2GU    
95-97 ,Donegall Street,Belfast,Antrim,BT1 2AH    
98-102 ,Donegall Street,Belfast,Antrim,BT1 2GW    
Central Library,Royal Avenue,Belfast,Antrim,BT1 1EA    
Donegall Street Congregational Church,Donegall Street,Belfast,Antrim,BT1 2FJ    
The Owner/Occupier,  
Ground & 1st Floors,95-97 ,Donegall Street,Belfast,Antrim,BT1 2AH    
Ground Floor,133 Royal Avenue,Belfast,Antrim,BT1 1FG    
Office 1st  - 4th floor Floor,141-143 ,Royal Avenue,Belfast,Antrim,BT1 1FH    
,2-14 ,Little Donegall Street,Belfast,Antrim,BT1 2JD   

 
 

Date of Last Neighbour Notification 5th September 2019 
 

Date of EIA Determination N/A 

ES Requested 
 

No 
 

Drawing Numbers and Title 
01-  Location Plan, 
02-  Block Plan 
03- Existing Elevations 
04- Proposed Elevations 
05- Proposed Floor Plans  
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Development Management Officer Report 
Committee Application 

 

Summary 

Committee Meeting Date: 15th October 2019  

Application ID: LA04/2019/0914/F 

Proposal: 
New pavilion building adjacent to Tullycarnet 
Park Bowling Club building to allow for 
expansion of community boxing club. 

Location: 
Site 50m South East of 
 30 Kingsland Park 
 Belfast 
 BT5 7FB. 
 

Referral Route:  Belfast City Council has an interest in the land.  

Recommendation: Approval 

Applicant Name and Address: 
Tullycarnet Action Group Initiative Trust 
Tullycarnet Park  
26 Kingswood Park 
 Belfast 
 BT5 7EZ 

Agent Name and Address: 
Paul McAlister Architects Ltd 
The Barn  
64a Drumnacanvy Road 
 Portadown 
 BT63 5LY 

Executive Summary: 
The application seeks full permission for the erection of a new pavilion adjacent to Tullycarnet Park 
Bowling Club to allow for the expansion of community boxing club. 
 
The key issues in the assessment of the proposal are as follows: 
- loss of open space 
- design – impact on existing character 
- impact on neighbours 
- access, movement and parking  
 
Policy Tests: 
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), Planning Policy 
Statement (PPS8).  The proposal was considered to comply with all relevant planning policies the 
loss of a small area of open space is outweighed by the community benefits that the proposal will 
bring. 
 
Consultations: 
BCC Environmental Health, Northern Ireland Water Ltd, HED Historic Monuments, Rivers Agency 
& DFI Roads Service– all consultees offered no objection to proposal. 
 
Representations: 
The Council has received, as part of the application, eight letters of support from a variety of 
community organisations.  The proposal was advertised in the local press and twenty seven 
neighbouring properties notified to date the Council has received two letters from third parties 
objecting to the proposal; objections considered in report. 
 
Recommendation:  
Accordingly, it is recommended that the proposal is approved subject to the conditions as set out 
in the report. 
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Application ID: LA04/2019/0914/F 

 

 
 

Case Officer Report 

Site Location Plan  

 
 
 

 
 
 
 

Characteristics of the Site and Area 
 

1.0 
 
 

Description of Proposed Development 
Planning permission is sought for the erection of a new pavilion building to allow 
expansion of community boxing club. 

2.0 
 
 

Description of Site. 
The site is located within an existing park area (Tullycarnet Park) and is located adjacent 
to the existing pavilion building and main access gate.  The site area is currently laid out in 
grass and access pathways.  The pavilion building is flat roof constructed in brick it has 
two distinct heights single storey for the office and access point and a higher roof level for 
the main hall section.  The park is located within a large housing development with terrace 
and detached housing surrounding the site boundary. 
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 Planning History  
No relevant planning history on site  

 

4.0 Policy Framework 

4.1 BUAP 
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Draft BMAP 2015 
Draft BMAP 2004 
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 2015 had reached 
pre-adoption through a period of independent examination, the policies within the Draft 
BMAP 2015 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.  Given the advance stage that Draft BMAP 2015 had reached, it is considered that 
it holds significant weight. 
Strategic Planning Policy Statement for Northern Ireland (SPPS)  
PPS 3 – Access, Movement and Parking  
PPS 6 – Planning Archaeology and the Built Heritage 
PPS 8 – Open Space, Sport and Outdoor Recreation 
 

5.0 Statutory Consultee Responses 

 Historic Environment Division (HED) – no objection 
DfI Roads Service – no objection 
NI Water – no objection – available capacity within system 
Rivers Agency – no objection with informatives 

6.0 Non Statutory Consultees Responses 

 BCC Environmental Health – no objection with noise control and operating time conditions 

7.0 Representations 

7.1 Two letters of objection received issues of concern included 

 Increase in noise and car and pedestrian traffic to Kingsland Park;  

 Inadequate public consultation;  

 Loss of green space;  

 Waste water, sewage and flooding;  

 Opening hours; security and 

 Legacy. 
 

7.2 Eight letters of support were received the general consensus of support proposal will provide 
facilities for local young people and can be used by other local community groups. 
 

8.0 Other Material Considerations 
N/A 

9.0 Assessment  

9.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
9.2 
 
 
 

Principle of Development 
The site is shown to be within the existing development limits for the city and is further 
designated within the BUAP as being Lands reserved for Landscape, Amenity or Recreation 
Use.  It is designated within the dBMAP as being an area of existing open space and within 
the Tullycarnet Local Landscape policy area.  The SPPS advises that planning permission 
ought to be granted for sustainable development that accords with the area plan and causes 
no harm to areas of acknowledged importance.  The SPPS also recognises that open space 
is important to society and supports cultural, social, economic, health and environmental 
benefits.  It also echoes the RDS in recognising the need for the provision of adequate green 
infrastructure.  The SPPS also sets a presumption against the loss of open space to 
competing land uses an exception to this presumption is when it can be demonstrated that 
redevelopment would bring substantial community benefit that outweighs the loss of open 
space. 
 
Impact on open space: 
Relevant planning policy OS1 of PPS 8 advises that where development would result in the 
loss of existing open space there will be a presumption against that development 
irrespective of the condition or appearance of the land.  The policy advises that an exception 
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9.3 
 
 
 
 
 
 
9.4 
 
 
 
 
 
 
 
9.5 
 
 
 
 
 
9.6 
 
 
 
 
 
 
 
9.7 
 
 
 
 
 
 
 
 
 
 
 
 

will be permitted where it is demonstrated that there would be substantial community 
benefits the decisively outweighs the loss of the open space.  It also advises that an 
exception will also be permitted where it is demonstrated that the loss of the open space will 
have no significant impact on the amenity, character and biodiversity of the open space 
where one of two distinct circumstances are met. 
 
The overall size of the Park is circa five hectares in area the proposed pavilion building is 
equates to 0.03 hectares, a percentage of less than one percent of the total area of the park.  
It is therefore demonstrated that the proposed building will not significantly impact on the 
over character of the park.  The proposal is for a community boxing club and has received 
community support ranging from the Police to local community groups.  Officers are satisfied 
that the proposal complies with the relevant planning policy. 
 
Design: 
The scale and materials to be used in the construction of the proposal will not overly detract 
from the surrounding character, they are considered to be a modern interpretation of the 
materials employed in the surroundings.  The location for the proposal adjacent to the 
existing pavilion will read as being within an existing developed area within the park and will 
not interfere with the open aspect of the remaining area of park land.   
 
Impacts of neighbouring land uses: 
There is considered to be a sufficient separation distance between the site and surrounding 
neighbouring domestic properties to ensure that the proposal will not have a dominating 
effect on these dwellings.  BCC Environmental Health has considered the potential for noise 
impact on neighbouring land uses and has found there to be no significant impact that would 
warrant refusal but has requested the inclusion of planning conditions to mitigate potential 
noise impact on neighbouring land uses.   
 
Access and Parking: 
The site is accessed by means of both vehicular gates and pedestrian gates, the park is 
served by an existing internal road way and has parking facilities available for visiting 
members of the public.  DfI Roads Service has offered no objection to the proposed 
development having regards to the potential for increase visitors to the site. 
 
Flooding: 
Rivers Agency has indicated that the proposal will not lead to any significant increase in the 
potential for flooding in the area.  Rivers Agency has recommended that the finished floor 
level should finish a minimum of 600mm above the Q100 and climate change flood level.  
Rivers Agency has also indicated that the proposal does not reach the threshold for a 
drainage assessment and advises that it is the developer's responsibility to mitigate flood 
risk and drainage impact. 
 
Objections  
Two objections to the proposal were received letter from a named individual and an 
individual or group using the name Tullycarnet Park Residents.  The concerns expressed 
included; 

 Increase in noise and car and pedestrian traffic to Kingsland Park;  

 Inadequate public consultation;  

 Loss of green space;  

 Waste water, sewage and flooding;  

 Opening hours; security and 

 Legacy. 
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9.8 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Officer’s response: 

 Kingsland Park is a public road, DfI Roads Service was consulted on the proposal 
and offered no objection to the development.  Environmental Health has offered 
conditions to mitigate noise emanating from the site and limiting night time opening 
to 10.30pm Monday to Saturday and 5.00pm on Sunday.   

 Planning service undertook the normal neighbour notification process and press 
advertisement, eight letters of support were submitted from various community 
groups and the Police indicating a level of community consultation had taken place.    

 Loss to the open space is considered acceptable, as previously stated it amounts 
less than 1% of the total park area, the community benefits gained by the 
development are considered to outweigh the limited loss of open space.   

 Waste water, sewage and flooding were considered by statutory consultees NI 
Water and Rivers Agency both consultees offered no objection to the proposal.   

 Opening hours as previously stated Environmental Health has offered planning 
conditions to control the hours of use limiting the potential to impact on neighbouring 
land uses.  

 Legacy it is considered by Officers that there will be no significant loss of amenity 
afforded by the greenspace within this urbanised area, the park remains in the 
control of the Council and is therefore protected for future generation use.  The 
Council, as for all its property, operates a management scheme for the parklands.  
The criteria used in the selection of the site for development was not a matter for 
Council only the appropriateness of the site for the intended use.   

 

9.9 Conclusion: 
On balance, it is considered that the proposal will not significantly impact on the open space 
of the park.  A significant level of community support for the proposal has been received as 
part of the application.  The proposal complies with the requirements of the SPPS and policy 
OS 1 of PPS 8 and is therefore recommended for approval. 

10.0 Summary of Recommendation: Approval  

11.0 Conditions and Informatives 

01 
 
 
 
 
02 
 
 
 
 
03 
 
 
 
 
04 
 
 
 
 
 

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. 
 
All windows to the main training area must remain shut when the hereby permitted club is 
operational. 
 
Reason: Protection of residential amenity 
 
The proposed double glazed windows and the alternative means of ventilation to the main 
training area must provide a minimum of 31 dB Rw Weighted Sound Reduction. 
 
Reason: Protection of residential amenity 
 
The Rating Level (dBLAr) of sound from all combined building services plant associated with 
the development shall not exceed the background sound level for both day time and night, 
as presented in the FR Mark Noise Impact Assessment dated July 2019, at the closest noise 
sensitive premises when determined in accordance with BS4142:2014+A1:2019:  Method 
of rating sound and assessing industrial and commercial sound.   
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05 
 
 
 
 
06 
 
 
 
 
 
07 
 

Reason: Protection of residential amenity 
 
Any gym exercise machines shall be resiliently mounted to the floor to avoid structure borne 
noise and vibration impact. 
 
Reason: Protection of residential amenity 
 
Prior to operation of the development hereby permitted the proprietary absorbent floor 
matting must be installed across ‘free weights’ floor areas to isolate and minimise noise and 
vibration impact. 
 
Reason: Protection of residential amenity 
 
The internal reverberant noise level within the main training area must not exceed 
80dBLAeq. 
 
Reason: Protection of residential amenity 
 

 
 

ANNEX 
 

Date Valid   15th April 2019 

Date First Advertised  17th May 2019 
 

Date Last Advertised 17th May 2019 

Details of Neighbour Notification (all addresses) 
 1-5 Dundela Ave,Belfast,BT4 3BQ    
21 Kingsland Park Belfast Down  
26 - 30 Kingswood Park,Belfast,Down,BT5 7EZ    
45 -49 Melfort Drive,Belfast,Down,BT5 7FD    
59 Melfort Drive,Belfast,Down,BT5 7FE    
61 Melfort Drive,Belfast,Down,BT5 7FE    
63 Melfort Drive,Belfast,Down,BT5 7FE    
65 Melfort Drive,Belfast,Down,BT5 7FE    
75 Melfort Drive,Belfast,Down,BT5 7FE    
77 Melfort Drive,Belfast,Down,BT5 7FE    
PSNI Strandtown Police Station,1-5 Dundela Avenue,Belfast,BT4 3BQ    
Pavilion & Bowling Green,Tullycarnet Bowling Green,Kingsland Park,Belfast,Down,BT5 
7FB    
Tullycarnet Park Residents    
 

Date of EIA Determination N/A 

ES Requested 
 

Yes /No 
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Drawing Numbers and Title 
01 Site Location 
03 Proposed Floor Plans and Elevations 
 

Elected  Representations: 
Cllr. Peter McReynolds facilitated an office meeting with two local residents and has 
requested updates on progress of the application.  
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Development Management Report 

Committee Application 
 

Summary 

Application ID:  LA04/2018/1050/A  Date of Committee:  15 October 2019 

Proposal:  
7m high totem sign to include externally 
illuminated static panel and sign boxes to site 
entrance and 18m x 3.5m high name sign with 
self-illuminated lettering fixed to building 
elevation (amended description) 
(Retrospective) 
 

Location: 
Boucher Road 
 adjacent to lands at 
 Olympia Leisure Centre 
 Belfast 

Referral Route: Belfast City Council Application 
 

Recommendation:  Approval 
 

Applicant Name and Address: 
  
Belfast City Council, Property & Projects 
9-21 Adelaide Street 
Belfast 
BT2 8DJ 
 

Agent: 
 
Hamilton Architects 
Hamilton House  
3 Joy Street 
Belfast 

Executive Summary: 
 
Advertisement Consent (Retrospective) is sought for a totem sign at the entrance into Olympia Leisure 
Centre and for a large name sign on the building fascia.  The totem is positioned at the entrance into 
the leisure centre on lands that are to be redeveloped in the future therefore only temporary approval 
is required for that part of the signage application.  
 
The key issues in assessment of the proposed development include: 
 

 If the proposal respects amenity, when assessed in the context of the general characteristics 
of the locality; and 

 That the proposal does not prejudice public safety 
 
The site is located within the settlement development limits for Belfast as designated and is identified 
as an Area of Existing Open Space within the BUAP and Draft Belfast Metropolitan Area Plan.   
 
DfI Roads was consulted and has no objections to the proposal. 
 
Recommendation 
It is recommended that advertisement consent is granted subject to a condition that the totem sign be 
removed after a period of 2 years from the date of the decision. It is requested that authority be 
delegated to the Director of Planning and Building Control to agree the final wording of the conditions. 
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Case Officer Report 

Site Location Plan 
 

 
 

 
Characteristics of the Site and Area 
 

1.0 
 
1.1 

Description of Proposed Development 
 
Advertisement Consent is sought for a 7m high totem sign at the entrance into Olympia Leisure 
Centre and for a large name sign on the building fascia.  The totem is to contain 4 panels 
indicating the location of the Olympia Leisure Centre, Windsor Park Stadium and Midgley Park. 
One static panel is to be positioned at the top of the totem with 3 box signs below. The totem 
will be externally illuminated utilising recessed uplighters set into the ground. The main 
external fascia sign to the leisure centre building comprises 3D LED illuminated aluminium 
letters spelling out Olympia. 
 

2.0 
 
2.1 
 

Description of Site 
 
The site is located at Olympia Leisure Centre on lands off Boucher Road and south of Olympia 
Drive.  The totem sign is to be positioned at the Boucher Road entrance. The fascia sign will 
be attached to the main façade of the leisure centre building.  
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 
 
3.1 
 
 
 
 
 
 

Site History 
 
Z/2014/0587/O Lands at Olympia Leisure Centre, Boucher Road, Belfast, BT12 6HR, A 
masterplan for the redevelopment/regeneration of the Olympia Leisure complex comprising 
the demolition of the existing Olympia Leisure Centre and the redevelopment of: 2no 3G 
playing fields (with associated spectator stand and changing facilities); a children’s play area: 
car parking; extension of existing access to new leisure facilities (in west stand of the National 
Football Stadium); floodlighting: landscaping and boundary treatments; hotel and commercial 
units. 
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3.2 

 
Z/2014/0594/F Lands at Olympia Leisure Centre, Boucher Road, Belfast, BT12 6HR, 
Redevelopment / regeneration of the Olympia Leisure Complex comprising of the demolition 
of the existing Olympia Leisure Centre and the development of: 2no. 3G playing fields (with 
associated spectator stand and changing facilities): a children’s play area: relocation of the 
car parking, extension of existing access to serve new leisure facilities approved in west stand 
of National Football Stadium under Z/2013/1437/F: floodlighting: landscaping and boundary 
treatments. (Amended description) 
 

4.0 Policy Framework 
 

4.1 BUAP 2001 
Draft Belfast Metropolitan Area Plan 2004  
Draft Belfast Metropolitan Area Plan 2015 (purported to be adopted) 
Strategic Planning Policy Statement (SPPS) 
Planning Policy Statement 17: Control of Outdoor Advertisements 
 

5.0 Statutory Consultees Responses 
 

5.1 None 
 

6.0 Non Statutory Consultees Responses 
 

6.3 DfI Roads – no objection 
 

7.0 Representations 
 

7.1 No comments have been received. 
 

8.0 Other Material Considerations 
 

8.1 None 
 

9.0 Assessment 
 

9.1 
 
9.2 
 
 
 
 
 
 
9.3 
 
 
9.4 
 
 
 
 
 
 

Plan Status/Relevant Policy/Constraints 
 

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 version of BMAP 
purported to be adopted 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 within the development limit of Belfast as designated in both the BUAP and the 
draft BMAP and is identified as existing open space/recreation lands.  

 
The Strategic Planning Policy for Northern Ireland (SPPS) is a material consideration for all 
decisions on individual planning applications and provides general policy context. PPS17 also 
provides relevant policy guidance. 

 
SPPS 
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9.5 
 
 
 
 
 
 
9.6 
 
 
 
 
 
 
 
 
 
9.7 
 
 
 
 
 
 
 
 
9.8 
 
 
 
 
9.9 
 
 
 
 
9.10 
 
 
 
 
 
 
 
 
 
9.11 
 
 
 
 
9.12 
 
 
 

With regard to the Control of Outdoor Advertisements, the SPPS states that care must be 
taken to ensure that all proposals will not detract from the place where advertising is to be 
displayed or its surroundings. In particular, it is important to prevent clutter, to adequately 
control signs involving illumination and to protect features such as listed buildings, and 
conservation areas from the potential adverse effects of advertising. The subject matter of 
advertising is not normally a material planning consideration.  
 
Policy AD1 – Amenity and Public Safety 

 
Policy AD1 states: 

 
Consent will be given for the display of an advertisement where: 

 
(i) it respects amenity, when assessed in the context of the general 

characteristics of the locality; and 
(ii) it does not prejudice public safety. 

 
Impact on Character of the Area 

 
The fascia sign is a significantly large 18.5 x 3.5m name sign however the building upon which 
it is to be positioned is set back some 200m from the Boucher Road, and the host building 
itself is of a scale which can adequately absorb such a large sign without it dominating the 
façade. The upper part of the building to which the sign will be affixed is itself 80m in length.  
Given the scale of the host building coupled with the setback form the road it is considered 
that the fascia sign is acceptable and respects both the host building and its context. 
   
PPS17 provides design guidelines for outdoor advertisements. With respect to signs on 
commercial premises fascia signs should be of an appropriate size, and sited and designed 
to harmonise with the façade of the building; it is considered the proposed fascia name sign 
accords with this guidance. 
 
The Guidance advises that totem type signage may result in visual intrusion and be dominant 
over long distances.  The guidance advises that such signs should not significantly exceed 
surrounding building heights and that illumination should generally be restricted to the sign 
lettering and logo. 
 
Both signs are in situ. The totem is 7m high; the Boucher Road is characterised by numerous 
totem signs associated with Car Showrooms and Retail Parks therefore the type of sign is 
considered acceptable. The majority of totems along the road range between 5 and 6m in 
height and do not contain LED panels.  The totem in situ has  1.6m x 1.28mLED screen 
positioned at the top; it is considered that an LED screen of this size and positioned to a height 
of 6.8m  is not acceptable and would result in visual intrusion and dominance over a long 
distance.  Whilst totems are representative along the route Digital LED screens are not 
characteristic of the Boucher Road and the attachment of an LED screen to the totem is not 
considered acceptable. 
 
Amended plans were submitted with the application to address this concern and removed 
reference to the LED screen showing a bland static panel.  The screen on top of the sign will 
be covered over and will not be used as an LED screen. A condition is recommended to this 
effect.  
 
Additionally, consent for the totem is only sought for a 2 year period which will prevent it from 
becoming a permanent feature without further consideration.  The temporary nature is due to 
the totems position on a site which is to come forward for redevelopment. 
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9.13 
 
 
 
9.12 
 
 
 
 
9.13 
 
 
 
 

Based on the above assessment, the proposed fascia and the temporary totem signs are 
considered to be compliant with AD1(i) 
 
Impact on Public Safety 

 
Transport NI was consulted with regard to potential of the signage distracting drivers. It has 
no objection to the proposal.  The signage is considered to be compliant with PPS17 Policy 
AD1 (ii). 

 
Recommendation 

 
It is considered that the proposed fascia sign is acceptable and that the totem is acceptable 
on a temporary basis. Approval is therefore recommended subject to conditions. 
 

10.0 Summary of Recommendation:    It is recommended that advertisement consent is granted 
subject to conditions. It is requested that authority be delegated to the Director of Planning 
and Building Control to agree the final wording of the conditions. 
 

11.0 Conditions 
 

1. The advertising as positioned on Drawing 01 date stamped 23 April 2019 is granted 
under Part 11 (2) (C) of The Planning (Control of Advertisements) Regulations 
(Northern Ireland) 2015  
 
Reason: This is a retrospective application. 
 

2. The approval of the Totem Sign, as shown on Drawing 01 date stamped 23 April 
2019 and Drawing 04 date stamped 26 September 2019, is temporary for a period of 
2 years from the date of approval of this application. Immediately upon the expiration 
of the 2 year period from the approval of this application, the signage and any 
associated fittings must be removed and the site reverted to its current condition. 
 
Reason: In the interests of visual amenity and to allow further consideration of 
circumstances prevailing at that time. 
 

3. The totem sign approved and all panels attached to same shall be illuminated by 
means of external illumination only as detailed on Drawing No. 04 date stamped 
received 26 September 2019.  
 
Reason: In the interests of visual amenity. 

 
4. The uppermost LED panel on the existing totem shall be covered over within a 

period of 3 months from the date of this decision. 
 
Reason: In the interests of visual amenity. 

 
5. The degree of illumination of the signs must comply with the Institution of 

Lighting Professionals guidance PLG05, ‘The Brightness of Illuminated 
Advertisements’ 
 
Reason: In the interests of visual amenity, road safety and convenience of 
road users. 
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Notification to Department (if relevant) 
 
Not required. 

Representations from Elected members: 
None 

Drawings: - 
01 Site Location Plan 
02 Proposed Site Plan 
03 Proposed Name Sign 
04 Proposed Totem Sign 
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Development Management Officer Report 
Committee Application 

 

Summary 

Committee Meeting Date:15 October 2019   

Application ID: LA04/2019/1887/F   

Proposal: 
Retrospective change of use from residential 
property to HMO (amended description) 

Location: 
4 Chichester Avenue 
Belfast 
BT15 5EH 
 

Referral Route: 
House in Multiple Occupation outside a designated HMO Node / Policy Area 
 

Recommendation: Approval Subject to Conditions 
 

Applicant Name and Address: 
Tim Hughes 
Garvey Studios  
8-10 Longstone Street 
Lisburn 
BT28 1TP 
 

Agent Name and Address: 
CPS Planning Consultants 
164 Lisburn Road 
Belfast 
BT9 6AL 

Executive Summary: 
 
This application seeks full planning permission for conversion of a single dwelling to a House In 
Multiple Occupation (HMO).  The main issues to be considered in this case are: 
 

 The principle of a HMO at this location;  

 Impact on Parking; and, 

 Impact on Residential Amenity. 
 
The application site is not within an HMO Policy Area or Development Node as designated in the 
HMO Subject Plan 2015. Therefore Policy HMO 5 is applicable in this instance.  
 
The Land and Property Services Pointer Address database indicates that there are 30 domestic 
properties on Chichester Avenue which would allow for 3 No. HMOs before the 10% threshold would 
be exceeded. According to records held by the Local Development Plan Team there are currently 
no HMO properties on Chichester Avenue.  
 
2 third party representations have been received raising the following: traffic and parking impact, 
health and safety risks to children from increased traffic, existing problems for residential parking, 
build-up of rubbish and antisocial behaviour concerns.  
 
DfI Roads, BCC Environmental Health and the Council’s internal development plan team were 
consulted, and all offered no objection to the proposal.  
 
Recommendation – Approval Subject to Conditions 
Having regard to the policy context and third party objections, the proposal is considered to comply 
with policy and the application is recommended for approval.  
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Case Officer Report 

Site Location Plan 

 

 
 

Characteristics of the Site and Area 
 

1.0 
1.1 

Description of Proposed Development 
Full planning permission is sought to convert a single occupancy dwelling to a House of 
Multiple Occupation (HMO). 
 

2.0 
2.1 

Description of Site 
The application site is a 3 storey terraced dwelling with 2 storey bay window and an ‘A-
frame’ dormer to the front. There is a single storey rear extension. The 9 bedroom 
dwelling has a floorspace of approx. 300m². 
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There is grassed amenity space to the rear of the site. A hard surface to the front is 
bounded by a low wall and railings to the footpath.  

 
There is on street parking in this mainly residential area. 
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 Site History 
 
None 
 

4.0 Policy Framework 
 

4.1 Belfast Urban Area Plan 2001 
Draft Belfast Metropolitan Area Plan 2015 
HMO Subject Plan 2015 
 

4.2 SPPS, Planning Policy Statements: 
 
Strategic Planning Policy Statements for NI (SPPS) 
Planning Policy Statement 3: Access, Movement and Parking (Revised Feb 2005) 
 

5.0 Statutory Consultees Responses 
 

5.1 DfI Roads – No objection.  
 

6.0 Non Statutory Consultees Responses 
 

6.1 BCC Environmental Health – No objection, with informatives.  
 

7.0 Representations 
 

7.1 27 neighbouring properties were notified and the proposal was advertised in the local 
press. 2 representations were received raising a number of issues. 
 

 Local residents objected in respect of the potential problems that new residents 
will bring on transport and parking. Existing street parking problems were raised, 
exacerbated by parking by users of HMOs on the Antrim Road, and a charity at 
one end of the street and a vet at the other end.  In response to traffic concerns, 
DfI Roads offered no objection to the proposal.  

 
DfI Roads offered no objection to the proposal.  
 

 Rubbish and antisocial behaviour concerns were also raised.  
Environmental Health has offered no objection to the proposal. 
 

8.0 
 
8.1 

Assessment 
 
The key issues to be considered are: 
• The principle of a HMO at this location;  
• Impact on Parking; and 
• Impact on Residential Amenity. 
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8.2 
 
 
 
8.3 
 
 
 
8.4 
 
 
8.5 
 
 
 
 
 
 
8.6 
 
 
8.7 
 
 
 
 
 
 
 
8.8 
 
 
 
8.9 
 
 
 
8.10 
 
 
 
8.11 
 
 
 
8.12 
 
 
8.13 
 
 
 
8.14 

Principle of a HMO in this location  
 
The proposal is within the development limits for Belfast as identified in the draft 
development plan (dBMAP 2015). As such the principle of the proposal is deemed 
acceptable at this location subject to planning and other environmental matters.   
 
The application site is not within an HMO Policy Area or Development Node as 
designated in the HMO Subject Plan 2015.   Therefore, Policy HMO 5 is applicable in this 
instance.  
 
Policy HMO 5 permits for 10 percent of any street outside a HMO Policy Area or 
Development Node to be changed to HMO use.  
 
Land and Property Services Pointer Address database (as of 7th August 2019) indicates 
that there are 30 domestic properties on Chichester Avenue which would allow for 3 No. 
HMOs before the 10% threshold would be exceeded. According to the records held by 
the Local Development Plan Team there are currently no HMO properties on Chichester 
Avenue and therefore a HMO at no. 4 is acceptable in terms of the 10% threshold, and 
complies with Policy HMO 5.  
 
A planning history search of Chichester Avenue indicates no recent approvals/decisions 
relating to HMO development.  
 
The proposal complies with Policy HMO 6 in that the criteria are either met or are not 
relevant: the first criteria is not relevant as the property is not within a Policy Area; the 
second criteria is met in that the HMO is not wholly in the rear of the property and without 
access to the public street; and the third and fourth bullet points are not relevant as the 
proposal is not being converted into HMO flats.   
 
Impact on Parking 
 
The SPPS is relevant given the perceived impact of HMO development on amenity and 
parking within the locality. This is concerned with impact on amenity such as noise, 
nuisance and disturbance; and impact on road safety and traffic circulation.  
 
The conversion is for 9 HMO bedrooms. In terms of car parking/impact on existing traffic 
arrangements, the various policy requirements of the ‘Subject Plan’ seek to encourage 
regeneration, address need and demand, and also protect residential amenity.  
 
DfI Roads were consulted and offered no objection to the proposal. 
 
The proposal will use existing available on-street parking. The site is also considered to 
be a sustainable location due to its proximity to the city centre with nearby public transport 
links.  
 
Impact on Residential Amenity 
 
In terms of noise and disturbance Environmental Health were consulted with the proposal 
and advised that they had no objection to the proposal.  
 
No operational development is proposed and therefore existing amenity space provision 
is unaffected. There is approx. 88sqm of private amenity space to the rear which is above 
the recommended 70sqm in line with Creating Places Guidance.   
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8.15 
 
 
 
 
 
 
 
 
 
 
 
8.16 
 
 
 
 
 
 
8.17 

On balance, it is considered that the proposal will not result in demonstrable harm to the 
residential amenity of neighbours.   
 
The conversion is for 9 HMO bedrooms. In terms of car parking/impact on existing traffic 
arrangements, the various policy requirements of the 'Subject Plan' seek to encourage 
regeneration, address need and demand, and also protect residential amenity, but it is 
noted that the provision of car parking is not a requirement of the assessment process. 
Equally, existing Regional Planning Policy and supplementary planning guidance, 
including the published 'Parking Standards', do not incorporate car parking as a 
requirement for HMO development.  Department for Infrastructure - Roads has been 
consulted and have no objections to this proposal. 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. The site is considered to be a sustainable location due to its proximity to 
the city centre with nearby public transport links. 
 
There is no planning guidance on space standards for HMOs. However the 9 bedrooms 
meet the HMO space standards set by Northern Ireland Housing Executive. They range 
in size from 10.4sqm to 15.6sqm so meet the 6.5sqm requirement set by NIHE. The 
kitchen area of 15.2sqm is above the 10sqm, with 2 sinks, as per the NIHE standard. 
There are also 2 bathrooms at the property, meeting the NIHE requirement for 
households of 6-10 individuals.  
 
There will be no impact on the visual amenity and character of the area given that no 
external changes are proposed.  
 

9.0 Summary of Recommendation: Approval  
 

9.1 Having regard to the policy context and other material considerations above, the 
proposal is considered acceptable and planning permission is recommended subject to 
conditions and informatives.  
 

10.0 Conditions 
 

1. This decision notice is issued under Section 55 of The Planning Act (Northern Ireland) 
2011. 

 
     Reason: This is a retrospective application. 
 
 
Informatives:  
 
HOUSE OF MULTIPLE OCCUPATION ACT ( NORTHERN IRELAND) 2016 
For detailed requirements relating to HMO Standards and relevant documentation you 
should visit NIHMO. Please see also the HMO (NI) Act 2016 which contains the definition 
of a House in Multiple Occupation for Northern Ireland. This also contains the minimum 
space standard for rooms in a HMO that are occupied as sleeping accommodation 
 
CLEAN NEIGHBOURHOODS AND ENVIRONMENT ACT (NORTHERN IRELAND) 2011 
 
Should any unforeseen ground contamination be encountered during the development, 
and in order to protect human health, all works on the site should immediately cease.  
Belfast City Council should be informed and a full written risk assessment in line with 
current government guidance (Model Procedures for the Management of Land 
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Contamination-CLR11) that details the nature of the risks and any necessary mitigation 
measures and verification (if required) should be prepared and submitted for appraisal. 
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ANNEX 
 

Date Valid   9th August 2019 

Date First Advertised  23rd August 2019 
 

Date Last Advertised  
 

Details of Neighbour Notification (all addresses) 
The Owner/Occupier,  
10 Chester Manor,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
11 Chester Manor,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
12 Chester Manor,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
13 Chester Manor,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
14 Chester Manor,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
2 Chichester Avenue,Belfast,Antrim,BT15 5EH 
 
The Owner/Occupier,  
3 Chichester Avenue,Belfast,Antrim,BT15 5EH 
 
The Owner/Occupier,  
5 Chichester Avenue,Belfast,Antrim,BT15 5EH 
 
The Owner/Occupier,  
6 Chichester Avenue,Belfast,Antrim,BT15 5EH 
 
The Owner/Occupier,  
7 Chester Manor,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
7 Chichester Avenue,Belfast,Antrim,BT15 5EH 
 
The Owner/Occupier,  
8 Chester Manor,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
9 Chester Manor,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
9 Chichester Avenue,Belfast,Antrim,BT15 5EH 
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The Owner/Occupier,  
Apartment 1,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 10,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 11,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 12,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 13,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 14,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 2,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 3,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 4,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 5,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 6,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
The Owner/Occupier,  
Apartment 9,Chester Manor,Chichester Road,Belfast,Antrim,BT15 5EJ 
 
 

Date of Last Neighbour Notification  
23rd August 2019 
 

Date of EIA Determination  

ES Requested 
 

No 
 

Planning History 
 

Ref ID: Z/2003/2031/A41 
Proposal: Single storey kitchen extension to rear of dwelling 
Address: 12 Chichester Avenue, Belfast, BT15 5EH 

Decision: PERMITTED DEVELOPMENT  
Decision Date: 2 October 2003  
 
Ref ID: Z/2001/2323/A41 
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Proposal: 2 no. dormer windows to rear of dwelling 
Address: 12 Chichester Avenue, Belfast, BT15 5EH 

Decision: PERMITTED DEVELOPMENT  
Decision Date: 24 November 2001 
 
Ref ID: Z/2001/1271/A41 
Proposal: Single storey kitchen extension to side of dwelling 
Address: 28 Chichester Avenue, Belfast, BT15 5EH 

Decision: PERMITTED DEVELOPMENT  
Decision Date: 22 September 2001 
 
Ref ID: Z/2001/1220/A41 
Proposal: Internal alterations and new velux windows to rear elevation 
Address: 12 Chichester Avenue, Belfast, BT15 5EH 
Decision: PERMITTED DEVELOPMENT  
Decision Date: 20 July 2001 
 

Summary of Consultee Responses  
 
DfI Roads – no objection 
 
BCC Environmental Health – no objection  
 
 

Drawing Numbers and Title 
 
 

Drawing No. 01 

Type: Site Location & Block Plan 

Status: Submitted 
 

Drawing No. 02 

Type: Existing Floor Plans 

Status: Submitted 

 

Notification to Department (if relevant) 
 
Date of Notification to Department:   
Response of Department: 
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Committee Application 
 

Development Management Report  

Application ID:  LA04/2019/1173/F Date of Committee: Tuesday 15th October 2019 

Proposal: Change of use to house in multiple 
occupation 
 

Location: 7 Ulsterdale Street 
                 Belfast 
                 BT5 5BT. 
 

Referral Route: HMO (Outside HMO Node or HMO Policy Area) 
 

Recommendation:   Approval 
 

Applicant Name and Address: 
 
McFarlane & Smyth 
Andrew Smyth  
31 Donegall Street 
 Belfast 
 BT1 2FG 
 

Agent Name and Address: 
n/a 

Executive Summary: 
 
The application seeks full planning permission for a change of use from a single dwelling to a House 
in Multiple Occupation (HMO).  
 
The main issues to be considered in this case are:  
 

 Principle of a HMO at this location 

 Impact on surrounding residential area 

 Impact of the draft Area of Townscape Character 

The site is not within a designated HMO Node or Policy Area within the Houses in Multiple Occupation 

(HMOs) Subject Plan for Belfast City Council Area 2015, and as such Policy HMO 5 applies. Records 

compiled by Belfast City Council HMO and Plan teams indicate that there are 25 domestic properties 

on Ulsterdale Street and only 1 existing HMO. Applying the 10% threshold this allows for 1 more HMO 

to be granted on the street.  

 

With the exception of the current application there are no other live applications seeking permission 

for a change of use to HMO on this street. Therefore the principle of a HMO in this location is in line 

with policy and considered acceptable.  

 
No representations have been received in relation to this application.  
 
Consultees 
 

 Belfast City Council Housing and GIS Team 

 Belfast City Council HMO Team 

 Belfast City Council Environmental Health  
 

None of the consultees objected to the proposal.  
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Recommendation:  
 
Having regard to the policy context and other material considerations, the proposal is considered 
acceptable and planning permission is recommended for approval with delegated authority for the 
Director of Planning and Building Control to finalise the wording of conditions.  
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Case Officer Report 

Site Location Plan 

 
 

 
 
 
 
 

 
 
 

 
Characteristics of the Site and Area 
 

1.0 Description of Proposed Development 

Change of use from residential to HMO 
 

2.0 Description of Site 

The site is a two storey red brick terraced dwelling located on Ulsterdale Street in East 
Belfast. The site is within the draft Area of Townscape Character Ravenscroft Avenue 
ATC. The surrounding area is residential in nature with Connswater shopping centre 
located to the west.  
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 Site History 

 None 

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 
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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. 
 

4.3 Strategic Planning Policy Statement for Northern Ireland (SPPS) 
 

4.4 Belfast Houses in Multiple Occupation Subject Plan for Belfast City Council Area 2015 

4.4.1 Policy HMO 5 

5.0 Statutory Consultees Responses 
 

5.1 None 
 

6.0 Non Statutory Consultees Responses 
 

6.1 Belfast City Council HMO Team 

6.2 Belfast City Council Housing and GIS Team 

6.3 Belfast City Council Environmental Health  

7.0 Representations 
 

7.1 The application has been neighbour notified and advertised in the local press. No 
representations have been made regarding the application. 
 

8.0 Other Material Considerations 

8.1 None 

9.0 Assessment 

9.1 The site is not located within a HMO Policy Area or Development Node as designated in the 
HMO Subject Plan for Belfast City Council Area 2015 therefore Policy HMO 5 of the Subject 
Plan applies in assessing the number of HMOs in this area.  
 

9.2 Policy HMO 5 states that outside designated HMO Policy Areas and designated HMO 
Development Nodes, planning permission will only be granted for further HMO development 
where as a result the number of HMOs does not exceed 10% of dwelling units on that road 
or street. Policy HMO 5 is designed to protect the amenity of residential areas and promote 
balanced communities.  
 

9.3 The BCC Housing and GIS officer was consulted in relation to the proposal and stated that 
according to the LPS Pointer Address database there are 25 domestic properties on 
Ulsterdale Street which would allow for 2 HMO properties on Ulsterdale Street before the 
10% threshold would be exceeded. According to the records available to the Council, there 
is currently one HMO existing on Ulsterdale Street (number 1). Other than this application 
there are no other current planning applications seeking approval for HMO use on Ulsterdale 
Street.  
 

9.4 The Northern Ireland HMO office were also consulted in relation to the proposal and 
confirmed it was registered for use as a HMO on 14/03/2019 but have no current inspection 
records to show that it has been in use as a HMO.  

9.5 Environmental Health were consulted in relation to the proposal and considered the 
proposed development in terms of noise, air pollution, general amenity, ambient air quality, 
contaminated land and other considerations. 

9.6 Records held by Environmental Health indicate a previous oil tank leaking at the property in 
2007. No further information is held regarding previous land contamination or any previous 
remediation measure that may have taken place. In order to safeguard public health against 
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any potential unknown land contamination, an informative has been attached relating to 
contaminated land.  

9.7 Impact on the draft Area of Townscape Character 
 
The proposal is in compliance with the Addendum to PPS 6 in that the proposed HMO will 
not have a detrimental impact on the character of the surrounding area. There are no 
proposed alterations to the external façade of the dwelling.  
 

10.0 Summary of Recommendation:    
 
Based on the information available to the Council at the time of assessment, the proposal for 
a change of use to HMO is considered acceptable at this location.  
 

11.0 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. 
 

 
Informative  
 

1. In the event that unexpected contamination is encountered during the approved 
development of this site, the development should cease and the applicant should 
contact the Environmental Health Service.  Investigation of the contamination, risk 
assessment and, if necessary, remediation work, should be undertaken and verified in 
accordance with current best practice. 

 
 

2. HOUSE OF MULTIPLE OCCUPATION ACT ( NORTHERN IRELAND) 2016 
 

For detailed requirements relating to HMO Standards and relevant documentation you 
should visit NIHMO. Please see also the HMO (NI) Act 2016 which contains the 
definition of a House in Multiple Occupation for Northern Ireland. This also contains 
the minimum space standard for rooms in a HMO that are occupied as sleeping 
accommodation 
 
 

 

Notification to Department (if relevant) 
 

Representations from Elected members: 
No representation has been received from elected members. 
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ANNEX 
 

Date Valid   9th May 2019 

Date First Advertised  7th June 2019 
 

Date Last Advertised 7th June 2019 
 

Details of Neighbour Notification (all addresses) 
 

The Owner/Occupier,  
5 Ulsterdale Street,Belfast,Down,BT5 5BT    
The Owner/Occupier,  
8 Rosebery Street,Belfast,Down,BT5 5BU    
The Owner/Occupier,  
8 Ulsterdale Street,Belfast,Down,BT5 5BT    
The Owner/Occupier,  
9 Ulsterdale Street,Belfast,Down,BT5 5BT    

 

Date of Last Neighbour Notification 30th May 2019 
 

Date of EIA Determination n/a 

ES Requested 
 

No 
 

Drawing Numbers and Title 

01-  Site location Place 
02-  Floor Plans 

03-  Elevations  

Notification to Department (if relevant) 
 
Date of Notification to Department:   n/a 
Response of Department: 
 

 

Page 222



 

Committee Application 
 

Development Management Report  

Application ID:  LA04/2019/1735/F Date of Committee: Tuesday 15th October 2019 

Proposal:  
Conversion of existing dwelling to an HMO, 
including alterations to the internal layout and 
minor changes to the rear elevations 

Location: 
22 Thorndyke Street, 
Belfast  
BT5 4QB 

Referral Route: House in Multiple Occupation application outside HMO Policy Area or Development 
Node 

Recommendation:  Approval  
 

Applicant Name and Address: 
Eden Property Services Ltd 
20 Ardpatrick Gardens 
Belfast 
BT6 9GR 

Agent Name and Address: 
6030 Survey and Design 
10 Cicero Gardens 
Belfast 
BT6 9FZ 

Executive Summary: 
Planning permission is sought for a change of use from a dwelling house to a House in Multiple 
occupancy (HMO) with minor changes to the rear elevation. 
 
The key issues in the assessment of the proposed development include: principle of a HMO in this 
location; impact on the character and appearance of the area; impact on parking; and impact on 
residential amenity.  
 
In respect of the principle of the proposal at this location, the proposed site is not located within a HMO 
Policy Area or HMO Node in the Subject Plan for Belfast City Council Area.  Policy HMO 5 is therefore 
applicable, the policy permits for development outside of a HMO Policy Area or HMO Node or the 
change to HMO use up to 10% of any street.  
 
The Land and Property Pointer Address database indicates that there are 20 domestic properties on 
Thorndyke Street. This would allow 2 HMO properties on Thorndyke Street before the 10% threshold 
would be exceeded.  Records show that there are currently no properties in HMO use on Thorndyke 
Street.  Therefore, this would be the first. 
 
The application has been neighbour notified and advertised in the local press. No letters of 
representation have been received. 
 
Recommendation – Approval  
Having regard to the policy context the proposal is considered to be acceptable as it complies with 
policy.  The Planning application is recommended for approval subject to conditions.  Delegated 
authority is requested to the Director of Planning and Building Control to finalise the wording of 
conditions. 
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Case Officer Report 

Site Location Plan 

 
 

 
 
 
 
 
 
 

Page 224



Application ID:  LA04/2019/1735/F 

Page 3 of 6 

 
 
 
Characteristics of the Site and Area 
 

1.0 Description of Proposed Development 
Planning permission is sought for the conversion of an existing dwelling to an HMO, including 
alterations to the internal layout and minor changes to the rear elevations 

2.0 Description of Site 
The application site is located at 22 Thorndyke Street. The street is predominantly residential, 
with an Evangelical Church and community hall located at one end of the street, with a pub 
located at the other end of the street with the junction with Lord Street. The site is a two and 
half storey terraced unit finished in red brick with a single storey rear return. The surrounding 
area consists of 2.5 storey properties with a number having single storey rear returns, as well 
as 3 storey apartment block opposite to the site. 
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 Site History 
No previous planning applications have been made for the site at 22 Thorndyke Street 

4.0 Policy Framework 
 

4.1 Belfast Urban Area Plan 2001 (BUAP)  

4.2 (Draft) Belfast Metropolitan Area Plan 2015  
The extant development plan is now the BUAP and 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. 
 

4.3 HMO Subject Plan 2015 

4.4 Strategic Planning Policy Statement (SPPS) 

4.5 Planning Policy Statement 3: Access, Movement and Parking 

5.0 Statutory Consultees Responses 
 

5.1 DFI Roads – No objection  
 

6.0 Non Statutory Consultees Responses 
 

6.1 Environmental Health – No objection 
Local Development Plan Team – No objection  

7.0 Representations 
 

7.1 
 
 

The application has been neighbour notified and advertised in the local press. No letters of 
representation have been received. 
 

8.0 Assessment 

8.1 The key issues to be considered are:  

 Principle of a HMO in this location; 

 Impact on the character and appearance of the area 

 Impact on Parking; and 

 Impact on Residential Amenity 
 

 
 

Principle of an HMO in  this location  
 

Page 225



Application ID:  LA04/2019/1735/F 

Page 4 of 6 

8.2 
 
 
 
8.3 
 
 
8.4 
 
 
8.5 
 
 
8.6 
 
 
 
 
8.7 
 
 
 

The site is located on unzoned land within the settlement development limit for Belfast as 
designated in BUAP 2001 and draft BMAP 2015. As such the principle of the proposal is 
deemed acceptable at this location subject to planning and other environmental matters. 
 
The application site is not within a HMO Policy Area or Development Node as designated 
in the HMO Subject Plan 2015. Therefore HMO 5 is applicable in this instance. 
 
Policy HMO 5 permits for 10% of any street outside a HMO Policy Area or Development Node 
to be changed to HMO use.  
 
Planning history records and the register for HMO’s demonstrate that the proposal is compliant 
with Policy HMO 5 in that it would not exceed the 10% rule. 
 
According to the LPS pointer address database there are 20 domestic properties on 
Thorndyke Street. This would allow 2 HMO properties on Thorndyke Street before the 10% 
threshold would be exceeded.  According to the records held by the Local Development Plan 
Team there are currently no properties in HMO use on Thorndyke Street 
 
The proposal complies with Policy HMO 6 in that the criteria are either met or are not relevant: 
the first bullet point is not relevant as the property is not within a Policy Area; the second bullet 
point is met in that the HMO is not wholly in the rear of the property and without access to the 
public street; and the third and fourth bullet points are not relevant as the proposal is not being 
converted into HMO flats.   

 
 
8.8 
 
 
 
8.9 
 
8.10 
 

Impact on Parking 
 
The SPPS is relevant given the perceived impact of HMO development on amenity and 
parking within the locality. This is concerned with impact on amenity such as noise, nuisance 
and disturbance and impact on road safety and traffic circulation.  
 
DFI Roads were consulted and offered no objection to the proposal.  
 
The proposal will use existing available on-street parking.   

 
 
8.11 
 
 
8.12 
 
 
 
 
 
8.13 
 
 

Impact on Residential Amenity 
 
In terms of noise and disturbance Environmental Health were consulted with the proposal 
and advised that they had no objection to the proposal.   
 
The proposed elevation changes to the rear of the property are to take place at ground floor 
therefore is not considered to impact on neighbouring amenity. Double doors will replace an 
existing window at ground floor, as well as a window replacing an existing door which accesses 
the rear yard. The boundary wall to the rear of the site will ensure there will be no overlooking 
on neighbouring properties. 
 
The proposed changes are considered minor and will not impact the character and 
appearance of the area. 

9.0 Summary of Recommendation:   Approval  
Having regard to the policy context and consideration of the objections received, on balance, 
the proposal is considered acceptable and planning permission is recommended for approval. 
   

10.0 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. 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 

 
 

Informatives: 
 

1. For detailed requirements relating to HMO Standards and relevant documentation 
you should visit NIHMO. Please see also the HMO (NI) Act 2016 which contains 
the definition of a House in Multiple Occupation for Northern Ireland. This also 
contains the minimum space standard for rooms in a HMO that are occupied as 
sleeping accommodation. Please also see the Houses in Multiple Occupation 
(Space Standards) Regulation (NI) 2019 which contains the method of 
measurement for determining useable floor space within sleeping 
accommodation. 
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ANNEX 
 

Date Valid   19th July 2019 

Date First Advertised  9th  August 2019 
 

Date Last Advertised 9th August 2019 

Details of Neighbour Notification (all addresses) 
20  - 32Thorndyke Street,Belfast,Down,BT5 
Apartment 1 - 6,39 Thorndyke Street,Belfast,Down,BT5 4QB 
Flat 1,207 & 209 Albertbridge Road,Ballymacarret,Belfast,Down,BT5 4PU 
 

Date of Last Neighbour Notification 06/09/2019 
 

Date of EIA Determination  

ES Requested 
 

No 
 

Drawing Numbers and Title 
01- Site Location Map, 
02- Existing and Proposed Floor Plans and Elevations  
 

Notification to Department (if relevant) 
 
Date of Notification to Department:   
Response of Department: 
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Committee Application 
 

Development Management Report  

Application ID:  LA04/2019/1438/F Date of Committee: Tuesday 15th October 2019 

Proposal:  
Change of use from existing residential 
apartment to HMO 

Location: 
73 Castlereagh Road, 
Belfast  
BT5 5FD 

Referral Route: House in Multiple Occupation application outside HMO Policy Area or Development 
Node 

Recommendation:  Approval  
 

Applicant Name and Address: 
David McCauley 
55 Drumgooland Road 
 Castlewellan 
 BT31 9QG 

Agent Name and Address: 
David McMaster Architect 
12A Mahon Industrial Estate 
Mahon Road 
Portadown 
BT62 3EH 
 

Executive Summary: 
Planning permission is sought for a change of use from a dwelling house to a House in Multiple 
occupancy (HMO). 
 
The key issues in the assessment of the proposed development include: principle of a HMO in this 
location; impact on parking; and impact on residential amenity.  
 
In respect of the principle of the proposal at this location, the proposed site is not located within a HMO 
Policy Area or HMO Node in the Subject Plan for Belfast City Council Area, policy HMO 5 is therefore 
applicable.  The policy permits the change of use to HMO use of up to 10% of any street. As 
Castlereagh Road is in excess of 600m in length this assessment is based on the number of dwelling 
units converted up to 300m on either side of 73 Castlereagh Road. 
 
The Land and Property Pointer Address database indicates that there are 67 domestic properties in 
this section of Castlereagh Road. This would allow 6 HMO properties on Castlereagh Road before the 
10% threshold would be exceeded.  Records show that there are currently two properties in HMO use 
within this section of Castlereagh Road.  This proposal would result in 3 HMOs on this stretch of the 
Castlereagh Road and therefore within the 10% threshold. 
 
The application has been neighbour notified and advertised in the local press. No letters of 
representation have been received. 
 
Recommendation – Approval  
Having regard to the policy context the proposal is considered to comply with Policy and is 
acceptable and the application is recommended for approval. 
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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 
Planning permission is sought for a change of use from an existing residential apartment to a 
HMO. The proposal will have 4 bedrooms which will occupy the first and second floors of the 
property. 

2.0 Description of Site 
The application site is located at 73 Castlereagh Road. This section of the street is mixed use 
with a number of retail units and hot food bars located at ground floor, with residential units 
located above. Large apartment block is located adjacent to the site with a Presbyterian 
Church also located in close proximity. The site is a two and half storey end terrace unit 
finished with cream render and black fascia at ground floor level and the red brick at first floor. 
The surrounding area consists of 2.5 storey properties with a number having pitched dormers 
on the front elevation, as well as 3 storey apartment block adjacent to the site. 
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 Site History 
One previous change of use application exists for the site, this was submitted in 1984 under 
reference Z/1984/2095 for a change of use to Building Society Offices. Permission was 
granted. 

4.0 Policy Framework 
 

4.1 Belfast Urban Area Plan 2001 (BUAP)  

4.2 (Draft) Belfast Metropolitan Area Plan 2015  
The extant development plan is now the BUAP and the policies within the Draft BMAP 2004 
and 2015 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. 
 

4.3 HMO Subject Plan 2015 

4.4 Strategic Planning Policy Statement (SPPS) 

4.5 Planning Policy Statement 3: Access, Movement and Parking 

5.0 Statutory Consultees Responses 
 

5.1 DFI Roads – No objection  
 

6.0 Non Statutory Consultees Responses 
 

6.1 Environmental Health – No objection 
Local Development Plan Team – No objection  

7.0 Representations 
 

7.1 
 
 

The application has been neighbour notified and advertised in the local press.  No letters of 
representation have been received. 
 

8.0 Assessment 

8.1 The key issues to be considered are:  

 Principle of a HMO in this location; 

 Impact on Parking; and 

 Impact on Residential Amenity 
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8.2 
 
 
 
 
 
 
 
 
8.3 
 
 
8.4 
 
 
 
 
8.5 
 
 
8.6 
 
 
 
 
 
8.7 
 
 
 

Principle of an HMO in  this location  
 
The site is located in a shopping/commercial area zoned land within the settlement 
development limit for Belfast as designated draft BMAP 2015 and is located on an Arterial 
Route. Policy AR 05 ‘Shopping/Commercial Areas on Arterial Routes’ within draft BMAP does 
not state that proposals other than retail or office development will not be acceptable within 
shopping or commercial zoned area. The existing retail unit on the ground floor will remain 
therefore the proposal will not cause a loss of retail or office use within the 
shopping/commercial zoned area. As such the principle of the proposal is deemed acceptable 
at this location subject to planning and other environmental matters. 
 
The application site is not within a HMO Policy Area or Development Node as designated 
in the HMO Subject Plan 2015. Therefore, HMO 5 is applicable in this instance. 
 
Policy HMO 5 permits for 10% of any street outside a HMO Policy Area or Development Node 
to be changed to HMO use. As Castlereagh Road is in excess of 600m in length this 
assessment is based on the number of dwelling units up to 300m on either side of no.73 
Castlereagh Road. 
 
Planning history records and the register for HMO’s demonstrate that the proposal is compliant 
with Policy HMO 5 in that it would not exceed the 10% rule. 
 
According to the LPS pointer address database there are 67 domestic properties on this 
section of Castlereagh Road.  This would allow 6 HMO properties on this section of 
Castlereagh Road before the 10% threshold would be exceeded.  According to the records 
held by the Local Development Plan Team there are currently two properties in HMO use on 
this section of Castlereagh Road 
 
The proposal complies with Policy HMO 6 in that the criteria are either met or are not relevant: 
the first bullet point is not relevant as the property is not within a Policy Area; the second bullet 
point is met in that the HMO is not wholly in the rear of the property and without access to the 
public street; and the third and fourth bullet points are not relevant as the proposal is not being 
converted into HMO flats.   

 
 
8.8 
 
 
 
8.9 
 
8.10 
 

Impact on Parking 
 
The SPPS is relevant given the perceived impact of HMO development on amenity and 
parking within the locality. This is concerned with impact on amenity such as noise, nuisance 
and disturbance and impact on road safety and traffic circulation.  
 
DFI Roads were consulted and offered no objection to the proposal.  
 
The proposal will use existing available on-street parking.   

 
 
8.11 
 
 
8.12 
 
 
8.13 
 
 

Impact on Residential Amenity 
 
In terms of noise and disturbance Environmental Health were consulted with the proposal 
and advised that they had no objection to the proposal.   
 
No operational development is proposed and therefore existing amenity space provision is 
unaffected. 
 
There will be no impact on the character of the area given that no external changes are 
proposed to the property. 
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9.0 Summary of Recommendation:   Approval  
Having regard to the policy context and consideration of the objections received, on balance, 
the proposal is considered acceptable and planning permission is recommended for approval. 
   

10.0 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.  
 

 
Informatives: 
 

1. For detailed requirements relating to HMO Standards and relevant documentation 
you should visit NIHMO. Please see also the HMO (NI) Act 2016 which contains 
the definition of a House in Multiple Occupation for Northern Ireland. This also 
contains the minimum space standard for rooms in a HMO that are occupied as 
sleeping accommodation. Please also see the Houses in Multiple Occupation 
(Space Standards) Regulation (NI) 2019 which contains the method of 
measurement for determining useable floor space within sleeping 
accommodation. 
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ANNEX 
 

Date Valid   14th June 2019 

Date First Advertised  5th  July 2019 
 

Date Last Advertised 5th July 2019 

Details of Neighbour Notification (all addresses) 
1 – 5  Kingscourt Close,Belfast,Down,BT6 9AP 
24 – 40 Leitrim Street,Belfast,Down,BT6 9BJ  
5 Kingscourt Close,Belfast,Down,BT6 9AP 
72 & 74 Castlereagh Road,Belfast,Down,BT5 
 

Date of Last Neighbour Notification 27/06/2019 
 

Date of EIA Determination  

ES Requested 
 

No 
 

Drawing Numbers and Title 
01- Site Location Map, 
02- Existing Floor Plans and Elevations  
03- Proposed Floor Plans and Elevations 
 

Notification to Department (if relevant) 
 
Date of Notification to Department:   
Response of Department: 
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Committee Application 
 

Development Management Report 

Application ID: LA04/2019/0219/F Date of Committee:   15th October 2019   

Proposal: 
Single level car park (244 spaces) with 
associated landscaping (temporary)  

Location: 
Lands west of Lanyon Place Station at the 
junction of  Stewart Street and East Bridge 
Street   
Belfast    

Referral Route: Presented under paragraph 3.8.1 of the Council’s scheme of delegation – 
Councillor call in by Cllr Dorrian  
 

Recommendation: Refusal   
 

Applicant Name and Address: 
Loughview Leisure Centre 
T/AS Loughshore Hotel  
75 Belfast Road 
Carrickfergus 
BT38 8BX 

Agent Name and Address: 
Coogan & Co. Architects Ltd 
122 Upper Lisburn Road 
Finaghy 
Belfast 
BT10 0BD 

Executive Summary: 
This application seeks temporary planning permission for a single level car park (244 spaces) 
with associated landscaping. The applicant has sought permission for a time period of two years. 
It has been advised that the temporary use of the site as a car park is a stop gap to provide funds 
and to allow the future regeneration plans of the site to be considered.  
 
The main issues to be considered in this case are: 
 
• Principle of development 
• Access, movement and parking   
• Design and impact on character and appearance of the area  
• Impact on amenity   
• Air quality  
• Contamination  
• Flooding 
 
The application site is unzoned “whiteland” within Belfast City Centre in Draft BMAP 2015 (final 
version prior to adoption) and the BUAP. In Draft BMAP (2004), the site is identified as a 
development opportunity site (CC070) within the main office area. In terms of these designations, 
the temporary use of this vacant site as a car park would not undermine these objectives. 
 
Previous applications have been refused on the site for a car park with the most recent being 
Z/2012/0128/F, in addition to an enforcement appeal (ref 2011/E013) where the enforcement 
notice was upheld and planning permission refused. The main refusal reason in these decisions 
was a failure to demonstrate that the proposal meets an identified need. Whilst a statement of 
need and planning consultant’s report have been provided in support of this application, it is still 
considered that this refusal reason has not been addressed. DFI Roads were consulted and have 
objected to the application on the basis of conflict with Policies AMP10 and AMP11 of PPS3. 
Whilst it is noted that previous planning permissions have been granted on the site for its 
redevelopment and there is a pending planning application for an office development (Ref: 
LA04/2016/0559/F), there are no current live permissions for the redevelopment of the site in 
question.   
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On this basis, the proposal is contrary to Policies AMP10 and AMP11 of PPS3, paragraph 6.305 
of the SPPS and Draft BMAP, in that it contravenes the main planning policy objective of seeking 
to promote a modal shift from the private car to more sustainable modes, that a robust 
assessment has not been provided by the applicant to demonstrate an identified need for the car 
park and there are no current programmed works to redevelop the site.  
 
Rivers Agency, Land and Groundwater Team (DAERA), Water Management Unit (DAERA), NI 
Water and BCC Environmental Health were consulted and have offered no objection to the 
proposal.  
 
Two letters of objection have been received, summarised as: 
 

- No justification of need or current redevelopment proposals; 
- Contrary to Belfast Car Parking Strategy and Action Plan;  
- Contrary to PPS3 and SPPS; 
- Proposal targeting long stay commuters in an area of parking restraint, contrary to 

transport planning policy; 
- No indication that other nearby car parks are full; 
- No planning weight should be afforded to previous planning permission for use as a car 

park;  
- Other recent development proposals were approved on reduced parking standards due to 

available capacity and travel plans; 
- Demand should not be confused with need.  

 
These matters are addressed in the main body of the report below.  
 
The proposal has been assessed against and is considered contrary to Policies AMP10 and 
AMP11 of PPS3 and paragraph 6.305 of the Strategic Planning Policy Statement and Draft 
BMAP. Having regard to the development plan, relevant planning policies, and other material 
considerations, it is recommended that the proposal is refused.  
 
Recommendation 
Refuse planning permission for the reasons set out in section 11 of this report. 
 
It is requested that the Planning Committee delegates authority to the Director of Planning and 
Building Control to finalise the final wording of the refusal reasons.  
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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 temporary planning permission for a surface level car park (244 
spaces) with associated landscaping. The applicant has sought temporary permission for a 
period of two years. The proposal also involves the alteration of the existing vehicular access 
from Stewart Street and the provision of a 2 metre wide footpath connecting into the existing 
footpath along Stewart Street.  
 
The proposed opening hours are 8am-9pm Monday to Sunday.  
 
The agent has advised that the temporary use of the site as a car park is a stop gap to 
provide funds to pay the interest on the site loan and to allow the future regeneration plans 
to be considered and until such times a new development is in place.  
 
The applicant has submitted additional information over the course of the application 
including: 
  

 Statement of Need;  

 Confirmation of opening hours; 

 Air Quality Impact Assessment (AQIA); 

 Updated Contaminated Land Risk Assessment;  

 Planning Consultants Letter in response to third party objections; 

 Lighting plans; 

 Flood Risk Assessment; 

 Drainage Assessment; and 

 Schedule 6 Consent.  
 

2.0 Description of Site and Area  
The application site comprises a vacant parcel of land with an area of approximately 0.8 
hectares which is enclosed by palisade fencing. To the north of the site is East Bridge Street 
which sits at an elevated position above the site and further to the north there are a number 
high-rise office blocks. Central Station adjoins the eastern boundary and the area to the 
south and west is housing.  
 

Planning Assessment of Policy and other Material Considerations 
 

3.0 Site History 
 
Z/2000/1942/F -  Temporary surface car park – Granted 10th May 2001  
 
Z/2003/1106/F - Temporary surface car park (previous approval Ref: Z/2000/1942/F) – 
Granted 26th June 2003  
 
Z/2005/1161/F - Proposed residential development of 320 apartments and 230 car parking 
spaces – Granted 12th May 2008  
 
Z/2008/2426/F -  Temporary surface carpark with pay kiosk providing 268 car parking 
spaces – Refused 4th February 2011 
 
That application was refused for four reasons: contrary to Policy AMP10 and AMP11 of 
PPS3 in that a robust analysis had not been provided to satisfactorily demonstrate an 
identified need for this car park, contrary to Policy AMP6 of PPS3 over a failure to 
demonstrate that the traffic generation by the car park would not significantly contribute to an 
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increase in congestion, contrary to general principle 2 of PPS3 over a failure to demonstrate 
the potential impacts of the development on the local road network and contrary to Policy 
AMP2 of PPS3 in regards to inadequate visibility splays shown on proposed plans.  
 
Z/2008/0131CA (Appeal ref 2011/E013)  – Enforcement notice served over the use of the 
land as a car park making a material change in use – Planning permission refused and 
enforcement notice upheld at appeal 5th January 2012  
 
The Inspector concluded that it had not been demonstrated that the proposal met a need 
identified in either the Development Plan or established need following robust analysis 
provided by the developer. Proposal contrary to Policy TR14 of the BUAP and Policy AMP10 
of PPS3.  
 
Z/2009/1118/F - Proposed mixed use development comprising 126no. Bed hotel, office 
accommodation, 136no. apartments and associated car parking and landscaping – Refused 
31st March 2015 
 
Z/2012/0128/F -  Car parking including kiosk and use of existing fencing, providing space for 
244 cars – Refused 5th April 2013 
 
This application was refused for two reasons; in that a robust analysis had not been provided 
to satisfactorily demonstrate an identified need for this car park and insufficient information 
was submitted regarding flood risk, contamination, air quality and lighting to enable an 
informed decision to be made.  
 
LA04/2015/1347/F - Proposed car park including kiosk, boundary fencing and provision of 
244 car parking spaces – Application withdrawn 23rd November 2015. 
 
LA04/2016/0559/F - Proposed construction of 4 No separate blocks of office development - 
Block A 10 No Storeys, Block B 14 No Storeys, Block C and Block D 3No Storeys.  Proposal 
also includes 4 No retail units, plant and car parking at lower ground floor level with external 
plaza and associated landscaping – decision pending. 
 

4.0 Policy Framework 
 

4.1  Belfast Urban Area Plan 2001 (BUAP) 

 4.1.1 Policy TR14 Car parking in the Central Area  

4.2 (Draft) Belfast Metropolitan Area Plan (BMAP) 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. 

 Draft BMAP 2004 

 4.2.1 Policy SETT2 Development with the Metropolitan Development Limit and 
Settlement Development Limits  

 4.2.2 Policy SETT3 City and Town Centres  

 4.2.3 Policy SETT5 Development Opportunity Sites  

 4.2.4 Policy TRAN5 Parking Standards within Areas of Parking Restraint  

 4.2.5  Policy OF1 Belfast City Centre Main Office Area 

 4.2.6 Designation CC009 Main Office Area  

 4.2.7 Designation CC070 Development Opportunity Site  

 4.2.8 Designation CC102 Area of Parking Restraint – Belfast City Core  
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 Draft BMAP 2015 (purported to be adopted) 

 4.2.9 Policy SETT 2 Development within the Metropolitan Development Limits and 
Settlement Development Limits.  

 4.2.10 Policy TRAN1 Parking Standards within Areas of Parking Restraint  

 4.2.11 Policy UE1 Urban Design  

 4.2.12 Designation CC14 Laganside South and Markets Character Area  

 4.2.13 Designation CC025 Area of Parking Restraint – Belfast City Core  

4.3 Regional Development Strategy 2035  

4.4 Strategic Planning Policy Statement 2015  

4.5 Planning Policy Statement 3: Access, Movement and Parking  
Planning Policy Statement 13: Transportation and Land Use  
Planning Policy Statement 15: Planning and Flood Risk  

5.0 Statutory Consultees Responses 
 

5.1 DFI Roads – Objection, does not accept that a need for a car park has been demonstrated, 
contrary to Policies AMP10 and AMP11 of PPS3.   

5.2 NI Water – Advice    

5.3 DAERA (Land and Groundwater) – No objection subject to conditions    

5.4 DAREA (Water Management Unit) – No objection   

5.5 Rivers – No objection  

6.0 Non Statutory Consultees Responses 
 

6.1 BCC Environmental Health – No objection subject to conditions   

7.0 Representations 
 

7.1 The application was neighbour notified on the 14th March 2019, 9th April 2019 and 28th May 
2019. It was advertised in the local press on the 5th April 2019.  
 
A total of two letters of objection have been received from the same party, summarised as: 
 

 Area is well served by public transport with considerable investment made to 
improve these services to enable commuters to switch from cars to public transport, 
parking for free on the outskirts of the city and travelling into the city centre for most 
of the trip – limiting the provision of commuter parking is another strand of the same 
transport policy, which is why this application should not be approved; 

 Contrary to The Belfast Car Parking Strategy and Action Plan, action plan indicates 
that the overall public parking supply within the city centre is sufficient, report does 
not identify the need for any further car parks at this location and recommends a 
shift away from surface level parking; 

 Applicant’s assessment indicates that the surface car park is to be primarily aimed at 
long stay commuter car parking, site is located within an area of parking restraint 
which is contrary to the Council’s stated aims and objectives and Policy AMP10 of 
PPS3; 

 No planning weight should be afforded to the previous planning permission granted 
for the use of the site as a car park back in 2000/2003 as there has been significant 
change in planning policy since then; 

 Proposal will increase traffic especially along Stewart Street which would make a 
significant contribution to congestion in the area, a Transport Assessment would be 
required before the proposal could satisfy Policy AMP7, however as the proposal 
fails AMP10 and AMP11, such an assessment would be nugatory work; 

 Air Quality Assessment and Contaminated Land Assessment has been requested, 
reserve right to comment on these reports; 
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 Reference has been made to other recent approvals and the need for additional car 
spaces to accommodate these developments; however application Z/2015/0182/F 
provided 53 spaces, in addition these were approved on the basis of reduced 
parking standards due to available capacity within existing parking provision and 
operation of Travel Plans. In addition if there was a demand for parking from these 
developments, it would not be satisfied by a temporary car park;  

 Under application Z/2012/0128/F, within the case officer’s report, it states that Roads 
Service carried out its own survey of existing parking facilities and found there was 
no need for further car parking in this location;  

 Within the Parking Statement, it is identified that there are 57no spaces on Stewart 
Street, these are free on-street spaces and demand should not be confused with 
need; 

 No justification of need;  

 Contrary to Policies AMP7, AMP10 and AMP11 of PPS3 and the SPPS;  

 Submission of application is considered premature as a separate parallel planning 
application for the redevelopment of the site has not been submitted to the Council, 
refer to appeal decision 2014/A0220 (Joy Street car park), contrary to Policy AMP11 
of PPS3; 

 P1 application form at odds with the TAF, information makes it clear that the car 
parking is targeting all day commuters;  

 Where the need genuine for additional car parking for the rail station, the site would 
be zoned as parking for the recently redeveloped station and parking would be 
available for all holders of valid rail tickets;  

 There has been no lawful parking on the site since the expiry of the 2003 
permission, and the site is not zoned for parking in BMAP;  

 Undated, untimed photographs is not an indication of need; 

 There is no indication that the publicly available car parks are full, even if they were 
full, that would be an indication of demand, which is not to be confused with need; 

 Information obtained for Oxford Street Car Park (referred to as Lanyon 1) shows that 
there is vacant spaces in this locality, confirming demand is not exceeding supply. 

8.0 Other Material Considerations 
 

8.1 Parking Standards  
DCAN 15: Vehicular Access Standards  
Living Spaces: An Urban Stewardship and Design Guide or Northern Ireland  
The Belfast Agenda  
Belfast City Council ‘City Centre Regeneration and Investment Strategy’  
Belfast City Council ‘Belfast Car Parking Strategy and Action Plan’ 

9.0 Assessment 
 

9.1 The proposal is not considered to be in compliance with the development plan. 

9.2 
 
 
 
 
 
 
 
 
 
9.3 
 

The key issues in the assessment of the proposed development include: 
- Principle of development 
- Access, Parking, Transport  
- Design, Impact on character and appearance of the area   
- Impact on amenity   
- Air Quality   
- Contamination  
-           Flooding  
 
Principle of development  
The application site is unzoned “whiteland” within Belfast City Centre in Draft BMAP 2015 
(final draft version prior to adoption) and the BUAP. In Draft BMAP (2004), the site is 
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9.4 
 
 
 
 
 
 
9.5  
 
 
 
 
 
 
 
 
 
 
9.6 
 
 
 
 
 
 
 
 
 
 
 
 
9.7 
 
 
 
 
 
 
 
 
9.8 
 
 

identified as a development opportunity site (CC070) within the main office area. At 
examination of Draft BMAP, the Planning Appeals Commission (PAC) recommended that 
the development opportunity zoning (CC070) be deleted and the land zoned as social 
housing with the level of social housing to be determined by the Department. In the BMAP 
Adoption Statement 2014 by the then DOE, they did not except this recommendation and 
stated that as the site had extant planning permission for residential development, the 
development opportunity site is deleted and the site is unzoned. In terms of these 
designations, the temporary use of this vacant site as a car park would not undermine these. 
However, a principle issue remains a lack of need for this car park and the absence of 
current programmed works to redevelop the site, which is discussed in detail below.  
  
Access, Movement and Parking    
Both the SPPS and the Policy AMP10 of PPS3 provide the main policy context for the 
assessment of new car parks and state that the Planning Authority should be satisfied that 
there is a need for the development by reference to the council’s overall parking strategy 
following a robust assessment by the applicant. Other relevant considerations include traffic 
and environmental impacts and compatibility with adjoining land uses. Policy AMP11 of 
PPS3 is also applicable as this includes temporary car parks.  
 
Policy TR14 of the BUAP seeks to ensure that car parking supply in the central area will be 
sufficient to meet demand. In Draft BMAP (2015), it is recognised that since 1980 there has 
been a five-fold increase in the number of car parking spaces reflecting increased use of the 
private car into the city centre. This increase has resulted from both an increase in public 
parking provision, additional spaces associated with commercial premises together with 
temporary car parks. One of the main objectives of regional planning policy and dBMAP is to 
encourage a shift from car use to other forms of transport which is pursued through a policy 
of demand management e.g. by controlling the amount of parking spaces that can be 
provided within areas of parking restraint. Critically, the application site falls within an area of 
parking restraint.  
 
Policy TR14 of the BUAP stated in 1986 that supply in the central area (12,300 parking 
space) met demand in overall terms and that it was anticipated that forecast demand for 
short-term parking could be met by multi storey car parks and controlled on-street car 
parking. In addition, it was estimated that 15,800 parking spaces would be required by the 
end of the plan period – 2001. Since then there has been the subsequent appeal decision on 
the site (Ref: 2011/E013) and an appeal decision at 112-114 Great Victoria Street (Ref: 
2009/A0244). As part of the evidence accepted at these appeals, this included car parking 
surveys (supplied by the Department) in the central area and fringe zones carried out 
between October 2006 – November 2009 which consistently demonstrated spare capacity in 
the central area and that existing car parking provision has exceeded the BUAP forecast 
figure. The Inspectors concluded on both appeals that an identified need had not been 
demonstrated.   
 
The Council published its Car Parking Strategy and Action Plan in April 2018, which advises 
that there is approximately 28,300 publicly available car parking spaces within the city 
centre’s controlled parking zone of which 55% are off-street, giving a total of 15,482 spaces. 
Day to day demand for these off-street spaces typically uses 56% capacity at any one time 
which leaves a space capacity of 6,812 spaces. This information further highlights there is 
more than sufficient parking to meet demand. Whilst it is acknowledged that this is not a 
statutory planning document, it does provide a good indication of the current parking 
situation in the city centre and is a material consideration.  
 
In the applicant’s statement, they consider the following determining factors of the need for 
the proposed car park: 
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1. Limited parking at Lanyon Place Train Station – use of the site as a car park will 
encourage more sustainable travel of people using the Lanyon Place who wish to 
avail of longer train journeys. The carpark will also alleviate pressure from casual 
commuters who park on street; 

2. Several developments have been approved in the surrounding area without provision 
for additional car parking, resulting in a need for 407 spaces;  

3. The proposed car park would serve the need to replace the spaces lost from the 
redevelopment of the McCausland carpark on a temporary basis; 

4. Content to provide a parking charge to allow for short-term use, deterring all day 
parkers.  

 
Response to point 1 
This contradicts the objective of using the car park only for short-term use and would be 
contrary to policy. In the supporting text to Policy AMP10, park and ride facilities are 
promoted in appropriate locations where these will reduce the number of cars entering 
central urban areas. The use of this car park for longer stay commuters would be contrary to 
this, encouraging more people to park in the city centre. It is not clear from the information 
who the car park is targeting, whether this is short term or long stay parking for the train 
station.  
 
Response to point 2  
These developments were approved on the basis of reduced car parking standards in 
accordance with planning policy due to adequate parking capacity in the surrounding area, 
their highly sustainable location in close proximity to public transport links with associated 
Travel Plans. DFI Roads and planning officers’ do not accept that there is a need for 
additional parking for these developments.  
 
Response to point 3 
Reference has been made to the McCausland appeal (Ref: 2007/A0204) which was allowed 
for a multi storey car park and office accommodation for a taxi business. However, this is not 
considered directly comparable with the proposed scheme as it involved the redevelopment 
of an existing surface level car park. In addition, the appeal decision (Ref: 2011/E013) on the 
application site was taken after the outcome of this 2007 appeal. In relation to the 
replacement of these car parking spaces that would be lost during the construction period, 
this is a much smaller car park with a capacity of 120 spaces which is located at the other 
side of the city centre. In addition, taking into account the most recent car parking data, there 
is more than sufficient parking to cover any displacement.  
 
Response to point 4  
As previously advised it is not clear who the car park is targeting in terms of short term or 
long stay. Regardless of whether a parking charge is included, it is considered that an 
identified need has not been established which has been previously been the case in the 
appeal decision (Ref: 2011/E013) and previously refused applications on the site.  
 
Whilst it is noted that previous planning permissions have been granted on the site for its 
redevelopment and there is a pending planning application for an office development (Ref: 
LA04/2016/0559/), there are no current firm proposals (extant permissions) for the 
redevelopment of the site in question.   
 
Due regard must be paid to the previous planning history including the appeal and most 
recently refused application Z/2012/0128/F for a car park. In this instance, it is considered 
that there has been no material change in circumstances that should lead the Council to an 
alternative decision. Whilst the SPPS has been adopted since these decisions and BMAP 
has been quashed, the main policy context has remained the same. As such, they are 
therefore afforded considerable weight. DFI Roads were consulted and have objected to the 
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proposal on the basis of conflict with Policies AMP10 and AMP11. Having regard to the 
above and the evidence that has been provided, it has not been demonstrated that the 
proposal meets an identified need for the development nor is there any current programmed 
works for its future redevelopment. In addition, the proposal contravenes the main planning 
policy objectives of seeking to promote a modal shift from the private car to more sustainable 
modes especially in the city centre. This is in the interests of reducing congestion and air 
pollution. The proposal remains contrary to Policies AMP10 and AMP11 of PPS3, the SPPS 
and Draft BMAP.   
 
It is noted that concerns have been raised over traffic generation and congestion. The 
principal test for the development of car park is need and should the applicant have been 
able to demonstrate need then the other tests would have been applied.  
 
Design and Impact on the character and appearance of the area 
The proposed car park layout incorporates soft landscaping and tree planting which breaks 
up the large expanse of hardstanding. The boundary treatments would be in keeping with 
the existing and provision has been made for security and the direct and safe access and 
movement of pedestrians within the site. Whilst a permanent surface level car park in this 
prominent city centre location would be detrimental to the visual amenity and character of 
the townscape in the long term, given the temporary nature of the proposal would be 
considered acceptable. In addition, in the previous application Z/2012/0128/F, these matters 
did not form grounds for refusal. On this basis, this aspect of the proposal is considered to 
accord with Draft BMAP, Policy AMP9 of PPS3 and the SPPS.  
 
Amenity 
Whilst the proposal has the potential for the generation of additional vehicular traffic, this is 
not considered so significant to cause unacceptable noise /disturbance to neighbouring 
properties due to the separation distances and conditions of this busy city centre location.  
 
Lighting plans have been submitted which demonstrates that this would not have detrimental 
impact on the amenity of neighbouring properties. Environmental Health were consulted and 
have no objection on this basis. The proposal is therefore considered to accord with Policy 
AMP10 and the SPPS in this regard.   
 
Air Quality 
The application site lies adjacent to the Cromac Street Air Quality Management Area 
(AQMA) where air quality is a concern. The applicant has submitted an air quality 
assessment that indicates that the impact on air quality as a result of the proposed 
development is considered ‘not significant’ overall.  This report has been assessed by 
Environmental Health who have cited no objection. It therefore complies with Policy AMP10 
and the SPPS on this particular matter. 
 
Contamination  
An Updated Contaminated Land Risk Assessment has been submitted which has been 
reviewed by Environmental Health and DAERA. The assessment presented no 
unacceptable risks to human health and environmental receptors.  
 
Flooding  
The site is located within the 1 in 200 year coastal flood plain. The site is deemed an 
exception as it is a brownfield site of the former Belfast Abattoir. A Flood Risk Assessment 
and Drainage Assessment has been completed which has been reviewed by Rivers Agency 
who have no objection to the proposal. The proposal is therefore considered to accord with 
Policy FLD1 of PPS15 and the SPPS.  
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Notification to Department (if relevant): N/A  

Representations from Elected members: None  

Details of Neighbour Notification (all addresses)  

1 - 39 Friendly Place,Belfast,Antrim,BT7 2DS    
Clyde Shanks, 5 Oxford Street, Belfast, Antrim, Northern Ireland, BT1 3LA    
6 East Bridge Street,Belfast,Antrim,BT1 3NQ    
7 Lanyon Place,Belfast,Antrim,BT1 3LP    
7a ,Lanyon Place,Belfast,Antrim,BT1 3LP    
Apartment 1 - 102,8 Lanyon Place,Belfast,Antrim,BT1 3LP    
Belfast Central Railway Station,East Bridge Street,Belfast,Antrim,BT1 3NR    
PRAGMA, Scottish Provident Building,7 Donegall Square West,Belfast,BT1 6JH    
Unit 2,Belfast Central Railway Station,East Bridge Street,Belfast,Antrim,BT1 3NR    

 

10.0 Summary of Recommendation:    
Having regard to the policy context and other material considerations including the pertinent 
planning history, the proposal is unacceptable and should be refused. It is requested that the 
Planning Committee delegates authority to the Director of Planning and Building Control to 
finalise the final wording of the reasons for refusal.  

11.0 Reasons for Refusal  
 

1. The proposal is contrary to paragraph 6.305 of the Strategic Planning Policy 
Statement, Policy AMP10 of Planning Policy Statement 3: Access, Movement and 
Parking and Draft BMAP, in that it contravenes the main policy objective of promoting 
sustainable patterns of travel and encouraging a modal shift to reduce reliance on the 
private car, and a robust assessment has not been provided by the applicant to 
demonstrate an identified need for the car park.  

 
2. The proposal is contrary to paragraph 6.305 of the Strategic Planning Policy 

Statement and Policy AMP11 of Planning Policy Statement 3: Access, Movement 
and Parking in that the proposal does not comply with Policy AMP10, the developer 
has failed to show that a need exists which cannot be met in the short term by public 
or private sector, there are no current programmed works to redevelop the site and 
permission is sought for more than a year.  
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PLANNING COMMITTEE 
 
 
 
 
 
 
 

 
Subject: Publication of Planning Monitoring Framework 2018/19 

 
Date: 15 October 2019 

 
Reporting Officer: Aidan Thatcher, Director of Planning and Building Control 

 
Contact Officers: 

 
Ed Baker, Planning Manager (Development Management)   

 

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 To make Members aware that the inaugural Planning Monitoring Framework for Northern 
Ireland was published by the Department for Infrastructure (DFI) on 19 September 2019.  
 

2.0 Recommendations 

2.1 The Planning Committee is asked to note the Planning Monitoring Framework 2018/19.   
 

3.0 Main report 
 

 
 
3.1 
 
 
 

Background 
 
In October 2016, the Department for Infrastructure commenced work on a new Planning 
Monitoring Framework for Northern Ireland in consultation with local government. The 
impetus for the Framework was to drive performance and continuous improvement of 
Planning Authorities across the region.  

 X 

 

 

 

 

X  
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3.2 
 
 
 
3.3 
 
 
 
 
 
 
 
 
3.4 
 
 
 
3.5 
 
 
 
 
 
 
 
 
 
 
 
 
 

3.6 
 
 
 
 
 
 
 
 
 
 
 
 
 

3.7 
 
 
 
3.8 
 
 
 
 

There has been a collaborative approach to the development of the Framework between 
the Department and 11 councils with Belfast City Council a keen advocate of it as a means 
to promote the planning performance agenda across Northern Ireland. 
 
Development of the Framework was last formally reported to the Planning Committee in 
June 2017. At the time, the Council provided a number of detailed comments on the then 
draft version but it has since changed considerably, having been significantly reigned back 
in scope. Nevertheless, the final version provides a useful series of additional Key 
Performance Indicators to sit alongside the three statutory performance targets for average 
processing time for Major applications (30 weeks); Local applications (15 weeks) and 
bringing to conclusion at least 70% of enforcement cases within 39 weeks.  
 
Planning Monitoring Framework 2018/19 
The Framework was formally published on 19 September 2019. The main component is a 
“dashboard” that shows the KPIs in graphic form. Dashboards are provided for each of the 
11 councils and Department. A regional picture of performance is also provided. 
 
Members will note the KPIs for Belfast City Council are: 
 

1) Major applications – 41.4 weeks average processing time (30 week target) 

2) Major applications – 36.4 weeks average processing time (including withdrawn) 

3) Local applications – 15.2 weeks average processing time (15 week target) 

4) Local applications – 15.0 weeks average processing time (including withdrawn) 

5) Enforcement cases – 86.8% concluded within 39 weeks (70% target) 

6) % applications determined under delegated powers – 93.4% 

7) Applications determined by Planning Committee – 118 applications 

8) % of committee decisions against officer recommendation – 2.5% 
 

The Council was able to provide the following narrative to provide context to these KPIs 
(character limited): 
 

‘During this reporting period, Belfast City Council launched their ten Operating 
Principles aimed at ‘front-loading’ the application process, and a new Application 
Checklist, which should benefit in ensuring applications have the right information 
on submission. The Planning Statistics publication shows BCC’s performance 
against legislative indicators continues to improve. 

Indicators for local applications (excluding withdrawn applications) and enforcement 
have been met. New processes speeding up turnaround times are improving major 
application processing performance. 21 major permissions were granted, with two 
applications withdrawn. High delegation levels supports faster decision-making.’  

 
Members are advised that the dashboard format can be improved by providing the volumes 
of work alongside the KPIs to provide important context to the relative workloads of each 
Planning Authority. Officers will request that the Framework for 2019/20 includes this. 
 
A copy of the Framework (“dashboard”) is provided at Appendix 1. The Framework can be 
viewed in full at the following link: 
 
https://www.infrastructure-ni.gov.uk/publications/northern-ireland-planning-monitoring-
framework-201819  
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3.9 
 
 
 
 
 
3.10 
 
 
 
 
 
 
3.11 
 
 
 
3.13 
 

Performance and Improvement 
Following the planning service’s implementation of its 10 Operating Principles (copy at 
Appendix 2), launch of its Application Checklist and restructuring of its development 
management teams, there has been continuing improvement to performance, particularly in 
relation to Local applications with the year to August performance at 13.4 weeks, within the 
15 week target. 
 
At the Planning Committee Workshop in September, officers reported on the updated 
Planning Improvement Plan which will help drive improved performance and customer 
service, Improvement Plan for Major applications, and Performance Report for Q1 2019/20. 
Officers will continue to report performance and improvement to Members quarterly.  
 
Financial & Resource Implications 
 
None identified. 
 
Equality or Good Relations Implications/Rural Needs Assessment 
 
No adverse impacts identified at this time.  
 

4.0 Appendices – Documents Attached 
 

 Appendix 1 – Planning Monitoring Framework 2018/19 (“dashboard”) 
 
Appendix 2 – BCC Planning’s 10 Operating Principles 
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© Crown copyright 2019 

 
You may re-use this information (excluding logos) free of charge in any format or medium, 
under the terms of the Open Government Licence v.3. To view this licence visit 
www.nationalarchives.gov.uk/doc/open-government-licence/version/3/ or email: 
psi@nationalarchives.gsi.gov.uk.  

 
Where we have identified any third party copyright information, you will need to obtain 
permission from the copyright holders concerned.  

 
This publication is also available at https://www.infrastructure-ni.gov.uk/articles/planning-monitoring-
framework. 

 

Any enquiries regarding this document should be sent to us at ASRB@nisra.gov.uk. 
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Introduction  

The planning system in Northern Ireland has undergone a period of considerable change in recent years.  

Under the Planning Act (Northern Ireland) 2011, from 1st April 2015 the majority of planning functions were 

devolved from the former Department of the Environment1 to 11 newly re-organised councils2.  

While there are currently three statutory planning indicators, it is considered that these do not reflect all the 

work carried out by planning authorities. This framework aims to address this by presenting data on other 

planning-related activity.  

The bulletin presents a summary of the indicators for Northern Ireland, as well as relevant indicator data for 

each local planning authority. As this is the first year these data are being reported, the statistical bulletin 

and accompanying tables present data for 2018/193 only. 

This framework has been developed by the Department for Infrastructure (the ‘Department’) in 

collaboration with local planning authorities, and has been informed by best practice in other jurisdictions. 

The agreed list of indicators under the new framework include the three existing statutory indicators and an 

existing departmental indicator. These indicators4 are: 

Indicator 1 Average processing time taken to determine major applications5 

Indicator 1.1 Average time taken to determine major applications (excluding withdrawn applications) 

Indicator 2 Average processing time taken to determine local applications5 

Indicator 2.1 Average time taken to determine local applications (excluding withdrawn applications) 

Indicator 3 Proportion of enforcement cases progressed to the target conclusion within 39 weeks5 

Indicator 4 Percentage of applications determined under delegated powers 

Indicator 5 Number of applications decided by planning committee and percentage of committee 
decisions made against officer recommendation 

Indicator 6 Percentage of appeals against refusals of planning permission that are dismissed6 

Indicator 7 Number of claims for costs received by the Planning Appeals Commission (PAC) and 
number of claims awarded6 

Indicator 8 Percentage of regionally significant planning applications processed to a Ministerial 
recommendation within 30 weeks7 

Indicator 9 Number of applications notified to the Department and the number of these processed 
within the period of 28 days 

                                                      
1 Note that from 8th May 2016, Ministerial responsibility for planning transferred from the former Department of the Environment 
to the newly-formed Department for Infrastructure following departmental re-organisation. 
2 There are currently 12 planning authorities in Northern Ireland – the Department for Infrastructure and the 11 councils (local 
planning authorities). 
3 For the purposes of this bulletin, 2018/19 refers to the period 1st April 2018 to 31st March 2019, unless otherwise stated. 
4 For more detailed information on each of the indicators, please see Appendix 1: Notes on indicators. 
5 This is an existing statutory indicator. 
6 Data are under development for this indicator but were not yet available at time of publication. 
7 Subject to pre-application discussions having taken place and meeting the requirements of relevant Environmental Legislation. 
This is an existing Departmental indicator. This indicator will be revised from 2019/20. Please see Appendix 1: Notes on indicators 
for further information. 
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The Department also retains responsibility for production and publication of quarterly Official Statistics 

bulletins relating to the volume of planning and enforcement activity for the planning authorities and 

Northern Ireland as a whole. These bulletins are available via the following link: 

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics 

These bulletins also report on local planning authorities’ and overall NI performance against the three 

existing statutory indicators, mentioned above, as set out in Schedules 3 and 4 of The Local Government 

(Performance Indicators and Standards) Order (Northern Ireland) 2015:  

 Major applications to be processed from the date valid to decision issued or withdrawal date 

within an average of 30 weeks; 

 Local applications to be processed from the date valid to decision issued or withdrawal date 

within an average of 15 weeks; 

 70% of all enforcement cases dealt with by councils are progressed to target conclusion 

within 39 weeks of receipt of complaint. 

Future Releases 

The next update of the Northern Ireland Planning Monitoring Framework is due to be published in 

September 2020. The Department, in conjunction with local planning authorities will review indicators and 

definitions based on lessons learnt, trends, priorities and aspirations. As such, it is envisaged that this 

framework will evolve over time.   

See GOV.UK Release Calendar for release dates of future publications.  
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Indicator summaries 

Northern Ireland  
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Antrim and Newtownabbey 
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Ards and North Down 
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Armagh City, Banbridge and Craigavon 
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Belfast 
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Causeway Coast and Glens 
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Derry City and Strabane 
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Fermanagh and Omagh 
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Lisburn and Castlereagh 
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Mid and East Antrim 
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Mid Ulster 
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Newry Mourne and Down 
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Appendix 1 – Notes and Definitions 

Notes on data sources 

The data presented in this report have been collected from a number of different sources. The Notes on 

Indicators section below describes each individual indicator and its data source. 

 

Source: Northern Ireland Planning Portal 

Informing: Indicators 1, 1.1, 2, 2.1, 3, 4, 8   

Data presented in this publication sourced from the Northern Ireland Planning Portal are consistent with the 

Northern Ireland Planning Statistics 2018/19 Official Statistics bulletin, published in June 2019 

(https://www.infrastructure-ni.gov.uk/publications/northern-ireland-planning-statistics-april-2018-march-

2019).  

The records of all planning applications from 1st April 2018 to 31st March 2019 were transferred in April 2019 

from a live database. This included all live planning applications in the Planning Portal. The data were 

validated by Analysis, Statistics and Research Branch (ASRB) which involved quality checks and inspection of 

coding of classifications in the Planning Portal. Local councils were provided with their own headline 

planning statistics as part of the quality assurance process for the Northern Ireland Planning Statistics 

2018/19 bulletin. On completion of ASRB and council validation, a final extract was taken in May 2019. 

In advance of the publication of the Northern Ireland Planning Monitoring Framework bulletin, local councils 

were again provided with data for their council for each of the relevant indicators sourced from the 

Northern Ireland Planning Portal, as part of the quality assurance process. 

 

Source: Department for Infrastructure, Planning Applications to Committee database 

Informing: Indicators 4, 5   

This database records all decisions on planning applications taken by planning committees, sourced from 

published committee meeting minutes. An extract of all records taken to planning committee from 1st April 

2018 to 31st March 2019 was taken by ASRB in July 2019. The data were validated by ASRB, which involved 

quality checks and the removal of duplicate decisions. In advance of this publication, local councils were 

provided with their own data for the relevant indicators sourced from the Planning Applications to 

Committee database, as part of the quality assurance process. On completion of ASRB and council 

validation, a final extract was taken in September 2019. 

 

Source: Planning Appeals Commission 

Informing: Indicators 6, 7  

Data are under development for these indicators but were not available at time of publication. Once the 

data have been received, a revised Northern Ireland Planning Monitoring Framework 2018/19 bulletin will 

be published. 
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Source: Department for Infrastructure, Planning Records - Regionally Significant Applications  

Informing: Indicator 8 

Data for this indicator were sourced from internal Departmental records. The data were then validated by 

ASRB prior to analysis. Staff within the Department were provided with the indicator data, as part of the 

quality assurance process.   

 

Source: Department for Infrastructure, Applications Notified to the Department – Case Management system 

Informing: Indicator 9 

Data for this indicator were sourced from internal Departmental records. The data were then validated by 

ASRB prior to analysis. Staff within the Department were provided with the indicator data, as part of the 

quality assurance process. Please note: the recording of notifications to meet the requirements of this 

indicator began in August 2018, and therefore data for 2018/19 refer to the period 1st August 2018 to 31st 

March 2019 (inclusive). 

 

Hierarchy of development  

The Planning (Development Management) Regulations (Northern Ireland) 2015 provide for a hierarchy of 

development based on a three-tier classification consisting of regionally significant, major and local.  

Regionally significant developments (RSD) in effect form the top slice of the major development category 

and are similar to former Article 31 applications in that they will be determined by the Department.  These 

developments have a critical contribution to make to the economic and social success of Northern Ireland as 

a whole, or a substantial part of the region.  They also include developments which have significant effects 

beyond Northern Ireland or involve a substantial departure from a local development plan. Applications for 

these development proposals will be submitted to and determined by the Department. However, the 

thresholds for RSD may mean that applications which may have previously been dealt with by the 

Department will now be classified as major development and thus determined by the relevant council. RSD 

proposals will be subject to pre-application consultation with the community.   

Major developments have important economic, social and environmental implications. Applications for 

major developments will primarily be dealt with by councils under the new planning system and will be 

subject to pre-application consultation with the community.   

Local developments will comprise of all other developments (other than permitted development) that do 

not fall within the classes described for major or for regionally significant developments.  They comprise of 

the vast majority of residential and minor commercial applications to be received and determined by a 

council.   

 

Processing times 

The time taken to process a decision/withdrawal is calculated from the date on which an application is 

deemed valid to the date on which the decision is issued or the application is withdrawn (where applicable).  

The average processing time is the median. The median is determined by sorting data from its lowest to 
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highest values and then taking the data point in the middle of the sequence. The median is used because 

some planning applications can take several years to reach a decision. As a consequence, these extreme 

cases (outliers) can inflate the mean to the extent that the mean may not be considered as ‘typical’.  

Therefore the median may be taken to better represent the ‘average’ or ‘typical’ processing time. 

 

Enforcement activity 

Compliance and enforcement are important functions of the planning system. An enforcement case is 

opened when there has been an alleged breach of planning control. An enforcement case is concluded 

when one of the following occurs: a notice is issued; legal proceedings commence; a planning application is 

received; or the case is closed.   

 

Scheme of delegation 

In accordance with the Local Government (Northern Ireland) Act 2014 and Section 31 of The Planning Act 

(NI) 2011, each local planning authority has a Scheme of Delegation which sets out: 

 the types of planning application to be delegated to a planning officer for a decision; and 

 the types of planning application to be presented to the Council Planning Committee for a decision. 

As each council has an individual scheme of delegation the types of applications that are delegated to 

planning officers for decision may differ across councils. This should be borne in mind in relation to 

‘Indicator 4: Percentage of applications determined under delegated powers’. 

 

Notes on exclusions 

Certificates of Lawful Use or Development, Tree Preservation Orders, Non Material Changes, Pre-Application 

Discussions, Proposal of Application Notices and Discharge of Conditions have been excluded from all 

application figures presented in this bulletin. 

 

Notes on indicators 

Indicator 1: Average processing time taken to determine major applications 

Data source: Northern Ireland Planning Portal 

Description: This measures the average (median) time taken to process major applications to a decision or 

withdrawal. It is an existing statutory target for each council that their major development planning 

applications will be processed from the date valid to decision issued or withdrawal date within an average of 

30 weeks. This indicator excludes departmental applications.  

 

Indicator 1.1: Average time taken to determine major applications (excluding withdrawn applications) 

Data source: Northern Ireland Planning Portal 
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Description: This measures the average (median) time taken to process major applications to a decision. This 

indicator excludes departmental applications and applications withdrawn prior to the decision notice being 

issued. 

 

Indicator 2: Average processing time taken to determine local applications 

Data source: Northern Ireland Planning Portal 

Description: This measures the average (median) time taken to process local applications to a decision or 

withdrawal. It is an existing statutory target for each council that their local development planning 

applications will be processed from the date valid to decision issued or withdrawal date within an average of 

15 weeks. This indicator excludes departmental applications. 

 

Indicator 2.1: Average time taken to determine local applications (excluding withdrawn applications) 

Data source: Northern Ireland Planning Portal 

Description: This measures the average (median) time taken to process local applications to a decision. This 

indicator excludes departmental applications and applications withdrawn prior to the decision notice being 

issued. 

 

Indicator 3: Proportion of enforcement cases progressed to the target conclusion within 39 weeks 

Data source: Northern Ireland Planning Portal 

Description: The time taken to conclude an enforcement case is calculated from the date on which the 

complaint is received to the earliest date of the following: a notice is issued; legal proceedings commence; a 

planning application is received; or the case is closed. It is an existing statutory target that 70% of all 

enforcement cases dealt with by councils are progressed to target conclusion within 39 weeks of receipt of 

complaint. This indicator excludes departmental enforcement cases. 

 

Indicator 4: Percentage of applications determined under delegated powers 

Data source: Northern Ireland Planning Portal and Department for Infrastructure, Planning Applications to 

Committee database 

Description: To calculate this indicator, the numerator is the number of applications decided under 

delegated powers, i.e. those made by a planning officer under the council’s Scheme of Delegation, during 

the reference period. The denominator is the total number of decisions issued on planning applications by 

the council during the reference period.  

The total number of decisions issued during the reference period is sourced from the Northern Ireland 

Planning Portal, in line with figures on decisions issued as published in the Northern Ireland Planning 

Statistics Official Statistics bulletin (https://www.infrastructure-ni.gov.uk/articles/planning-activity-

statistics). 
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The number of applications decided under delegated powers is calculated by first identifying those 

applications determined by planning committee, sourced from the Planning Applications to Committee 

database. Once planning committee decisions have been identified, by default the remainder are marked as 

delegated decisions.  

Only applications with a decision issued date within the reference period entered on the Northern Ireland 

Planning Portal are included in the calculation of this indicator. Therefore committee decisions made during 

an earlier period but with a decision issued date within the reference period will be included in the 

calculations. Similarly, committee decisions made during the reference period without a decision issued 

date within the same period will be excluded. 

This indicator also excludes departmental applications. 

 

Indicator 5: Number of applications decided by planning committee and percentage of committee decisions 

made against officer recommendation 

Data source: Department for Infrastructure, Planning Applications to Committee database 

Description: This measures the number of decisions (i.e. approvals or refusals) made by a council’s planning 

committee within the reference period, and the percentage of these decisions that were contrary to the 

planning officer recommendation. The indicator includes all applications decided by planning committee 

within the reference period, including those that do not have a decision issued date entered on the 

Northern Ireland Planning Portal within the same period, and those applications which were subsequently 

withdrawn following a planning committee decision. Departmental applications are excluded.  

 

Indicator 6: Percentage of appeals against refusals of planning permission that are dismissed 

Data source: Planning Appeals Commission 

Description: Data are under development for this indicator but were not yet available at time of publication.  

 

Indicator 7: Number of claims for costs received by the PAC and number of claims awarded 

Data source: Planning Appeals Commission 

Description: Data are under development for this indicator but were not yet available at time of publication.  

 

Indicator 8: Percentage of regionally significant planning applications processed to a ministerial 

recommendation within 30 weeks (subject to pre-application discussions having taken place and meeting 

the requirements of relevant Environmental Legislation) 

Data source: Northern Ireland Planning Portal and Department for Infrastructure, Planning Records - 

Regionally Significant Applications 
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Description: To calculate this indicator, the numerator is the number of regionally significant planning 

applications processed to ministerial8 recommendation within 30 weeks during the reference period. The 

denominator is the total number of regionally significant planning applications processed to ministerial8 

recommendation during the reference period. The 30 week period is measured from the date the 

application was received or, where applicable, the date that further environmental information was 

received, to the date the application was processed to ministerial8 recommendation. Applications that were 

not subject to pre-application discussion are excluded from this indicator.  

It is an existing departmental target for the Department to contribute to sustainable economic growth by 

processing 50% of Regionally Significant Planning Applications to a Ministerial Recommendation within 30 

weeks, subject to pre-application discussions having taken place and meeting the requirements of relevant 

Environmental Legislation. 

Note: From 2019/20 onwards, Indicator 8 will be revised to: 

The Department to progress regionally significant planning applications (RSD) from date valid to a ministerial 

recommendation or withdrawal within an average of 30 weeks 

The time to progress to ministerial8 recommendation will be measured from the date the application was 

made valid. All regionally significant applications will be within the scope of the revised indicator. The 

median is used for the average processing time, as any extreme values have the potential to inflate the 

mean, leading to a result that may not be considered as "typical". 

Reporting on this will commence in the Quarter 1 2019/20 Northern Ireland Planning Statistics Official 

Statistics bulletin, to be published on 26th September 2019 (https://www.infrastructure-

ni.gov.uk/articles/planning-activity-statistics).  

 

Indicator 9: Number of applications notified to the Department and the number of these processed within 

the period of 28 days 

Data source: Department for Infrastructure, Applications Notified to the Department – Case Management 

system 

Description:  Under the Planning Act (Northern Ireland) 2011 and subsequent legislative directions, councils 

have a duty to notify the Department for particular categories of applications and circumstances before they 

can grant planning permission or consent.  

This indicator measures the number of applications notified to the Department within the reference period 

and the number of these processed within 28 calendar days. The 28 day period is measured from the date 

the Department receives the notification or, where applicable, the date where all required information from 

the council is received.  

In the context of this indicator, a notification is considered processed on the earliest date of the following: 

the Department has issued a direction to the council requiring unlimited further time to consider whether to 

refer the application or not; the Department has issued a letter of notification to the council stating that a 

referral is not required; or the Department has issued a direction to the council referring the application to 

                                                      
8 Or Permanent Secretary in the absence of a Minister 
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the Department. Where the 28th day falls on a Sunday or Public Holiday, the next working day is treated as 

the 28th day. 

Only notifications received by the Department during the reference period are included in the calculations 

for this indicator, regardless of what date they are processed. 

Note: The data reported for 2018/19 for this indicator cover the period 1st August 2018 to 31st March 2019 

only.  

 

Reader information 

This document may be made available in alternative formats, please contact us to discuss your 

requirements. 
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We make sure that we understand our 
customers’ requirements 
• We need to understand why our 

customers have submitted their proposal 
and the timescales required for their 
project. This will enable us to help our 
customers achieve their objectives (if this 
is possible) within the planning rules. 

We inform the applicant or agent as soon 
as we know that there is a problem with 
an application and try to find a solution.
• Our customers need to know our views 

on their application. We give them an 
opportunity to address problems as soon 
as possible, where there is a likely solution.

If there’s a fundamental problem with an 
application which can’t be resolved following 
discussion with the applicant, we will 
immediately refuse the application.
• Unacceptable applications should be 

determined as quickly as possible in the 
interests of the efficiency of the overall service.

We keep the work moving at all times! 
• Any blockages in the process cause delays. 

We make sure that the blockage is never at 
our end. We constantly manage our work 
to make sure that the ‘ball is always in the 
applicant’s court, not ours’. We keep the 
work constantly moving! 

We take advice from technical consultees 
into consideration but always ask, “Must we 
follow this advice in this particular situation?” 
• While we’re obliged to consult and take 

account of advice from the relevant 
technical consultees, we take a 
proportionate approach to the handling of 
each planning application. 

• If we do not receive a response from 
technical consultees in time, we may need 
to ask ourselves whether we can go ahead 
and make the decision without it. 

We make sure we have the right information 
to support an application at the start of the 
process.  
• We tell our customers what information 

we need with their application before they 
submit it. Our Application Checklist will 
set out what information is required and 
when.

• We check if the required information has 
been submitted and ask for it if it is missing.

• If the information we need and ask for is not 
provided we may refuse permission. 

We get on site as soon as possible  
• We can only properly assess a proposal 

once we have been on site. We get on site 
no later than 21 days after an application 
is valid. 

• We record site visits on the back-office 
system so that we can measure our ability 
to get on site quickly. 

We decide the ‘path’ of an application 
as soon as possible (whether it will be 
approved, refused or if changes are 
needed).
• This means that any problems with an 

application are dealt with at the outset, 
where possible, and that our customers 
know at an early stage about how we will 
deal with their application.

We provide a Pre-Application Discussion 
(PAD) service so that issues can be 
identified at the beginning of the process, 
before the application is made. 
• This leads to better quality planning 

applications which should be determined 
in a more timely manner. 

• If applications do not accord with officer 
advice pre-application, we may refuse 
permission. This is because it can 
undermine the PAD process and our 
ability to process applications quickly 
and efficiently. 

We make sure we consult the right people. 
• We consult the right people at the 

beginning of the process and follow the 
correct consultation procedures. 

• We will use a Consultation Checklist to 
help us do this. 
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Helping our customers get a timely planning 
decision that benefits our city.

Planning Applications – 10 Operating Principles
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