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MEETING OF PLANNING COMMITTEE

Dear Alderman/Councillor,
The above-named Committee will meet remotely via Microsoft Teams on Tuesday, 16th
February, 2021 at 5.00 pm, for the transaction of the business noted below.
You are requested to attend.
Yours faithfully,

SUZANNE WYLIE
Chief Executive
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Agenda Item 1b
Planning Committee
Tuesday, 19th January, 2021

MEETING OF PLANNING COMMITTEE
HELD REMOTELY VIA MICROSOFT TEAMS

Members present:

Councillor Hussey (Chairperson);
Councillors Brooks, Carson, Matt Collins,
Garrett, Groogan, Hutchinson,
Maskey, McCullough, McKeown,
Murphy, Nicholl and O’Hara.

In attendance:

Mr. A. Thatcher, Director of Planning and
Building Control;
Mr. E. Baker, Planning Manager
(Development Management);
Ms. N. Largey, Divisional Solicitor;
Mr. J. Hanna, Senior Democratic Services Officer;
Ms. C. Donnelly, Democratic Services Officer; and
Mrs. L. McLornan, Democratic Services Officer.
Apologies

An apology for inability to attend was reported from Councillor Hanvey.
Minutes
The minutes of the meetings of 15th December were taken as read and signed as
correct. It was reported that those minutes had been adopted by the Council at its meeting
on 7th January, subject to the omission of those matters in respect of which the Council
had delegated its powers to the Committee.
Declarations of Interest
Councillor Groogan declared an interest in item 7c – the Centralised Anaerobic
Digestion (CAD) plant at lands to the northwest of existing Belfast City Council Waste
Transfer Station, 2a Dargan Road, in that she had asked questions in relation to the
application but that, as she had not expressed a view in respect of it, she was content
that she could participate in any discussion on the matter.
Councillor O’Hara also declared an interest in Item 7c – the CAD plant, in that he
was on the Board of Belfast Harbour Commissioners as a political appointment, and that
it had objected to the application. He advised that, as it was a Council appointment and
as he did not have a pecuniary interest, he could fully participate in the discussion on the
item.
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Councillor Nicholl declared an interest in Item 8a, the Proposed listing of nine
Street Signs, in that a party colleague lived in one of the streets and she did not participate
in the vote on the item.
Restricted Item
The information contained in the report associated with the following item
is restricted in accordance with Part 1 of Schedule 6 of the Local Government Act
(Northern Ireland) 2014.
Resolved – That the Committee agrees to exclude the members of the
Press and public from the Committee meeting during discussion of these
items as, due to the nature of the items, there would be a disclosure of
exempt information as described in Section 42(4) and Section 6 of the
Local Government Act (NI) 2014.
Finance Update
The Committee was provided with an update on the impact of the Covid-19
pandemic on the Council’s financial position, and a strategy to address the forecast deficit
and the mitigation measures which had and would be taken as the situation evolved.
Noted.
Abandonments
The Committee noted that the Department for Infrastructure (DfI) proposed to
abandon an area of footway at Albert Street/rear of Quadrant Place under Article 68(1) of
the Roads (Northern Ireland) Order 1993.
Committee Site Visit
The Committee noted that a site visit had been undertaken, on 13th January, to
LA04/2019/2653/F - Demolition of existing property and erection of a 9 storey building
(overall height 37m) comprising a ground floor retail unit together with cycle parking and
plant areas and 8 floors of Grade A office accommodation at Chancery House, 88 Victoria
Street.
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 14th December, 2020 and 11th January, 2021.
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,
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together with the outcomes of a range of hearings which had been considered by the
Commission.
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)
Withdrawn Item
The Committee noted that the following item had been withdrawn from the
agenda:


LA04/2020/0426/F - Reconstruction of petrol station and ancillary retail
unit including the replacement of fuel tanks, pumps and canopy
alterations. Hot food takeaway unit, ATM, compactor and provision of an
EV charging facility at 228 -232 Stewartstown Road.

LA04/2019/1540/F - Centralised Anaerobic Digestion (CAD) plant
to include a bunded tank farm, (6no. digester tanks, 2no. buffer tanks.
1no. storage tank and associated pump rooms), biogas holder,
biogas conditioning system, temperature control system,
waste-water treatment plant (WWTP), motor circuit control
room building, hot/cold water recovery system, feedstock reception
and digestate treatment building, product storage building,
odour control system and associated tanks, emergency gas flare,
back-up boiler, administration/office building, car parking,
3no. Weighbridges, fire water tank and pump house, pipelines to
existing combined heat and power (CHP) plant engines, switchgear,
earth bunding, 3no. Accesses to existing Giant's Park Service road
infrastructure and ancillary plant/site works on lands to the northwest
of existing Belfast City Council Waste Transfer Station (2a Dargan Road)
Moved by Councillor Groogan
Seconded by Councillor Garrett and
Resolved - That the Committee agrees to:
1. defer consideration of the item to request further information on the
Habitats Regulations Assessment (HRA) which had been carried
out by Shared Environmental Services (SES), and;
2. to hold a non-mandatory Pre-Determination Hearing in respect of
the application in due course.
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(Reconsidered item) LA04/2019/1833/F –
New dwelling to replace previous dwelling on
site at 11 Ashley Park, Dunmurry
The Principal Planning officer reminded the Committee that, at its meeting on
15th December, it had 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 site visit had been scheduled to take place on 13th January,
2021, but no Members attended.
She provided the Committee with the details of the proposal for a new dwelling to
replace the previous dwelling on site, with connection to all existing services to the site
and the use of the existing vehicular access into the site. The site had previously
contained a dwelling which was demolished between 2012 and 2015. She explained that
the site was white land within the BUAP and was in the Dunmurry draft Area of Townscape
Character as designated within dBMAP.
She explained the key issues which had been considered in the assessment of
the application, including the principle of a dwelling in that location, the character, layout,
design, private amenity, access/parking and the impact on neighbouring amenity.
She explained that the surrounding area comprised of dwellings which were set
back from the road and contained driveways to the side. The proposed dwelling in the
application was, in that regard, out of character. However, it was considered that the
proposed dwelling was in a similar location to the previously demolished dwelling and it
was therefore considered that, while the previous dwelling was demolished a number of
years ago, it would attribute to the character of the area. She outlined that, in considering
the previous dwelling, it was deemed that the proposal respected the surrounding context
and was appropriate.
She added that, when the designation of draft ATC was applied, the previous
dwelling would have been in situ and, therefore, the proposal would not impact the
character of the draft ATC given its similarities in location and massing to the previous
dwelling. The proposal therefore complied with policy ATC 1 of the addendum to PPS 6.
The Members were advised that the principle of a dwelling in the location was
acceptable. The Principal Planning officer advised that the design and layout was
compatible with PPS7 and would not impact on the character of the area or result in an
unacceptable impact to neighbouring amenity.
However, she pointed out that an application could only be considered a
replacement dwelling when there was a physical structure on the site to be replaced.
PPS21 stated that the dwelling to be replaced must, as a minimum, have all external walls
intact and that the access was also linked to the dwelling. She explained that, as the
previous dwelling had been demolished, the development as a whole must be assessed
as a new dwelling and considered under its own merits. The demolition of the previous
dwelling meant that any new development and associated access had to adhere to
current policy and guidance.
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She advised that DFI Roads had objected to the proposal, as it was contrary to
policy Access, Movement and Parking (AMP) 2 of PPS 3, whereby the proposed access
would prejudice road safety as the visibility splay to the west fell considerably short of the
requirement and was deemed to be inadequate.
The Principal Planning officer explained that the previous dwelling contained a
vehicular access bounded with a boundary wall and which contained a large gate.
She explained that the previous dwelling and access had since been demolished. As the
previous dwelling and access had been demolished, the Committee was advised that the
proposal was treated as a new development and therefore paragraph 5.15 of AMP 2 of
PPS3 applied.
She explained that Paragraph 5.15 required that applicants must have control over
the land required to provide the requisite visibility splays and to ensure that they were
retained free from any obstruction. The Members were advised that the proposal
contained direct access from the driveway to Ashley Park. DfI Roads had advised that
the visibility splays were inadequate. It stated that the neighbouring land contained a brick
wall which would obstruct visibility and a representation received from the occupants at
no. 10a confirmed that it was within their ownership.
Given that the applicant had not amended the red line to include the neighbouring
brick wall, and subsequently not served notice on the landowner, it could not be
considered that the applicant had any prospect of gaining control of the third party lands
in order to carry out the works necessary to comply with the required sightlines, as the
area required did not form part of the application.
The Committee’s attention was drawn to the Late Items pack, whereby
correspondence had been received from the agent and the Members were provided with
the Planning officer’s response to the points raised.
The Chairperson then welcomed Mr. T. Gourley, agent, to the meeting.
He advised the Committee that:









PPS 21 was not relevant to the application as it only applied to rural
settings and the site was in an urban area;
the existing site was derelict and vacant;
the existing access was a key consideration – the previous dwelling
had vehicular access, illustrated by a dropped kerb, and the site had
been fenced off with an openable gate;
there was no intensification on the site, in that it was a like-for-like
replacement of a single dwelling;
the previous vacant dwelling had been demolished at the request of
the Council, as it had been subject to a fire a few years previously;
it was a sustainable development as services were already on the site,
and access already existed to the site;
it was within a residential area;
visibility splays were only required for new developments or
intensification of developments, and this was neither;
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a number of the residents in the immediate area were keen that the
development would proceed in order to bring the site back into use,
given the unsightly nature of the derelict site;
it complied with land use zoning and a number of planning policies,
including reducing dereliction; and
there had been no history of vehicular accidents on the site and no
access issues had arisen previously.

In response to a Member’s query as to whether the applicant was seeking to gain
access or control of the brick wall in question, Mr Gourley advised that there was a limited
frontage to the site and no opportunity to undertake the works required. He reiterated
that there had been no issue in terms of traffic safety previously.
The Chairperson advised the Committee that Mr. G. Lawther, DfI Roads, was in
attendance and he was welcomed to the meeting. He explained that the application was
considered a new dwelling and, as such, Development Control advice note 15 applied,
which required a wide distance of 45metres and the applicant was unable to achieve that.
The other issue was the width of the footway, which was required to be 2metres, and that
this had also not been met.
A Member queried whether an existing access to a site was extinguished even if
a site had not wilfully been abandoned.
Mr. Gourley advised that he believed the case law was clear, and, as there had
been no wilful abandonment and there was an extensive planning history on the site,
therefore the access still existed. He stated that the applicant and the previous owner
always had the intent of retaining the use of the site as a dwelling with access to the road.
The Planning Manager advised the Committee that the case law provided that, as
soon as a building had been demolished, the use of the land had a nil use, as opposed
to the issue of abandonment, where the use was given up. He added that the applicant
was proposing to introduce a new use, a dwelling, with the use of an access which was
quite severely substandard in one direction and which would create a road safety issue.
Mr. Gourley stated that he disagreed with the Planning Manager and that the key
to this application was that it was an established use on the site, in a residential area, and
that the use endured until someone wilfully abandoned it or changed its use. He also
reiterated that there had been no history of traffic accidents at the site.
The Divisional Solicitor urged the Committee to be mindful of the fact that the
statutory agency had highlighted that there was a road safety issue with the application
and also that the intentions of any previous owner of the site were not wholly relevant to
the application. She explained that she could not advise the Committee in relation to the
legal position in respect of the current status of the site, regarding willful abandonment
and demolition, and would need some time to consider it.
After discussion, the Committee agreed to defer consideration of the application
in order that clarification on the legal status of the site would be provided to the
Committee.
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LA04/2018/2659/F - 22 residential units in a mix
of 20 detached dwellings and 2 apartments with
associated site works, parking and landscaping
on lands on McClure Street to include land south
of Railway and north of Powerscourt Place; between
10 Cameron Street and 85 Ormeau Road
The Principal Planning officer provided the Committee with the key aspects of the
scheme.
She outlined the issues which had been considered in the assessment of the
development, including the principle of development, the design, layout, impact on
character and appearance of the area, parking and access, amenity space provision,
drainage and flooding, infrastructure, contamination and ecology.
The Committee was advised that the Council was the landowner and that the site
was located adjacent to a railway line and comprised two landscaped areas separated by
McClure Street. The Principal Planning officer advised that the site was located on the
boundary of the city centre and was identified as open space in both versions of dBMAP.
She provided the Members with the planning history of the site, which she advised
was an important consideration of the current proposal. She explained that application
Z/2014/0586/F had been refused permission for 27 dwellings with no in curtilage car
parking on the site. The Committee was advised that the proposal was dismissed at
appeal, however, the Commission had determined that the principle of the use of the site
for social housing represented substantial community benefit to outweigh the loss of the
open space to meet an exception to Policy OS1 of PPS8.
The Committee was advised that the current application had a reduced number of
units, from 27 down to 22, and that it incorporated in curtilage parking. The Principal
Planning officer explained that the application was also accompanied by Flood Risk and
Drainage Assessments.
She highlighted to the Committee that 6 letters of support, 49 objections and
2 petitions of objection with 36 signatories had been received in respect of the proposed
development. The objections were received from 32 different persons/addresses and
raised issues primarily with respect to parking, traffic, noise, loss of open space, amenity
and the character of the area. She explained that the issues had been addressed in the
case officer’s report. The Members were advised that the most recent amended layout
had been re-advertised and neighbour notified, with two representations having been
received from one objector and one letter of support.
The Committee noted that Environmental Health, DFI Roads, NI Water, Rivers
Agency, NITHC, NIHE and NIEA had all been consulted and had offered no objection to
the proposal.
The Principal Planning officer drew the Committee’s attention to the Late Items
pack, whereby correspondence had been received from an objector. She outlined the
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Case officer’s response to the issues raised, including that DfI Roads had required a
number of amendments to the application and that, during the processing of the
application, an adjacent development on the lands had been approved by the Planning
Appeals Commission, which required the application to be amended to take account of
that committed development.
In relation to the social housing element, the Principal Planning officer explained
that officers had since considered that a legal agreement might be more appropriate to
secure the social housing use on the site. She explained that the Council’s Physical
Programmes Department had confirmed that it was content that the sales contract for
McClure Street could specifically state that the site could only be developed for social
housing purposes.
She outlined that each dwelling benefitted from private garden amenity provision
to the side and garden space to the front. Overall, the officers felt that the proposal
respected its surrounding context and would not cause significant harm to the amenity of
neighbouring properties and would provide sufficient amenity space for future occupants
in accordance with the SPPS, PPS7 and its addendum and Creating Places.
In relation to parking, she pointed out that 20 in curtilage spaces were provided
for the 20 separate dwelling units and an in curtilage space was provided for each of the
2 apartments, with 3 visitor spaces also provided within the apartment unit curtilage.
She explained that, given that the site was on the boundary of the City Centre, adjacent
to an arterial route and within an Area of Parking Restraint, where the requirement ratio
of 1:1 parking was fulfilled, it was considered that adequate parking was provided.
A Member queried whether the ongoing Covid-19 pandemic had perhaps
hindered the objectors making representation at the meeting. The Principal Planning
officer reiterated that the scheme had been re-advertised and that neighbours had been
re-notified in respect of the amendments and advised the Committee that the post and
email systems were still being monitored by staff. No requests to speak in objection to
the application had been received.
Further Members noted that the majority of the objections were from nearby office
buildings and welcomed the scheme for much-needed social housing in the area, which
met the required space standards and separation distances.
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 and to secure an
appropriate agreement, if required, with respect to securing the social housing use of the
site.
LA04/2019/2229/F - 17.5m telecommunications column, with
6 antennae (3 enclosed within a shroud. 3 not enclosed)
3 radio units and 4 new equipment cabinets and associated
ground works on footpath adjacent to no 318 Ravenhill Road
The Planning Manager provided the principal aspects of the application for a 4G
mast, with associated cabinets, to the Committee.
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The main issues which had been considered in the assessment of the case were
the principle of development, the impact on the character and appearance of the area,
mast sharing and the potential to share existing structures, health considerations and
road safety.
He explained that no third party objections had been received.
The Committee was advised that DfI Roads objected to the proposal. He drew
the Committee’s attention to the Late Items pack, whereby DFI Roads had clarified their
objection to the proposal, in that they felt that the column and cabinets would partially
obscure the view of the existing advertising signage on the side of the shop. DfI Roads
advised that it felt that drivers might avert their attention from the road ahead for a greater
period than would be required if the signage were unobstructed, as they tried to interpret
what the signs were advertising. Driver distraction was one of the main causes of road
traffic collisions.
The Planning Manager outlined that the signage referred to by DfI Roads was, in
fact, unauthorised, and that an enforcement case had been opened in respect of it.
He explained that it was considered that the applicant should not be prejudiced because
of unauthorised works by another party.
He explained that DfI Roads had raised no other issues and that the mast was
considered acceptable in other respects. The Committee was advised that the applicant
had amended the proposal in an effort to reduce the extent to which the signs were
obscured, with the proposed equipment only marginally obscuring part of one of the two
signs.
A Member queried what the outcome would be if the Committee was to approve
the application for the mast while the unauthorised signage remained in place.
The Planning Manager advised the Members that the agent for the application
was in attendance and might be better placed to advise the Committee of their timeline
between the approval of a planning application and the construction work on the mast.
He added that, if approval was granted to the mast, his expectation would be that Planning
would promptly undertake enforcement action to remove the signs due to the potential for
conflict.
A further Member queried how long the signage had been there and whether the
situation could arise whereby the Committee approved the mast and associated cabinets,
and that the signage were also to remain as a result of having exceeded the timeline for
enforcement action to be taken. The Planning Manager confirmed to the Committee that
officers had already considered that eventuality and he confirmed that the signage had
not been in existence beyond the 10 year limit.
In response to a request from a Member regarding the uncertainty around the
permissions required for advertisement signage, the Director of Planning confirmed
that the Committee was scheduled to receive training on enforcement in March 2020 and
that the issue could be covered as part of that.
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The Chairperson advised the Committee that Mr. G. Lawther, DfI Roads, was in
attendance. He advised the Committee that, while it was quite an unusual circumstance,
the Department was attempting to provide a consistent approach in respect of
advertisements. He outlined that, at present, the signs, regardless of their legal status,
could be easily seen by road users, and that any obstruction to them could cause
a distraction to drivers, causing them to avert their attention from the road ahead for a
greater period.
The Chairperson advised the Members that Ms. H. Dallas, agent, was in
attendance and she was welcomed to the meeting. She explained that the applicant was
effectively being punished for somebody else’s wrongdoing. She also pointed out that
only one of the signs would be obscured with the equipment. In regards to timescales,
she advised the Members that the client was keen to install the equipment as quickly as
possible to ensure better 4G coverage in the surrounding area but that it would likely take
a few weeks for works to commence on site.
The Committee granted approval to the application and delegated power to the
Director of Planning and Building Control for the final wording of the conditions.
Miscellaneous Items
Proposed Listing of Nine Street Signs
The Director of Planning and Building Control advised the Committee that
correspondence had been received from the Historic Environment Division (HED)
regarding the proposed listing of nine street signs in Belfast. He explained that Article 80
(3) of the Planning Act (NI) 2011 required that HED consulted with the Council before
placing any such sign on the statutory list of buildings of special architectural or historic
interest.
The Committee agreed to recommend to the Historic Environment Division that it
should proceed with the proposed listing of the following nine street signs, situated at the
junctions of:










Beersbridge Road and Upper Newtownards Road;
Summerhill Parade and Barnett’s Road;
Knockland Park and Barnett’s Road;
Cherryvalley Park and Kensington Road;
Kensington Road and Knock Road;
Eastleigh Drive and Kincora Avenue;
Clonlee Drive and Upper Newtownards Road;
Belmont Church Road and Sydenham Avenue; and
Carolhill Gardens and Holywood Road.

Chairperson
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Hierarchy

Location

Proposal

Application Status

LA04/2016/0559/F

MAJDEV

Site at the junction of Stewart
Street/East Bridge Street and
West of Central Station East
Bridge Street Belfast

Proposed construction of 4No
PERMISSION REFUSED
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
(Additional Information - Response to
MAG Report by Agent)

LA04/2019/0719/DC

LOCDEV

98 Holywood Road Belfast
BT4 1SL.

Discharge of condition 2 and 3 of
LA04/2018/1486/F

CONDITION NOT DISCHARGED

LA04/2019/0862/F

LOCDEV

Land adjacent to 60 Victoria
Street Belfast Co Antrim
BT1 3GL

Installation of additional bollards

PERMISSION GRANTED

LA04/2019/1400/F

LOCDEV

Peter Pan Complex 94-98
Springfield Road Belfast.

Substitution of 2 existing commercial PERMISSION GRANTED
units previously approved under
Z/2014/1665/F. -Unit No.98 to
change from bookmakers to retail
and unit No. 94 to change from retail
to bookmakers.
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2019/2040/F

LOCDEV

Lands bounded by the red line
on drawing E2119 -100
including footpaths on the
Crumlin Road at its junction
with Ballysillan Park and
footpaths on Ballysillan Park
extending south to Ballysillan
Avenue as well as a grass
area with footpath to the west.

Environmental Improvement Public
Realm Scheme consisting of new
landscaping works including new
footpaths, wildflower and tree
planting, banded feature Paving ,
layby car parking, hand railings,
guard railings, interpretive signage,
directional signage, bench seating,
rubbish and dog foul bins, street
lighting amendments, zebra
pedestrian crossing, and widened
entrance to Ballysillan Primary
School to allow two-way traffic.

PERMISSION GRANTED

LA04/2019/2203/F

LOCDEV

Lands at 163 Ormeau Road
Belfast.

Proposed residential development
comprising 11 no. apartment units,
landscaping, car parking, communal
amenity space, bin stores, cycle
parking, 2 no. electricity substations
and all associated site works
(amendment to previous planning
approval ref: LA04/2016/2531/F)
amended plans

PERMISSION GRANTED

LA04/2019/2229/F

LOCDEV

On footpath adjacent to no 318 Proposed 17.5m telecommunications PERMISSION GRANTED
Ravenhill Road Belfast BT6
column, with 6no antennae (3 no
8GL
enclosed within a shroud. 3no not
enclosed) and 3no radio units.
Proposal includes the provision of
4no new equipment cabinets and
associated ground works.

LA04/2019/2337/F

LOCDEV

On footpath opposite 363
Oldpark Road Belfast BT14
6QN

Proposed 17.5m telecommunications PERMISSION GRANTED
column with 6no antennae (3no
enclosed within a shroud, 3no not
enclosed) Proposal includes the
provision of 4no new equipment
cabinets and associated ground
works
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2019/2402/A

LOCDEV

29-31 (25-29) Henry Place
Belfast BT15 2BB.

Building organisation and name
signs, day nursery signs.

PERMISSION GRANTED

LA04/2019/2538/A

LOCDEV

Chichester House 19
Chichester Street Belfast
BT1 4JB.

1no. high level sign (with halo
PERMISSION GRANTED
lighting), 1no. projecting panel sign
(with optional halo lighting) and 2no.
signs at entry level (with wall washing
from above).

LA04/2019/2804/O

LOCDEV

172 Kings Road Belfast BT5
7EN

Outline Planning Application for new
dwelling in garden to rear of 172
Kings Road.New access road and
entrance onto Kings Road.

PERMISSION REFUSED

LA04/2019/2896/DC

LOCDEV

Elmgrove Primary School
(Avoniel Site) and Nursery
Unit Avoniel Road Belfast
BT5 4SF

Discharge of Conditions no's. 3,4,6,
& 7 of LA04/2016/2121/LBC and
conditions no's. 10, 11, 13 & 14 of
LA04/2016/2219/F

CONDITION DISCHARGED

LA04/2019/2913/O

LOCDEV

50M East of 191 Ballyhill
Road Belfast BT14 8SF.

Dwelling and garage with amended
access to previously approved
LA04/2018/0720/O.

PERMISSION GRANTED

LA04/2019/2981/F

LOCDEV

61B Boucher Crescent
Belfast BT12 6HU

Variation of Condition 13 of planning PERMISSION GRANTED
approval z/98/0377 regarding bulky
goods floorspaceRestriction to
allow the floorspace within unit 61b to
be used by an arts and craft
andhobby goods retailer.

LA04/2020/0086/F

LOCDEV

16 Maryville Park Malone
Lower Belfast BT9 6LN.

New front boundary wall with wall top PERMISSION GRANTED
fence, sliding vehicle gate and
hinged pedestrian gate.

LA04/2020/0090/DCA

LOCDEV

16 Maryville Park Malone
Lower Belfast BT9 6LN.

Demolition of existing front boundary PERMISSION GRANTED
wall, wall top railings and vehicle
gate.
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/0102/F

LOCDEV

Lands South of 4 Aboo Court
Upper Lisburn Road
Finaghy Belfast BT10 0BL

Proposed residential development
comprising of 2no. 2 bedroom
apartments over 2 storeys.

PERMISSION GRANTED

LA04/2020/0167/LDE

LOCDEV

8 Ashley Mews Belfast BT9
7BN

House in multiple occupancy (HMO)

PERMITTED DEVELOPMENT

LA04/2020/0346/F

LOCDEV

Lands including footpaths up to
existing shop fronts on
properties 293-349 Antrim
Road & 306 Limestone Road
Belfast.

Environmental improvement scheme PERMISSION GRANTED
including new landscaping, feature
paving, guard railings, ramps to shop
fronts, relocation of street lighting
and shop front alterations.

LA04/2020/0375/A

LOCDEV

145 Ormeau Road Belfast
BT7 1SL

Paper advertising panel to temporary PERMISSION GRANTED
hoarding

LA04/2020/0537/F

LOCDEV

Within Belfast Waste Water
Treatment Works (WWTW) c
300m North of No. 115-121
Duncrue Street Belfast BT3
9JS.

Proposed 12.2m extension to existing PERMISSION GRANTED
19.5m tower and new building to
house generator and
telecommunication equipment and
associated ground works.

LA04/2020/0598/DC

LOCDEV

Lands at Parklands
Knocknagoney Dale
Knocknagoney Belfast

Discharge of condition 8 of Planning
approval LA04/2019/0025/f

CONDITION DISCHARGED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/0708/F

MAJDEV

Lands at Boodle's Dam
including Wolfhill Mill Race and
its intersection with the Ligoniel
River located off Mountainhll
Road Belfast.

Works to allow the decommission of PERMISSION GRANTED
Boodle's Dam maintaining the
existing water levels; including
earthworks to reduce the existing
dam embankment; re-profiling of the
adjacent land; removal of existing
structures (concrete wall, drawoff
towers, bridge); formalising the inlet
and outlet arrangements; landscape
improvements to allow for integration
into the Ligoniel Park and all
associated works.

LA04/2020/0738/F

LOCDEV

24 Ballysillan Drive Belfast
BT14 8HQ.

Single storey rear extension with new PERMISSION GRANTED
front ramp.

LA04/2020/0780/F

LOCDEV

Side garden to existing dwelling Detached 2 storey dwelling & Garage PERMISSION GRANTED
at 24 Massey Avenue
including associated site works.
Belfast

LA04/2020/0902/F

LOCDEV

52 Glenburn
RoadBELFASTBT17 9AN

LA04/2020/0971/F

LOCDEV

125 Andersonstown Road
Belfast BT11 9BT.

LA04/2020/0984/F

LOCDEV

9 Clonallon Park Belfast
BT4 2BZ.

Single Storey Extension to Rear.
PERMISSION GRANTED
Changes to Side Elevation (Existing
pitched Roof Changed to Flat on
Existing Return) (Amended
Description).
Change of use to restaurant unit with PERMISSION GRANTED
external flue from previously
approved retail unit. Change of shop
frontage. (Amended Description)
Two storey rear and side extension
with raised patio to the rear.
(Amended Plans)

PERMISSION GRANTED

Page 26

Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/1003/LDP

LOCDEV

Outside 12-15 Donegall Square Installation of a ticket vending
West Belfast
machine and associated electrical
cupboard on a concrete base.

LA04/2020/1057/F

LOCDEV

7-9 Wellington Place Belfast
BT1 6GB

LA04/2020/1058/LBC

LOCDEV

7-9 Wellington Place Belfast
BT1 6GB

LA04/2020/1066/F

LOCDEV

40-46 Donegall Place
Belfast Co.Antrim BT1 5BB

LA04/2020/1093/LDE

LOCDEV

34 Fitzroy Avenue Belfast
BT7 1HW

House in multiple occupancy (HMO)

APPLICATION REQUIRED

LA04/2020/1136/F

LOCDEV

17 Wynchurch Terrace
Belfast BT6 0HP

PERMISSION GRANTED

LA04/2020/1146/F

LOCDEV

14 Balfour Avenue Belfast
BT7 2EX.

Proposed single storey extension to
rear of dwelling, roofspace
conversion and alterations and
replacement of domestic garage
First Floor Bedroom Extension Over
Existing Ground Floor Kitchen and
Alterations to Existing Facade.

LA04/2020/1187/DC

LOCDEV

Land at Lyndon Court 32-38
Queen Street Belfast BT1
6EF.

Discharge of condition 12
LA04/2019/0553/F.

CONDITION DISCHARGED

APPLICATION REQUIRED

Change of use of ground floor front
PERMISSION GRANTED
unit of no.9 to cafe/restaurant;
internal refurbishment of existing
office space on upper floors of no.9
including first floor extension to rear
of no.7.
Change of use of ground floor front
PERMISSION GRANTED
unit of no.9 to cafe/restaurant;
internal refurbishment of existing
office space on upper floors of no.9
including first floor extension to rear
of no.7.
Installation of roller security shutter to PERMISSION GRANTED
frontage of shop

PERMISSION GRANTED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/1194/F

LOCDEV

St Brides Primary School 36
Derryvolgie Avenue Belfast
BT9 6FP

LA04/2020/1246/F

LOCDEV

22 Clonallon Court
Strandtown Belfast Co
Down BT4 2AB

DDA improvements to include
PERMISSION GRANTED
Building Block A: New external
entrance ramp and door/screen to
main entrance. Building Block B:
New external entrance door/screen to
main entrance, new external lift shaft
at rear.
Side Extension to Dwelling (1.5
PERMISSION GRANTED
storey) with Front and Rear Dormers.

LA04/2020/1256/F

LOCDEV

Boots 257 Woodstock Road
Belfast BT6 8PQ.

Installation of air conditioning unit to
rear wall of premises.

LA04/2020/1300/A

LOCDEV

Calvert House23 Castle
Place Belfast.

New shop front signage including two PERMISSION GRANTED
light boxes in the left and right hand
windows w2404 x h2404 (mm), 3no.
halo Illuminated signs on fascia band
(Smaller advertisement is w1055 x
h700 (mm). Left advertisement is w
3974 x h250 (mm) Right
advertisement is w3207 x h250
(mm)), Large illuminated sign fixed to
glass w2301x h1530 (mm)

LA04/2020/1306/LDE

LOCDEV

27 The Cloisters Belfast
BT7 1GD.

House in multiple occupancy (HMO)

LA04/2020/1368/F

LOCDEV

57/57A Knock Road Belfast
BT5 6LB.

Close existing access for 57A Knock PERMISSION GRANTED
Road onto Knock Road and
reinstatement of original wall.

PERMISSION GRANTED

PERMITTED DEVELOPMENT
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/1375/F

LOCDEV

Land at Malone Ridge
adjacent to Eastern boundary
of no66 Upper Malone Road
Belfast BT9 5QW

Installation of NIW approved sewer, PERMISSION GRANTED
regrading of land and associated site
works to garden and verge
(retrospective)

LA04/2020/1415/F

LOCDEV

Public foopath on the
Proposed 3 Bay Cantilever bus
Summerhill Road set 19 metres shelter set on the public footpath.
east of No. 60 Gardenmore
Road.

PERMISSION GRANTED

LA04/2020/1463/F

LOCDEV

2 Sperrin Park Belfast BT5
7RX

2 Storey Side Extension

PERMISSION GRANTED

LA04/2020/1468/F

LOCDEV

535 Falls Road Belfast
BT11 9AA.

First floor extension and 2nd floor
roofspace conversion to existing
commercial unit . New shopfront.

PERMISSION GRANTED

LA04/2020/1485/F

LOCDEV

65 Abbey Park Belfast BT5
7HN

Two Storey Extension to Side and
Single Storey Rear Extension.
Demolition of Existing Garage.

PERMISSION GRANTED

LA04/2020/1489/LBC

LOCDEV

North Gate Lodge Former
Belvoir Park Hospital Hospital
Road Belfast BT8 8JP.

Alterations and extension to North
PERMISSION GRANTED
Gate Lodge comprising a new single
storey extension to north west,
construction of terraced area,
removal of a section of the rear yard
wall, removal of the rear external
stair, provision of insulated dry lining
to inner face of external perimeter
walls, the installation of slim 12mm
thick double glazing, the replication
of historic timberwork, detailing and
all associated site works and
landscaping.
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/1496/F

LOCDEV

Strathern Primary School 103
Sydenham Avenue Belfast
BT4

Replacement mobile classroom
(Retrospective)

PERMISSION GRANTED

LA04/2020/1501/F

LOCDEV

Lanyon Plaza No8 Lanyon
Place Belfast BT1 3LP

Refurbishment of Tower 1 & 2
ground floor entrance facade

PERMISSION GRANTED

LA04/2020/1502/A

LOCDEV

Lanyon Plaza No8 Lanyon
Place Belfast BT1 3LP

Building Mounted Sign, Free standing PERMISSION GRANTED
totem on adjoining land

LA04/2020/1512/F

LOCDEV

25 Mount Eagles Drive
Belfast BT17 0GX

Proposed Conversion from Domestic PERMISSION GRANTED
Garage to Living Accommodation.

LA04/2020/1561/LBC

LOCDEV

Lands to the west of Owen
O'Corks Mill 288 Beersbridge
Road Belfast BT5 5DX.

Demolition of brick NIBS adjacent to
Owen O'Cork Mill.

LA04/2020/1591/F

LOCDEV

13 Ashbrook Crescent
Belfast BT4 2FH.

Single storey extension to gable end PERMISSION GRANTED
of dwelling with chimney stack.

LA04/2020/1595/F

LOCDEV

27 Wandsworth Gardens
Belfast BT4 3.

Single storey side extension to create PERMISSION GRANTED
new day room.

LA04/2020/1600/O

LOCDEV

Site 1 Adjacent and south of
43 Colinglen Road
Dunmurry Belfast BT17
0LW.

Outline proposal for single dwelling.

PERMISSION GRANTED

PERMISSION GRANTED
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Hierarchy

Location

Proposal

Application Status

LA04/2020/1603/F

LOCDEV

17 Glenariff Drive Dunmurry
Belfast BT17 9AZ

Single storey sun room extension to
rear of property.

PERMISSION GRANTED

LA04/2020/1604/F

LOCDEV

10 Rosetta Road Belfast
BT6 0LT

Single storey rear extension and
alterations to existing garage.

PERMISSION GRANTED

LA04/2020/1609/DC

LOCDEV

Parklands Knocknagoney
Dale Knocknagoney
Belfast BT4 2PS.

Discharge of condition 7
LA04/2019/0025/F.

CONDITION DISCHARGED

LA04/2020/1613/F

LOCDEV

Unit C12. Harbour Court
Heron Road Sydenham
Belfast BT3 9HB

Proposed change of use from
PERMISSION GRANTED
existing class B4 (storage or
distribution) wit ancillary workshop
(B3) to swimming pool (Sui Generis Article 3 (4) (k) of The Planning (Use
Classes) order (NI) 2015.

LA04/2020/1614/DC

LOCDEV

Lands at Kings Hall Complex
Lisburn Road Balmoral
Belfast BT9 6GW.

Discharge of condition 12
LA04/2019/2848/F.

CONDITION DISCHARGED

LA04/2020/1616/O

LOCDEV

Site 2 Adjacent to and South
of 43 Colinglen Road
Dunmurry Belfast BT17
0LW.

Outline approval for single dwelling.

PERMISSION GRANTED

LA04/2020/1677/F

LOCDEV

3 Malone Chase Belfast
BT9 6XF.

Single storey rear extension.
(Amended Plans)

PERMISSION GRANTED
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Proposal
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LA04/2020/1698/F

LOCDEV

Our Lady of Mercy College
Belfast 1 Bilston Road Old
Park Belfast BT14 7QR

Extension to existing school meals
dining facilities

PERMISSION GRANTED

LA04/2020/1699/F

LOCDEV

29 Ballymiscaw Road
Holywood BT18 9RR.

Raising of roof to allow for 1st floor
PERMISSION GRANTED
dormer window to rear. Raised
terrace to ground floor. New steps to
front and rear with raising of ground
levels to rear. Elevation changes to
existing dwelling including new
window openings. Re-cladding of
existing dwelling with natural stone
and timber.

LA04/2020/1700/F

LOCDEV

17 Wellington Park Terrace
Belfast BT9 6DR.

Single storey rear extension.

PERMISSION GRANTED

LA04/2020/1701/LBC

LOCDEV

17 Wellington Park Terrace
Malone Belfast BT9 6DR.

Single storey rear extension

PERMISSION GRANTED

LA04/2020/1719/LDE

LOCDEV

40 Elaine Street Malone
Lower Belfast BT9 5AR.

House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2020/1730/LBC

LOCDEV

348-350 Ormeau Road
Belfast BT7 3GB

Temporary retention of boundary
fence along the front of site and
boundary of 346 Ormeau Road,
Belfast

PERMISSION GRANTED

LA04/2020/1731/F

LOCDEV

348-350 Ormeau Road
Belfast BT7 3GB

Temporary retention of boundary
fence along the front of site and
boundary of 346 Ormeau Road,
Belfast

PERMISSION GRANTED
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LA04/2020/1743/F

LOCDEV

136 Barnetts Road Belfast
BT5 7BD

Two storey rear and side extension

PERMISSION GRANTED

LA04/2020/1749/LDE

LOCDEV

53 Sandhurst Gardens
Belfast BT8 5AX

House in Multiple Occupancy (HMO) PERMITTED DEVELOPMENT

LA04/2020/1765/F

LOCDEV

115 Wellesley Avenue
Belfast BT9 6DH

Proposed change of use to 2 No.
PERMISSION GRANTED
Apartments (1 No. duplex) (Amended
Description)

LA04/2020/1766/F

LOCDEV

94 Kilcoole Gardens
Ballysillan Road Belfast
BT14 8LJ

Single storey extension to side and
rear of dwelling.

LA04/2020/1767/F

LOCDEV

94 Fruithill Park Belfast
BT11 8GF

LA04/2020/1770/F

LOCDEV

59 Lagmore Dale Belfast
BT17 0TF

Conversion of garage to living space PERMISSION GRANTED
with elevation
changes.(Retrospective) (Amended
Description)
Proposed garden room in side
PERMISSION GRANTED
garden area of existing detached
dwelling

LA04/2020/1771/LDE

LOCDEV

45 Stranmillis Park Belfast
BT9 5AU

House in multiple occupancy HMO

PERMITTED DEVELOPMENT

LA04/2020/1777/F

LOCDEV

11 Russell Park Gilnaherk
Belfast BT5 7QW

Proposed single storey extension to
side and rear of dwelling

PERMISSION GRANTED

PERMISSION GRANTED
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LA04/2020/1782/LDE

LOCDEV

Flat 2 4 Eblana Street
Belfast BT7 1LD

House in multiple occupancy HMO

PERMITTED DEVELOPMENT

LA04/2020/1807/F

LOCDEV

59 Myrtlefield Park Belfast
BT9 6NG.

Single Storey Rear Extension with
PERMISSION GRANTED
Internal Alterations to Provide Open
Plan Kitchen, Living and Dining Area
with Utility Space and New Garage.

LA04/2020/1808/DCA

LOCDEV

59 Myrtlefield Park Belfast
BT9 6NG.

Existing Single Storey Garage and
Rear Return to Existing Dwelling.

PERMISSION GRANTED

LA04/2020/1815/F

LOCDEV

45 Belmont Road Belfast
BT4 2AA.

Change of use from cafe/ takeaway
to restaurant.

PERMISSION GRANTED

LA04/2020/1819/F

LOCDEV

275 Antrim Road Belfast
BT15 2GZ

Change of use from first floor retail
offices to 2 bed apartment,
subdivision of ground floor retail in
2no. units and elevational changes.

PERMISSION GRANTED

LA04/2020/1838/LDE

LOCDEV

64 Carmel Street Belfast
BT7 1QE

House in multiple occupancy HMO

PERMITTED DEVELOPMENT

LA04/2020/1841/F

LOCDEV

29 Sicily Park Belfast BT10
0AJ

Proposed single storey extension to PERMISSION GRANTED
side and rear of dwelling and
elevation changes. (Amended Plans)

LA04/2020/1845/LDE

LOCDEV

Flat 14C Lisburn Road
Belfast BT9 6AA.

Certificate of Lawfulness for an
existing extension into the loft space
of flat 14C.

LA04/2020/1851/LDE

LOCDEV

10 Ashley Mews Belfast BT9
7BN.

House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

PERMITTED DEVELOPMENT
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Location
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LA04/2020/1869/F

LOCDEV

21 Knights Green Belfast
BT6 9LA

2 storey side extension, relocation of PERMISSION GRANTED
single door from side to rear. Rear
patio

LA04/2020/1877/LBC

LOCDEV

St. George's Market 12-20
East Bridge Street Belfast
BT1 3NQ

Removal of 10 No. Existing External
Emergency Exit Doors and replace
as per attached specification.

LA04/2020/1882/F

LOCDEV

Ashdale Engineering 39A York Proposed 3no. windows to an
Park Belfast BT15 3PX.
existing first floor office.

LA04/2020/1886/F

LOCDEV

3 Gilnahirk Walk Gilnahirk
Belfast BT5 7DS

LA04/2020/1889/F

LOCDEV

6 Malone Gardens
Dunmurry Belfast BT17 9RX

LA04/2020/1890/F

LOCDEV

25 Thalia Street Belfast

Proposed second storey extension to PERMISSION GRANTED
provide bedroom over existing return
to rear.

LA04/2020/1903/F

LOCDEV

4 Cairnburn Avenue
Ballymaghan Belfast BT4
2HT.

Single Storey Rear Extension

LA04/2020/1905/F

LOCDEV

8 Isadore Avenue Belfast
BT13 3QQ.

Single storey side and rear extension PERMISSION GRANTED
and alterations to boundaries
(Amended Description)

PERMISSION GRANTED

PERMISSION GRANTED

2 storey rear extension with single
PERMISSION GRANTED
storey sunroom, roof space
conversion with dormer windows and
relocation of garage
Two storey rear extension and
PERMISSION GRANTED
dormer

PERMISSION GRANTED
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LA04/2020/1906/F

LOCDEV

3 Harberton Drive Belfast
BT9 6PE.

LA04/2020/1907/DCA

LOCDEV

3 Harberton Drive Belfast
BT9 6PE.

Demolition of existing gates and
PERMISSION GRANTED
pillars and construction of new pillars,
gates and fence with new access
from driveway to public road.
(Amended Description)
Demolition of existing gates and
PERMISSION GRANTED
pillars and construction of new pillars,
gates and fence with new access
from driveway to public road.

LA04/2020/1918/F

LOCDEV

11 Wandsworth Court
Belfast BT4 3GD.

2 storey side extension.

LA04/2020/1919/F

LOCDEV

22 Gilnahirk Crescent
Belfast BT5 7DU.

LA04/2020/1920/F

LOCDEV

22 Knockmount Gardens
Belfast BT5 6GP.

2 storey side extension and
PERMISSION GRANTED
elevational changes. Rear patio with
steps and storage below. Rear velux
window.
Single storey rear extension
PERMISSION GRANTED

LA04/2020/1921/F

LOCDEV

23 Gilnahirk Rise Belfast
BT5 7DT.

LA04/2020/1927/F

LOCDEV

57 Wynchurch Park Belfast
BT6 0JL.

LA04/2020/1933/F

LOCDEV

67 Ashley Avenue Belfast
BT9 7BU

PERMISSION GRANTED

Demolition of garage and 2 storey
PERMISSION GRANTED
rear extension and single storey side
extension. Elevational changes. Rear
patio.
Single storey rear and side
PERMISSION GRANTED
extension, roofspace conversion, rear
dormer and associated internal
refurbishments. (Amended
Description)
Proposed demolition of existing
PERMISSION GRANTED
single-storey rear return to semi
detached dwelling and construction
of new rear and side single-storey
extension.
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LA04/2020/1935/F

LOCDEV

117 Malone Road Belfast
BT9 6SP

Extension to existing dwelling

PERMISSION GRANTED

LA04/2020/1946/F

LOCDEV

41 Strathmore Park North
Belfast BT15 5HQ.

1st floor rear and side extension.
PERMISSION GRANTED
Alteration of existing roof profile.
Elevational changes to front and side.
Rendering of existing dwelling.

LA04/2020/1947/DC

LOCDEV

49 Ulsterville Avenue Lisburn
Road Belfast BT9 7AT.

Discharge of condition no's. 3 and 4
of LA04/2017/2109/F (samples and
shrub planting)

LA04/2020/1971/F

LOCDEV

70 Orchardville Crescent
Belfast BT10 0JT.

Single storey extensions to side and PERMISSION GRANTED
rear of dwelling. (amended plans and
description)

LA04/2020/1973/DCA

LOCDEV

117 Malone Road Belfast
BT9 6SP.

LA04/2020/1979/LBC

LOCDEV

Victorian Fountain Belfast City
Cemetery Falls Road
Belfast BT12 6DE.

LA04/2020/1988/F

LOCDEV

146 Upper Malone Road
Belfast BT9 5PE.

Demolition of rear extension to
PERMISSION GRANTED
existing Gatelodge including walls,
roof and floor to allow for new build
extension.
Reconstruction of circular rendered
PERMISSION GRANTED
masonry plinth wall, alongside
excavation of infill from within lower
tier and replacement with granite
sets. Reinstatement of four missing
cast iron robed figures on plinths to
the fountain.
Demolition of front porch and erection PERMISSION GRANTED
of 2 storey entrance foyer. 1st floor
extension above garage. Elevational
changes.

LA04/2020/1996/F

LOCDEV

62 La Salle Drive Belfast
BT12 6DB.

CONDITION DISCHARGED

Single storey rear extension. Loft
PERMISSION GRANTED
conversion with rear dormer and front
Velux window.
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LA04/2020/1999/NMC

LOCDEV

Calvert House 23 Castle
Place Belfast.

Non material change to
LA04/2019/1255/F

NON MATERIAL CHANGE GRANTED

LA04/2020/2005/F

LOCDEV

Unit 4 145 -153 Kingsway
Dunmurry BT17 9RY

Change of use from hairdressers to
A2 office

PERMISSION GRANTED

LA04/2020/2025/LDE

LOCDEV

5 Harrow Street Belfast

House in multiple occupancy (HMO)

PERMITTED DEVELOPMENT

LA04/2020/2028/DC

LOCDEV

Lands at 35-37 Diamond
Gardens Belfast.

Discharge of condition no. 9 of
CONDITION DISCHARGED
LA04/2018/0009/F (tree replacement)

LA04/2020/2033/CONTPO

LOCDEV

52 Marlborough Park North
Belfast BT9 6HJ.

Trees are badly overgrown - need a
tidy up.

WORKS TO TREES IN CA - AGREED

LA04/2020/2038/DC

LOCDEV

261 - 263 Crumlin Road
Belfast BT14 7ED.

Discharge of condition no. 11 of
Z/2012/0372/F (archaeological
programme of works)

CONDITION DISCHARGED

LA04/2020/2048/F

LOCDEV

12 Ascot Park Belfast BT5
6LW

Single storey rear and first floor rear
extensions with raised patio and
steps to rear. Balcony to first floor

PERMISSION GRANTED

LA04/2020/2061/F

LOCDEV

171 Ravenhill Road Belfast
BT6 0BQ.

Two storey rear extension and bay
window projection to the side.
Demolition of existing garage.

PERMISSION GRANTED
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LA04/2020/2067/F

LOCDEV

10 Castle Park Belfast BT15
5FF.

Two storey side and rear extension.
Single storey rear extension.
Demolish existing garage and
construct single storey pagoda.

PERMISSION GRANTED

LA04/2020/2068/F

LOCDEV

18 Clonelly Avenue Belfast.

Single storey rear extension with
associated works and alterations to
external store.

PERMISSION GRANTED

LA04/2020/2076/F

LOCDEV

39 Woodvale Gardens
Belfast BT13 3LL

Single storey WC extension to rear of PERMISSION GRANTED
existing 2 storey mid terrace house.

LA04/2020/2080/LDP

LOCDEV

(Former B&Q DIY
Warehouse) 38 Boucher
Road Belfast BT12 6HR.

Subdivision of unit 2 to create units
2a and 2b and first floor installation
above units 2a & 2b and unit 3 to
serve unit 2a

PERMITTED DEVELOPMENT

LA04/2020/2082/DC

LOCDEV

Highgrove Meadows
Ballymurphy Belfast BT13
3FX.

Discharge of condition no. 8 of
LA04/2019/2482/F (refuse bin
storage areas)

CONDITION DISCHARGED

LA04/2020/2088/F

LOCDEV

470 Crumlin Road Belfast
BT17 7GH

Single storey side extension. 1st floor PERMISSION GRANTED
side and rear extension. Elevational
changes. Raised patio to rear.
(Amended Description)

LA04/2020/2094/F

LOCDEV

108 Stewartstown Park
Belfast

Single storey side extension

PERMISSION GRANTED

LA04/2020/2095/F

LOCDEV

79 Lagmore Drive Belfast
BT17 0TG

Proposed single storey extension to
rear of dwelling and alterations to
side gable

PERMISSION GRANTED

LA04/2020/2100/DC

LOCDEV

1-3 Eglantine Place Belfast
BT9 6EY

Discharge of condition no. 2 of
LA04/2019/0324/DCA

CONDITION DISCHARGED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/2107/F

LOCDEV

148 Belvoir Drive Belfast
BT8 7DT

LA04/2020/2109/LDE

LOCDEV

9 Dunluce Avenue Belfast
BT9 7AW

Single storey porch extension to the PERMISSION GRANTED
front with ramped access and internal
and external alterations
House in multiple occupancy (HMO) PERMITTED DEVELOPMENT

LA04/2020/2111/F

LOCDEV

41 Stormont Park Belfast
BT4 3GW

LA04/2020/2113/F

LOCDEV

139 Stranmillis Road Belfast
BT9 5AJ

LA04/2020/2121/F

LOCDEV

46 Cyprus Avenue Belfast
BT5 5NT

LA04/2020/2122/DCA

LOCDEV

LA04/2020/2126/F

LA04/2020/2143/LDE

Demolition of existing detached
PERMISSION GRANTED
garage and conservatory, erection of
new two storey rear extension,
including new bay window to rear,
single storey side extension, new bay
window and dormer window to front
elevation and widening of existing
driveway
Refurbishment to shop front
PERMISSION GRANTED

Single storey extension to extend
existing kitchen into rear entry and
change front kitchen window into an
external door.
46 Cyprus Avenue Belfast BT5 Removal of external walls and
5NT
internal demolition works

PERMISSION GRANTED

LOCDEV

49 Sandhill Gardens
Ballycloghan Belfast BT5
6FF

Two storey rear and side extension.
Insertion of 3 no. side windows.

PERMISSION GRANTED

LOCDEV

Apt 2 19 Wellesley Avenue
Belfast.

Change of use from residential
property to HMO (retention of
existing).

PERMITTED DEVELOPMENT

PERMISSION GRANTED

Hierarchy

Location

Proposal

Application Status

LA04/2020/2145/LDE

LOCDEV

27 Colenso Parade Malone
Lower Belfast BT9 5AN.

House in multiple occupancy.

PERMITTED DEVELOPMENT

LA04/2020/2152/LDE

LOCDEV

38 Stranmillis Gardens
Malone Lower Belfast BT9
5AS.

House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

LA04/2020/2159/LDE

LOCDEV

43 Elaine Street Malone
Lower Belfast BT9 5AR

House in multiple occupancy (HMO)

PERMITTED DEVELOPMENT

LA04/2020/2160/DC

LOCDEV

Lands to the South East of
Titanic Hotel North East of
Bell's Theorem Crescent and
South West of Hamilton Road
Belfast.

Discharge of condition 2
LA04/2020/0010/F.

CONDITION DISCHARGED

LA04/2020/2161/LDE

LOCDEV

68 Tates Avenue Belfast
BT9 7BY

House in multiple occupation (HMO)

PERMITTED DEVELOPMENT

LA04/2020/2179/F

LOCDEV

1A and 2B Denorrton Manor
(formerly 18 Denorrton Park)
Denorrton Park Hollywood
Road Belfast BT4 0SF

Retention of 2no. raised decked
areas to the rear of ground floor
apartments (no.s 1A and 2B
Denorrton Manor), vertical board
privacy screens and all associated
works.

PERMISSION GRANTED

LA04/2020/2181/F

LOCDEV

18 Denorrton Park Holywood
Road Belfast BT4 1SF.

PERMISSION GRANTED

LA04/2020/2186/F

LOCDEV

35 Deramore Gardens
Belfast BT7 3FN.

Section 54 application to vary
conditions 2 (Landscaping), 7
(Visibility Splays) & 12 (Street
lighting) attached Z/2015/0212/F.
Removal of existing garage. Single
storey rear extension and single
storey side extension plus garden
room.
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Reference Number

PERMISSION GRANTED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/2193/F

LOCDEV

10 Richmond Park Belfast
BT10 0HB.

Single storey rear and side
extension.

PERMISSION GRANTED

LA04/2020/2194/F

LOCDEV

20 Bapaume Avenue Belfast
BT6 9JE.

Single storey rear extension and
alterations including relocating
window and provision of rooflight.

PERMISSION GRANTED

LA04/2020/2206/DC

LOCDEV

Lands to the South East of
Titanic Hotel North East of
Bell's Theorem Crescent and
South West of Hamilton Road
Belfast.

Discharge of conditions 5, 6, 7
LA04/2020/0010/F.

CONDITION DISCHARGED

LA04/2020/2213/LDE

LOCDEV

39 Rathdrum Street Belfast
BT9 7GB.

House in Multiple Occupancy (HMO) PERMITTED DEVELOPMENT

LA04/2020/2224/DCA

LOCDEV

St. Brides Primary School 36
Derryvolgie Avenue Belfast
BT9 6FP.

DDA improvements to include
PERMISSION GRANTED
Building Block A; Removal of existing
external entrance steps and
door/screen to main entrance,
Building Block B: Removal of existing
external entrance door/screen and
windows

LA04/2020/2252/F

LOCDEV

53 Stockmans Lane Belfast
BT9 7JD.

Rear single storey extension.

PERMISSION GRANTED

LA04/2020/2260/F

LOCDEV

21 Gransha Drive Belfast
BT11 8AL

Single storey rear extension

PERMISSION GRANTED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/2281/LBC

LOCDEV

Fairy Hill 6 Osborne
Gardens Malone Lower
Belfast BT9 6LE

Construction of private gym and
PERMISSION GRANTED
games room ancillary to main house.

LA04/2020/2286/F

LOCDEV

Fairy Hill 6 Osborne
Gardens Belfast BT9 6LE

Construction of private gym and
PERMISSION GRANTED
games room ancillary to main house.

LA04/2020/2296/F

LOCDEV

104 Orby Drive Belfast BT5
6AG.

Demolition of existing detached
PERMISSION GRANTED
garage. Single storey side extension
with flat roof/rooflight. Extension of
existing rear raised patio with
provision of new external steps down
to garden. provision of new ensuite
on first floor.

LA04/2020/2301/DC

LOCDEV

Unit A Holywood Exchange
Retail Park 304 Airport Road
West Belfast

Discharge of condition 4, 5 and 6
relating to remediation of land
contamination of approval
LA04/2019/2273/F

CONDITION DISCHARGED

LA04/2020/2304/F

LOCDEV

28 Ailsbury Crescent Belfast
BT7 3EZ.

Proposed Detached Home Office in
Rear Garden + Alterations to Side
and Rear Elevations.

PERMISSION GRANTED

LA04/2020/2326/NMC

LOCDEV

24 Sharman Road Belfast
BT9 5FW

NMC to LA04/2017/2652/F

NON MATERIAL CHANGE GRANTED

LA04/2020/2330/F

LOCDEV

1 Glengoland Park Ballycullo
Tom of the Tae-End
Dunmurry BT17 0JD

Retrospective single storey side and
rear kitchen/dining room extension

PERMISSION GRANTED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/2334/CONTPO

LOCDEV

56D Kings Road Belfast
BT5 6JL.

The tree population in close proximity WORKS TO TREES IN CA - AGREED
to the house and garden. All of the
trees grow along the rear boundary.
In a staggered line. Some of the trees
grow within the adjacent property and
are owned by another landowner
(reference Page 1 of Tree Survey
Report).

LA04/2020/2343/LDE

LOCDEV

119 Dunluce Avenue Belfast
BT9 7AX

House in Multiple Occupancy HMO

PERMITTED DEVELOPMENT

LA04/2020/2355/F

LOCDEV

68 Garnerville Road Belfast
BT4 2NW

Proposed single storey rear
extension with minor internal and
external alterations

PERMISSION GRANTED

LA04/2020/2357/F

LOCDEV

1 Willowbank Park Belfast
BT6 0LL

LA04/2020/2372/F

LOCDEV

3 Luxor Gardens
Ballyhackamore Belfast BT5
5NB

Proposed single storey side
PERMISSION GRANTED
extension, replacement of external
steps to rear, reduction in size of
garden shed
Proposed rear roof dormer
PERMISSION GRANTED
accommodation and new rooflights to
existing single storey ground floor
rear accommodation

LA04/2020/2374/F

LOCDEV

7 McCaughan Park Belfast
BT6 9QJ

Dormer extension above existing
garage and alterations to existing
facade

PERMISSION GRANTED

LA04/2020/2382/LDE

LOCDEV

Flat 1 17 Ireton Street
Belfast BT7 1LH

House in multiple occupancy (HMO)

PERMITTED DEVELOPMENT
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/2393/DC

LOCDEV

Land at Portmore Hill adjacent
to Thorburn Park and Thorburn
Road and accessed via Antrim
Road through the Northview
Development Antrim Road
Belfast.

Discharge of condition no. 6 of
LA04/2015/1345/F (samples of
materials)Discharge of condition 6
of planning approval
la04/2015/1345/f

CONDITION DISCHARGED

LA04/2020/2398/F

LOCDEV

100 Glenburn Road
Dunmurry BT17 9AR

Single storey side extension and new PERMISSION GRANTED
ramp to front entrance.

LA04/2020/2400/F

LOCDEV

95 Onslow Parade Belfast
BT6 0AT

LA04/2020/2404/F

LOCDEV

3 Knockburn Park Upper
Newtownards Road Belfast
BT5 7AY.

Single storey side and rear
PERMISSION GRANTED
extensions, dormer to rear, raised
patio, block wall on boundary and
demolition of existing garage
Single storey side and rear extension PERMISSION GRANTED
with steps to access from side of the
property.

LA04/2020/2406/F

LOCDEV

5 Downview Park Belfast
BT15 5HY.

Demolition of existing rear return,
single storey rear extension.

LA04/2020/2407/F

LOCDEV

16 Rosetta Avenue
Ballynafoy Belfast BT7 3HG

Proposed single storey extension to PERMISSION GRANTED
the rear of dwelling, alterations to
windows in the existing side gable,
to provide an open plan kitchen living
space on the ground floor

LA04/2020/2409/F

LOCDEV

15 Glenaan Avenue
Dunmurry Belfast BT17 9AU

Single storey pitched roof extension PERMISSION GRANTED
to side and rear of existing dwelling
to provide enlarged kitchen/dining
area, utility store, WC and play room
to ground floor

PERMISSION GRANTED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/2423/DC

LOCDEV

Rosepark House Upper
Newtownards Road Belfast

Discharge of condition no 16 C of
CONDITION NOT DISCHARGED
planning approval LA04/2017/0235/F

LA04/2020/2466/F

LOCDEV

606a Ballysillan Road
Belfast BT14 6RP

Single storey side extension to
dwelling to allow garage

PERMISSION GRANTED

LA04/2020/2468/F

LOCDEV

114 Ardcarn Drive Belfast
BT5

Single story side extension and
ramped access

PERMISSION GRANTED

LA04/2020/2470/F

LOCDEV

83 Oakhurst Avenue Belfast
BT10 0PD

Proposed single storey rear
PERMISSION GRANTED
extension and associated alterations

LA04/2020/2471/F

LOCDEV

63 Ballymurphy Road
Belfast BT12 7JN.

Single storey rear extension.

PERMISSION GRANTED

LA04/2020/2473/F

LOCDEV

76 Whiterise Dunmurry
BT17 0XD.

Single storey extension to rear.

PERMISSION GRANTED

LA04/2020/2484/F

LOCDEV

33 Stirling Avenue Belfast
BT6 9LQ

Proposed single storey rear
kitchen/dining extension

PERMISSION GRANTED

LA04/2020/2488/F

LOCDEV

39 Greystown Park Belfast
BT9 6UP.

Single storey extension to side and
PERMISSION GRANTED
rear, first floor extension to front with
new front porch on ground floor,
changes to front elevation.

LA04/2020/2489/F

LOCDEV

53 Delhi Street Belfast.

Erection of a two storey rear
extension and also a single storey
rear extension

PERMISSION GRANTED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/2498/F

LOCDEV

25 Stewartstown Park
Belfast BT11 9GH

Single storey rear and side extension PERMISSION GRANTED

LA04/2020/2500/F

LOCDEV

19 Pirrie Park Manor Belfast
BT6 0BF

Single Storey Extension to Side and
Rear.

LA04/2020/2502/F

LOCDEV

53 Deramore Park South
Belfast BT9 5JY

2 storey extension to side of dwelling PERMISSION GRANTED

LA04/2020/2516/F

LOCDEV

5 Gortin Drive Belfast BT5
7ES.

LA04/2020/2522/F

LOCDEV

404 Belmont Road Kileen
Belfast BT4 2NH

Single storey rear extension to
replace existing conservatory and
extension. Alterations to rear
elevation.
New front dormer window and roof
lights; reconfiguration of openings

LA04/2020/2525/F

LOCDEV

23 Ardvarna Park Belfast
BT4 2GH

LA04/2020/2542/LDE

LOCDEV

37b Wellesley Avenue
Belfast BT9 6DG.

LA04/2020/2565/F

LOCDEV

9 Crawford Park Belfast BT6
9RS

PERMISSION GRANTED

PERMISSION GRANTED

PERMISSION GRANTED

Demolition of existing garage, single PERMISSION GRANTED
storey side/rear extension to dwelling
and widening of existing access to
driveway.
House in Multiple Occupancy (HMO) PERMITTED DEVELOPMENT

Single storey rear extension

PERMISSION GRANTED
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Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2020/2572/DC

LOCDEV

Old Park Terrace/Lands south
west of No. 22 Old Park
Terrace Belfast BT14 6NP.

Discharge of condition no. 9 of
LA04/2019/1475/F (Archaeological
Report)

CONDITION DISCHARGED

LA04/2020/2574/CONTPO

LOCDEV

62-64 Balmoral Avenue Belfast Tree surgery to 12 trees and felling of WORKS TO TREES IN CA - AGREED
BT9 6NY.
2 trees.

LA04/2020/2579/CONTPO

LOCDEV

4 Malone Park Gardens
Belfast BT9 6WH.

Tree surgery to 1 x sycamore and 1 x WORKS TO TREES IN CA - AGREED
cherry in rear garden.

LA04/2020/2599/CONTPO

LOCDEV

Summerhill 9A Mount
Pleasant Belfast BT9 5DS

Works to 18 trees.

WORKS TO TREES IN CA - AGREED

LA04/2020/2613/CONTPO

LOCDEV

3 Balmoral Gardens Belfast
BT9 6PB (Rear of Back
garden).

Works to 1 tree.

WORKS TO TREES IN CA - AGREED

LA04/2021/0006/CONTPO

LOCDEV

38 Kings Road Belfast
Belfast BT5 6JJ (the trees are
along the rear boundary).

Works to 4 trees.

WORKS TO TREES IN CA - AGREED

LA04/2021/0009/LDE

LOCDEV

7 Harrow Street Belfast BT7
1QG

House in multiple occupancy HMO

PERMITTED DEVELOPMENT

LA04/2021/0042/CONTPO

LOCDEV

35 Deramore Park Belfast
BT9 5JX.

Works to 4 trees.

WORKS TO TREES IN CA - AGREED

LA04/2021/0116/LDE

LOCDEV

62 Balfour Avenue Belfast
BT7 2EX.

House in multiple occupancy (HMO). PERMITTED DEVELOPMENT

Reference Number

Hierarchy

Location

Proposal

Application Status

LA04/2021/0144/CONTPO

LOCDEV

Number?s 4 & 6 Harberton
Avenue Belfast BT9 6PH
(the trees are between both
properties).

Tree Surgery - to protect property
from tree falling and to improve light
into the same property.

WORKS TO TREES IN CA - AGREED

LA04/2021/0163/CONTPO

LOCDEV

Windsor Close Belfast.

Tree Surgery to 1 x sycamore tree.

WORKS TO TREES IN CA - AGREED

LA04/2021/0277/CONTPO

LOCDEV

Site 31A & 31B Kingsleigh
Kings road BT5 6JG

Works to 9 trees.

WORKS TO TREES IN CA - AGREED
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Agenda Item 5
PLANNING COMMITTEE – 16 FEBRUARY 2021
APPEALS NOTIFIED
COUNCIL: BELFAST
ITEM NO

1

PAC REF:

PLANNING REF:

EN/2020/0254

APPLICANT:

Mr Sean Matthews

LOCATION:

Land or premises at 25 Colinglen Road, Ballycullo, Tom of the
Tae End, Dunmurry, BT17 0LR

PROPOSAL:

1. The alleged unauthorised change of use of the land to
facilitate sales of fuel and associated mobile unit/office

2020/E0048

2. The alleged unauthorised erection of floodlighting, fuel
pipeline, fuel pumps and lean to cover structure,
underground overflow tank, retaining wall and site boundary
fence in association with the unauthorised change of land
PROCEDURE:

ITEM NO

2

PAC REF:

PLANNING REF:

LA04/2019/1473/F

APPLICANT:

Mr Ian McCulla

LOCATION:

Lands between 2 and 12 Parkgate Avenue and opposite
19A Madison Avenue, East Belfast

PROPOSAL:

Erection of 5 storey mixed use building consisting of ground
floor retail unit and 40 No apartments (comprising of 16 No 1
bed 20 No 2 bed 4 No 3 bed) and rooftop amenity space etc

PROCEDURE:

1.

Page 49

2020/A0122

PLANNING COMMITTEE – 16 FEBRUARY 2021
APPEALS NOTIFIED (CONTINUED)
ITEM NO

3

PAC REF:

PLANNING REF:

LA04/2020/0369/CA

APPLICANT:

Mr Karan Dhamisa

LOCATION:

2 Salisbury Court, Belfast

PROPOSAL:

Alleged unauthorised change of use from residential to short
term holiday let accommodation

2020/E0053

PROCEDURE:

PLANNING COMMITTEE – 16 FEBRUARY 2021
APPEAL DECISIONS NOTIFIED
ITEM NO

1

PAC REF:

PLANNING REF:

LA04/2019/2132/F

RESULT OF APPEAL:

Dismissed

APPLICANT:

Telephonica UK Ltd and Cornerstone

LOCATION:

On lands approximately 110m NW of No 518 Lisburn Road, Belfast

PROPOSAL:

Proposed 17.5m telecommunications column, with 6 No antenna (3 No
enclosed within a shroud, 3 No not enclosed). Proposal includes the
provision of 4 No new equipment cabinets and associated ground works

ITEM NO

2

PLANNING REF:

LA04/2019/2782/F

RESULT OF APPEAL:

Dismissed

APPLICANT:

Mr A Smyth

LOCATION:

9 Ulsterdale Street, Belfast

PROPOSAL:

Change of use to House in Multiple Occupation (HMO)

PAC REF:

2.
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2019/A0252

2020/A0011

Agenda Item 6a
Development Management Report
Addendum Report

Committee Meeting Date: Tuesday 16 February 2021
Application ID:
LA04/2020/0659/F
Proposal:
Location:
Refurbishment of existing four storey terrace
29-33 Bedford Street
including alteration, extension to rear, partial
Belfast
demolition and reinstatement. Part change of
BT2 7EJ
use from art galleries to two cafes at ground
floor. Retention of offices within existing
building at second, third and fourth floor.
Erection of new 13 storey aparthotel building
to rear and associated works including public
realm improvements.
Referral Route:

Committee (Major application)

Recommendation:

Approval

Applicant Name and Address:

Agent Name and Address:
RPP Architects LTD
155-157 Donegall Pass
Belfast
BT7 1DT

Andras House Ltd
60 Great Victoria Street
Belfast
BT2 7BB
Addendum Report

This addendum report should be read in conjunction with the report to the Planning Committee on
13 October 2020 (including relevant Late Items), appended below.
This application was considered by the Planning Committee at its meeting on 13 October 2020.
The Committee resolved to approve the application subject to notification to the Department for
Infrastructure (DFI).
Under the Planning (Notification of Applications) Direction 2017, the notification was necessary
because the resolution to approve the application was contrary to the views of the Department for
Communities Historic Environment Division (DFC HED), a statutory consultee. The application
was notified to DfI on 14 October 2020.
On 15 January 2021, DFI wrote to the Council to confirm that it does not consider it necessary for
the application to be referred to it for determination (DFI also confirmed that the associated
application for Conservation Area Consent did not need to be referred). Following the return of
the applications to the Council for a decision, Regulation 7(1) of the Planning (Development
Management) Regulations (Northern Ireland) 2015 required it to hold a pre-determination hearing
to give the applicant and interested parties opportunity to appear before and be heard by a
committee of the Council. This meeting is scheduled for 4.30pm on 16th February 2021.
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Points of Clarification
The following further issues are brought to the Committee’s attention.
Environmental Health final response
At the October Planning Committee, delegated authority was given to officers to resolve
outstanding matters pertaining to noise and odour.
Odour
As the applicant had changed the description and layout to include cafes at ground floor,
clarification was sought and subsequently provided that these cafes would not contain working
kitchens. Rather the applicant proposes to provide a food heating station. As such, the
Environmental Health team is content with the information provided subject to a condition
prohibiting frying of food on the premises.
Noise
Members will recall that the applicant also requested a maximum stay of 90 days rather than 30
days, and officers advised that this was appropriate. However, the applicant disputed the
recommended noise conditions as they viewed the conditions to be overly onerous given the use
is for a hotel and not for residential. The Environmental Health team has considered the
correspondence and submissions from the applicant and clarified that: ‘While this Service does
not usually suggest the standard internal residential noise levels for hotel bedrooms, it is
understood that the apartments within the proposed aparthotel will be available for leases of up to
3 months. <…> BS8233 - 2014 section 7.7.5 states that the “recommendations for ambient noise
in hotel bedrooms are similar to those for living accommodation.” “In hotels and other multioccupancy premises containing rooms for residential purposes, it is desirable to avoid intrusive
noise, both airborne and impact, in bedrooms, especially when occupants are sleeping (typically
assumed to be at night-time).’
Officers agree that the relevant British Standards should be applied in this instance as the use is
for an aparthotel rather than a standard hotel and stays of up to 90 days are permitted. Therefore,
such a condition is considered both reasonable and necessary.
Representations
Since the Planning Committee meeting on 13 October 2020, one additional objection was
received from Belfast Civic Trust on 27 November 2020. The objection raised the following
issues:
- The excessive height of the new build portion of the proposal
- The design of the new build portion not reflecting the redbrick vernacular of the Victorian
terrace
- The proposal detracting from the streetscape of the Linen Conservation Area.
It is considered that Sections 8.0 – 8.7 of the Development Management Officer report
(appended) covers the consideration of these matters in detail. No additional matters have been
raised which have not been considered in the report presented to Members on 13th October 2020
Draft Conditions
Since the January Planning Committee officers have reviewed and refined the proposed
conditions for the application and the amended conditions are detailed in Appendix 1.
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Recommendation
Having regard to the Development Plan and other material considerations, including the issues
raised by third parties, the proposal is considered acceptable and approval of planning
permission is recommended with delegated authority given to the Director of Planning and
Building Control to finalise the wording of conditions.
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Appendix 1 – Draft Conditions
LA04/2020/0659/F
]

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

2

No shallow or deep fat frying of food shall take place on the premises at any time.
Reason: To safeguard the amenities of the area.

3

Notwithstanding the Planning (Use Classes) Order (Northern Ireland) 2015 and Planning (General Permitted Development) Order (Northern
Ireland) 2015 (or any order revoking and/or re-enacting those orders with or without modification), the development shall not be used other than
as hotel accommodation. The maximum stay by an occupant shall be no more than 90 days within any 12 month period, in accordance with
written records which shall be made available to the Planning Authority at all reasonable times.
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Reason: Residential use of the building would require further consideration by the Planning Authority having regard to the Local Development
Plan and relevant material considerations.
4

The development hereby permitted shall not become operational unless secure cycle parking facilities have been provided and permanently
retained on site.
Reason: To ensure acceptable cycle parking facilities on the site and to encourage alternative modes of transport to the private car.

5

The development hereby permitted shall operate permanently in accordance with the Service Management Plan published by the Council on 22
September 2020.
Reason: In the interests of road safety and the convenience of road users.

6

The development hereby permitted shall operate permanently in accordance with the approved Travel Plan published by the Council on 22
September 2020.
Reason: To encourage alternative modes of transport to the private car.

7

The development hereby approved shall not become operational unless a Verification Report has been submitted to and approved in writing by
the Council which demonstrates that the remediation measures outlined in the RPS Ireland Ltd report entitled Andras House Ltd, Environmental
site Assessment and Generic Quantitative Risk Assessment, No. 29-33 Bedford Street, Belfast’ (dated 26th August 2020 and referenced 602158R1 (03) have been implemented.
The Verification Report shall demonstrate the successful completion of remediation works, it must demonstrate that the identified potential
pollutant linkages are effectively broken. The Verification Report shall be in accordance with Environment Agency guidance, British Standards
and CIRIA industry guidance. In particular, this Verification Report must demonstrate:
- Hard standing or building footprint across the site. and
All soils and materials used within any planting scheme and court yard planters is demonstrably suitable for the proposed end use.
Reason: Protection of human health.

8
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If during the development works, new contamination or risks are encountered which have not previously been identified, works shall cease and
the Council shall be notified immediately. This new contamination shall be fully investigated in accordance with best practice. This new
contamination shall be fully investigated in accordance with the Model Procedures for the Management of Land Contamination (CLR11) and/or
the Land Contamination: Risk Management (LCRM) guidance available at https://www.gov.uk/guidance/land-contamination-how-to-manage-therisks, as applicable. In the event of unacceptable risks being identified, a Remediation Strategy and subsequent Verification Report shall be
agreed with the Planning Authority in writing, prior to the development being occupied. If required, the Verification Report shall be completed by
competent persons in accordance with best practice and must demonstrate that the remediation measures have been implemented and that the
site is now fit for end-use.
Reason: Protection of human health and environmental receptors to ensure the site is suitable for use.

9

After completing the remediation works under Condition 8 and prior to occupation of the development, a verification report must be submitted in
writing and agreed with Council. This report should be completed by competent persons in accordance with the Model Procedures for the
Management of Land Contamination (CLR11) and/or the Land Contamination: Risk Management (LCRM) guidance available at
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks, as applicable. 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.
Reason: Protection of environmental receptors to ensure the site is suitable for use

10

The development hereby approved shall not become operational unless mitigation measures detailed within the approved Noise Impact
Assessment, Bedford Yard, Bedford Street, Belfast Rp001 2018104 (Bedford Yard), prepared by Irwin Carr Consultants Dated 18/09/2020 have
been incorporated into the build of the proposed mixed use development and permanently retained thereafter.
Reason: To protect human health and the amenity of nearby premises.

11

The ground floor plant room shall be constructed so as to ensure that the resulting noise level does not exceed 65dB at 1metre from the ground
floor plant room.
The combined noise from 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 58 dB LAr daytime and 57dB LAr night time when measured or determined at the nearest noise
sensitive premises (existing or permitted) in line with BS4142:2014+A1:2019
The façade to the lounge area of the aparthotel shall consist of 4/12/12/mm sealed glazing and suitably silenced ventilation. Specification as
outlined in Table 33 of Noise Impact Assessment, Bedford Yard, Bedford Street, Belfast. Rp001 2018104 Prepared by Irwin Carr Consultants
Dated 18/09/2020.
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Reason: To protect human health and the amenity of nearby premises.
12

Amplified music shall not be played within the Court Yard Area between 23:00 hrs and 07:00 hrs.
Reason: To protect human health and the amenity of nearby premises.

13

The hereby permitted residential units shall be so designed and constructed as to ensure that the internal noise levels shall:
- Not exceed 35 dB LAeq, 16hrs between 07:00hrs and 23:00hrs within any habitable room, if necessary, with the windows closed and an
alternative means of acoustic ventilation provided in accordance with current building control requirements;
- Not exceed 30 dB LAeq, 8hr between the hours of 23:00hrs and 07:00hrs within any bedroom, if necessary, with the windows closed and
an alternative means of acoustic ventilation provided in accordance with current building control requirements; and
- Not exceed 45 dB LAmax more than 10 times between 23:00hrs and 07:00hrs within any proposed bedrooms, if necessary with the
windows closed and an alternative means of ventilation provided in accordance with current building control requirements.
Reason: To protect human health.

14

No operation of the development hereby permitted shall commence unless a noise Verification Report (VR) has been submitted to and agreed in
writing by the Council. The VR must demonstrate that the internal noise levels must:
- Not exceed 35 dB LAeq, 16hrs at any time between 07:00hrs and 23:00hrs within any aparthotel 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 alternative means of ventilation provided in accordance with current building control requirements.

15

Reason: To protect human health.
No construction of the development hereby permitted shall commence unless a Final Construction Environmental Management Plan (CEMP) has
been submitted to and agreed in writing by Council. The CEMP shall include measures to control noise, dust and vibration during the demolition /
construction phase, demonstrating the use of ‘best practicable means’. The CEMP shall include rationale for and details of the chosen piling
methodology and demonstrate that noise and vibration levels will not have an adverse impact on nearby premises. The CEMP must incorporate
the dust mitigation measures as detailed in Chapter 6.2.6 of the Air Quality Impact Assessment, dated February 2020.
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The CEMP must also have due regard to Parts 1 and 2 of BS 5228:2009+A1:2014 Code of practice for noise and vibration control on construction
and open sites, Noise and Vibration and to the IAQM, ‘Guidance on the assessment of dust from demolition and construction version 1.1’, and
dated February 2014. The CEMP and associated records must be made available to the Environmental Protection Unit of Belfast City Council at
any time upon request. All construction thereafter must be in accordance with the approved Final CEMP.

15

Reason: Protection against adverse construction impacts.
No construction of the development hereby permitted shall commence 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://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environment-agency.gov.uk/scho0202bisw-e-e.pdf
All development thereafter must be in accordance with the approved details.
Reason: Protection of environmental receptors to ensure the site is suitable for use.

16

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 Courtyard Landscaping Plan received on 22 September 2020 have been submitted to and
approved in writing by the Council. The details shall include:
1. Surface materials; and
2. The design and provision of underground ducting.
The development shall not be occupied unless the public realm improvements have been carried out in accordance with the approved details.
Reason: In the interests of the character and appearance of the Conservation Area, the setting of Listed Buildings, and to enhance connectivity to
and from the development.

17

Notwithstanding the submitted details, no construction of the development hereby permitted shall take place unless in accordance with a
schedule of external materials and sample panels, which shall first have been constructed on site and agreed in writing by the Council.
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The sample panels shall show the make, type, size, colour, tone, bond, pointing, coursing, jointing, profile and texture of all external materials
including bronze metal panels, bronze perforated panels, glazed window panels, back painted glazed panels as well as any other external
materials. Where pertaining to glazing, details should include the colour, texture of the actual glazing material and panes and finish.
The approved sample panels shall be retained on site and made available for inspection by the Council for the duration of the construction works.
The works must be implemented and permanently retained in accordance with the details so approved.
Reason: To ensure the material finish and detailing is sympathetic to the setting of the nearby listed buildings.

18

Notwithstanding the submitted details, no works to 29-33 Bedford Street shall take place unless in accordance with a schedule of external
materials and sample panels, which shall first have been constructed on site and agreed in writing by the Council.
The sample panels and submitted details must include:
-Detailed window schedules, including cross sections, elevations, sill detail/materials, the actual glazing material and panes, colour and finish.
New windows shall be timber (hardwood) to match the design, mouldings and glazing bar pattern of the original windows.
- Sample panels of all replacement brickwork showing the proposed sizes, colour, texture face-bond; pointing mortar mix, joint thickness and
finish profile.
-Details of new doors – samples shall be provided on site showing the colour and texture. New doors at ground floor level shall be timber,
aluminium or bronze.
- Details of all string courses. Horizontal banding at cill level and window/door head details shall be retained where possible. Where new details
are required they shall match the design of the original.
- Details of rainwater goods which shall be heavy duty cast aluminium or cast iron.
Please note that any materials used e.g. natural welsh roof slates/brickwork shall be made good to match the adjacent work with regard to the
methods used and to material, colour, texture, size and profile.
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The works must be implemented and permanently retained in accordance with the details so approved.
Reason: To ensure the material finish and detailing is sympathetic to the setting of the nearby listed buildings.
19

All hard and soft landscaping works shall be carried out in accordance with the approved Landscaping Proposals published by the Council on 22
September 2020. The works shall be carried out prior to the operation of the development and permanently retained unless otherwise agreed in
writing by the Council.
Reason: In the interests of the character and appearance of the area.

Appendix 2 – Late Items Report 13th October 2020
Late Items – Tuesday 13 October 2020
Agenda Item
5e

Application
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LA04/2020/0659/F and
LA04/2020/0669/DCA Refurbishment of existing four storey
terrace including alteration and part
change of use. Erection of new 13
storey aparthotel building to rear and
associated works including public
realm improvements.

Issues Raised
Condition 11.12 currently states:
Notwithstanding the Planning (Use Classes)
Order (Northern Ireland) 2015 and Planning
(General Permitted Development) Order
(Northern Ireland) 2015 (or any order revoking
and/or re-enacting those orders with or without
modification), the development shall not be
used other than as hotel accommodation. The
maximum stay by an occupant shall be no more
than consecutive 30 days with no return by the
same occupant within a period of 30 days from
the date of the last occupancy, in accordance
with written records which shall be made
available to the Planning Authority at all
reasonable times.
Reason: Residential use of the building would
require further consideration by the Planning
Authority having regard to the Local
Development Plan and relevant material
considerations.
The applicant has advised that their business
model includes stays longer than 30 days and
has requested that the condition simply
precludes residential use.

Action
The applicant was advised that as the
aparthotel rooms do not meet residential
standards a condition is required to ensure
they are not used for residential purposes.
Following discussion with the applicant, it
is recommended that the condition is
amended so the maximum duration is 90
days (previously 30 days) within any 12
month period, as follows:
Notwithstanding the Planning (Use
Classes) Order (Northern Ireland) 2015
and Planning (General Permitted
Development) Order (Northern Ireland)
2015 (or any order revoking and/or reenacting those orders with or without
modification), the development shall not
be used other than as hotel
accommodation. The maximum stay by an
occupant shall be no more than 90 days
within any 12 month period, in accordance
with written records which shall be made
available to the Planning Authority at all
reasonable times.

Agenda Item

Application

Issues Raised

Action
Reason: Residential use of the building
would require further consideration by the
Planning Authority having regard to the
Local Development Plan and relevant
material considerations.
Members are to note the amended
wording of the above condition.

Condition 11.8 currently states:
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The development hereby approved shall be so
designed and constructed as to ensure that the
internal noise levels shall:
Not exceed 35 dB LAeq, 16hrs between
07:00hrs and 23:00hrs within any habitable
room, if necessary, with the windows closed and
an alternative means of acoustic ventilation
provided in accordance with current building
control requirements;
Not exceed 30 dB LAeq, 8hr between the
hours of 23:00hrs and 07:00hrs within any
bedroom, if necessary, with the windows closed
and an alternative means of acoustic ventilation
provided in accordance with current building
control requirements; and
Not exceed 45 dB LAmax more than 10
times between 23:00hrs and 07:00hrs within
any proposed bedrooms, if necessary with the
windows closed and an alternative means of
ventilation provided in accordance with current
building control requirements.

Delegated authority is sought for officers
to agree the final wording of this condition
following further discussion with the
Council’s Environmental Health team.
Members to note.

Agenda Item

Application

Issues Raised

Reason: To protect human health.
The applicant has advised that this condition
sets the noise limits in habitable rooms to the
standards normally applied to residential
dwellings which they considered to be
inappropriate in a commercial context. They
note that this condition was not used in another
apart-hotel approved by the Council in 2019.

Action
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Development Management Officer Report
Committee Application

Summary
Committee Meeting Date: Tuesday 13 October 2020

Application ID:

LA04/2020/0659/F and LA04/2020/0669/DCA

Proposal:
Refurbishment of existing four storey terrace
including alteration, extension to rear, partial
demolition and reinstatement. Part change of
use from art galleries to two cafes at ground
floor. Retention of offices within existing
building at second, third and fourth floor.
Erection of new 13 storey aparthotel building to
rear and associated works including public
realm improvements.
Referral Route: Major Application

Location:
29-33 Bedford Street
Belfast
BT2 7EJ

Recommendation:

Approval

Applicant Name and Address:
Andras House Ltd
60 Great Victoria Street
Belfast
BT2 7BB

Agent Name and Address:
RPP Architects LTD
155-157 Donegall Pass
Belfast
BT7 1DT

Executive Summary:
This application seeks the demolition of portions of the terrace of 29-33 Bedford Street in order to
create an entrance and thoroughfare to the backland site wherein a 13 storey aparthotel is proposed.
The application also seeks change of use from art galleries to two cafes at the ground floor. The
offices within the existing buildings at second, third and fourth floor are to be retained. Public realm
enhancements are proposed on the pavements outside 29-33 Bedford Street
The main issues to be considered in this case are;











The principle of hotel and café use at this location
The consideration of economic benefits
The impact on built heritage and the principle of demolition in the conservation area
The scale, height, massing and design
The impact on traffic and parking
The impact on amenity
The consideration of site drainage
The consideration of waste management
The impact on human health
The impact on the amenity of adjacent land users
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The consideration of developer contributions

The site is located within Belfast City Centre, the Commercial Character Area and the Linen
Conservation Area.
DfI Roads, EHO, NIEA, Rivers Agency, HED and NIW were all consulted in addition to the Urban
Design Officer, Conservation Officer, Economic Development Team and the City Regeneration and
Development Team within BCC. Both HED and the Conservation Officer are now content with the
design and proposed interventions to the front terrace however they maintain an objection to the
13-storey element on the basis of height. Their responses are detailed in the main body of the report.
No objections have been received and one letter of support from Christopher Stalford, MLA, has
been received.
The proposal will generate an estimated 216 direct construction jobs, 129 indirect construction jobs
and an economic output (GVA) of £27.6m throughout the construction period. In addition, the
proposal will generate an estimated 116 full-time equivalent jobs once operational.
Having regard to the Development Plan, prevailing policy, all of the submitted information and
reports, consultee responses and representations, it is considered that the proposed scheme, on
balance, is acceptable.
It is recommended that planning permission is granted subject to conditions, as set out in the
report, and that delegated authority is given to the Director of Planning and Building Control to
finalise the wording of conditions and to resolve any issues arising from consultation responses
from NIEA and Environmental Health with regards to the updated GQRA relating to contaminated
land matters.
If the Planning Committee is minded to approve the application, the Council is required to notify
the Department for Infrastructure (DfI) given the 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/Site Layout
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Characteristics of the Site and Area
1.0

Description of Proposed Development

1.1

This application seeks the demolition of portions of the terrace of 29-33 Bedford Street in
order to create an entrance and thoroughfare to the rear of the site where a 13-storey
aparthotel is proposed. The application also seeks part change of use from art galleries to
two cafes at ground floor. The offices within the existing buildings at second, third and fourth
floor are to be retained.

1.2

There are proposed alterations and demolitions to the existing terrace which have been
substantially reduced in this amended scheme. The proposals will remove previous
unsympathetic interventions to the terrace which will improve its external appearance by
utilising restored brick and a commonality of finish.

1.3

The current proposed aparthotel to the rear comprises 13 storeys which along with the
1.5m extended parapet (to assist in screening rooftop plant) rises to a total of 41.5m in
height. The overall height aligns with the upper height of the plant enclosure on the
adjacent Park Inn hotel building.

1.4

The façade of the hotel building has been designed with an offset rhythm of fenestration
with horizontal banding. Large expansive glazing has been applied to corner units. There is
a consistent bronze tone to metal and back painted glass panelling across the façade as
well as perforated panelling on the upper two floors. This is further reflected in bronze
panelling reinstatement works in the front terrace.

2.0

Description of Site and Area

2.1

There are three existing terraced buildings on the site comprising 4 storeys each. The
terrace was constructed in approximately 1875.

2.2

The site is located within the City Centre as defined by BUAP and draft BMAP and is within
the Linen Conservation Area. The area is characterised by distinct warehouse architecture.
Whilst there are varying heights within the locality, the area is notable for its rhythm of bays,
fine facades, vertical expression to bays and openings, a high solid to void ratio and a broken
roof silhouette.

2.3

Bedford Street comprises a diverse set of uses ranging from offices to retail, restaurants and
pubs as well as hotels and the Ulster Hall.

Planning Assessment of Policy and other Material Considerations
3.0
3.1

Site History
Ref ID: Z/2005/0692/F
Proposal: Demolition of existing 10 pin bowling alley and erection of new mixed use
development, comprising of a hotel and office use. (Amended P1 Form)
Address: 4 Clarence Street West, Town Parks, Belfast, Northern Ireland, BT02 7GP
Decision: Permission Granted
Decision Date: 31.10.2006
Ref ID: Z/2005/0848/DCA
Proposal: Demolition of existing 10 pin bowling alley to facilitate erection of new mixed-use
development
Address: 4 Clarence Street West, Town Parks, Belfast, Northern Ireland, BT02 7GP
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Decision: Permission Granted
Decision Date: 31.10.2006
Ref ID: Z/2006/2729/F
Proposal: Demolition of existing 10 pin bowling alley and erection of new mixed use
development, comprising hotel and office use. Amendment to previous approval
Z/2005/0692/F
Address: Superbowl, 4 Clarence Street West, Town Parks, Belfast, BT02 7GP
Decision: Permission Granted
Decision Date: 23.03.2007
4.0

Policy Framework

4.1

Belfast Urban Area Plan 2001 (BUAP)
Draft Belfast Metropolitan Area Plan 2015 (Draft BMAP 2015)
Draft Belfast Metropolitan Plan 2004
Developer Contribution Framework (2020)

4.2

Regional Development Strategy
Strategic Planning Policy Statement for Northern Ireland
Planning Policy Statement 3 - Access, Movement and Parking
Planning Policy Statement 4 – Planning and Economic Development
Planning Policy Statement 6 - Planning, Archaeology and the Built Heritage
Planning Policy Statement 15 (Revised) - Planning and Flood Risk
Planning Policy Statement 16 - Tourism
Linen Conservation Area document

5.0

Statutory Consultees
DfI Roads – no objection subject to conditions and informatives
Rivers Agency – no objection
NIEA Historic Buildings Unit – content with the proposed interventions on the terrace
but object to the overall height of the proposal
NIEA Historic Monuments Unit – no objection
NIEA Natural Environment Division – no objection conditions and informatives
NIEA Water Management Unit – requested further detail in the outline construction
environmental management plan and are now content – standing advice also provided
NIEA Land, Soil, and Air – no objection subject to conditions and informatives
NIW – No objections.

6.0

Non-Statutory Consultees
Environmental Health BCC – no objection subject to conditions and informatives
Conservation Officer BCC – no objections to the alterations to the proposed alterations to
the terrace, objection to the height and massing of the new build element
BCC Urban Design Officer – content that the redesign now addresses the appropriate
cues in the immediate environment
City Regeneration and Development Team BCC – no objection
Economic Unit – No objections

7.0
7.1

Representations
No objections have been received.

7.2

One letter of support has been received from Christopher Stalford, MLA which outlined the
positive economic and regenerative impacts of the proposal. This includes the contribution
to the tourism sector and job creation.
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8.0

ASSESSMENT

8.1
8.1.1

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) 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.

8.1.2

Following the Court of Appeal decision on Belfast Metropolitan Area Plan in May 2017, the
extant development plan is now the Belfast Urban Area Plan 2001. However, given the
stage at which draft BMAP 2015 had reached pre-adoption through a period of
independent examination, the policies within it still carry weight and are a material
consideration in the determination of planning applications. The weight to be afforded is a
matter of judgement for the decision maker. The weight to be attached to policies in
emerging plans will depend upon the stage of plan preparation or review, increasing as
successive stages are reached.

8.1.3

Given the advanced stage that draft BMAP 2015 reached (i.e. pre-adoption following a
period of independent examination), and that the main areas of contention were policies
relating to Sprucefield Shopping Centre, BMAP 2015 is considered to hold significant
weight.

8.1.4

The proposed development lies within the development limit for Belfast City Centre (CC001),
within the Linen Conservation Area (CC105), within the Belfast City Core Area of Parking
Restraint (CC025) and within the Commercial District Character Area (CC007).

8.1.5

The draft BMAP 2015 identifies for information the extent of the Linen Conservation Area
(CC105) and notes that it is based on a formal grid pattern which originated as a Georgian
residential area and contains a number of Victorian buildings associated with the Linen
Industry. The Plan further advises that development proposals within the City Centre
Conservation Areas are to be assessed in accordance with Planning Policy Statement 6
Planning, Archaeology and the Built Heritage; however it does not contain any specific policy
provisions relevant to these conservation areas.

8.1.6

The application site lies within the Commercial District Character Area (CC007). The
Character Area Designations specify urban design criteria related to the massing, alignment
and scale of buildings. In their report on the Public Local Enquiry into Objections to the
BMAP 2015 the Planning Appeals Commission (PAC) explored a number of general
objections to all Character Areas and in particular to specific design criteria. The PAC
concluded that in general the design criteria were merited and basic expectations of
responsive urban design within a City Centre context.

8.1.7

The Urban Design Criteria relating to this character area states that it includes the Linen
Conservation Area and highlights appropriate building heights namely a minimum of 5
storeys and a maximum of 7 storeys for buildings facing directly onto Bedford Street. The
proposed site can be considered to fall under the “elsewhere” category as it is a backland
site and the criterion for this cites 9 storeys as the upper height.

8.1.8

In addition, the criteria state that new developments should respect existing building lines.
The amplification notes that “the area’s street pattern and most of its building stock was
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developed in the nineteenth century to accommodate new businesses, especially in the
linen industry. The area has a distinctive unity of character due to the generous grid street
pattern, combined with the relatively large scale of the buildings. Although there is a range
of plot sizes, medium to large plots predominate. Development in the area is generally of
fairly high density with high site coverage and, for the most part, relatively high buildings.
Buildings are almost without exception build to the perimeter of the block. The tightly
configured streets and buildings leave little room for public open space so that the public
realm consists almost entirely of pavement.”
8.1.9

Whilst the proposed building is 13 storeys and exceeds the 9 storey maximum referred to in
the dBMAP Urban Design criteria, on balance this height is considered acceptable given the
nature of the ‘backland’ site whereby the taller element is set back to the rear of the terrace.
It is also located immediately adjacent to the Park Inn Hotel which is of a similar height and
also set back behind development fronting Bedford Street.

8.2
8.2.1

The principle of an aparthotel/retained offices/cafes at this location
The site is located within the settlement limits of draft BMAP 2015. The presumption is
therefore in favour of development subject to the planning considerations discussed below.

8.2.2

The original scheme contained offices only at ground floor level. Officers communicated
that more vibrant and linked uses to the hotel would create a better environment with the
ground floor on Bedford Street drawing the user in to the hotel behind. The applicant
amended the scheme to include cafes, one of which leads through to the courtyard of the
hotel.

8.2.3

The proposed hotel use sits comfortably with the site’s prime city centre location and it is
considered that a hotel and associated cafes would contribute to the vibrancy of the street
scene and local economy. Given the city centre location the proposed uses are
considered to comply with the development plan and the policies contained within the
Strategic Planning Statement as well as PED 1 of Planning Policy Statement 4.

8.2.4

A planning condition (see Para 11.12) is recommended to ensure that the apart-hotel cannot
be used as long-term residential accommodation as the proposal has not been assessed
against the relevant policies for residential accommodation and may be inappropriate for
such use.

8.3
8.3.1

The impact of the proposal on the built heritage and archaeology
Section 104 of the Planning (NI) Act 2011 advises that where any area is for the time being
designated as a conservation area, special regard must be had to the desirability of (a)
preserving the character or appearance of that area in cases where an opportunity for
enhancing its character or appearance does not arise; or (b) enhancing the character or
appearance of that area in cases where an opportunity to do so does arise.

8.3.2

The Strategic Planning Policy Statement for Northern Ireland 2015 (SPPS) is a material
consideration. It advises that until councils have adopted a new Plan Strategy any conflicts
between the SPPS and existing specified retained Planning Policy Statements (including
PPS6) are to be resolved in favour of the SPPS. The SPPS contains a policy direction
reflecting Section 104 of the 2011 Act. Paragraph 6.18 of the SPPS advises that in managing
development within a designated Conservation Area the guiding principle is to afford special
regard to the desirability of enhancing its character or appearance where an opportunity to
do so exists, or to preserve its character or appearance where an opportunity to enhance
does not arise. It goes on to say that there will be a general presumption against the grant
of planning permission for development or conservation area consent for demolition of
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unlisted buildings where proposals would conflict with this principle. This general
presumption should only be relaxed in exceptional circumstances where it is considered to
be outweighed by other material considerations grounded in the public interest.
8.3.3

This SPPS policy direction requires a broadly similar approach to that set out in Policy BH14
of PPS6 (Demolition in a Conservation Area) when read in the context of Section 104.

8.4
8.4.1

Demolition in the Conservation Area
In assessing the contribution of the existing buildings to the character or appearance of the
Conservation Area, regard is had to the conservation area guidance. The Linen
Conservation Area Guide was published in 1992 and makes reference to the part the linen
industry played in the development of Belfast. It states that redevelopment is not precluded
but that refurbishment and conversion of existing properties will be particularly encouraged
in the case of characteristic buildings which are important in the street-scene. It also states
an aim to bring derelict or under-used buildings back into economic use.

8.4.2

Policy BH 14 states that where a building makes a positive contribution to the character or
appearance of a conservation area there will be a presumption in favour of retaining it. The
proposal seeks to retain and reuse the terraced buildings which front onto Bedford Street
however the initial scheme proposed extensive demolition within the terrace especially at
ground floor. The Conservation Officer raised objections to the extent of demolition in the
initial scheme. These concerns were shared by officers. The Conservation Officer
response notes that the initial scheme “would have resulted in the loss of remaining value
and historical features; whilst the style, features, proportions and materials for the
replacement works would not sufficiently reflect those of the existing, or make an equal or
higher contribution to the character or appearance of the conservation area”..

8.4.3

In the amended scheme the extent of demolition proposed has been substantially
reduced. It proposes to retain the majority of the existing brickwork and to remedy earlier
unsympathetic works to the terrace. There are three new doors proposed and there is
proposed refurbishment to windows, doors and gates along the terrace. The Conservation
Officer notes that “these revisions are sufficient to address my previous concerns. The
interventions at ground floor level would be considered minimal with the majority of the
façade being retained and/or refurbished, thereby maintaining its value and positive
contribution to the character and appearance of the conservation area. On this basis the
proposed demolition would be considered acceptable under Policy BH14, subject to an
acceptable redevelopment scheme and appropriate conditions to ensure new details such
as doors, glazing, materials and finishes are of suitable quality for the conservation area”.

8.4.4

The most notable intervention is the introduction of a “punch through” entrance to the
hotel, creating a new entry. The possibility of using either of the existing entries on the
terrace were explored however there are right of way and emergency access issues that
would prevent these being used safely for pedestrian access to the hotel. The Urban
Design Officer describes this additional entrance as a “The connection between the café
and the hotel lobby will form a glazed ‘box’ that will be designed to feel like a covered
extension of the courtyard. This will be achieved with mirroring the palette of materials
used in the courtyard throughout the glazed element”. He goes on to say that “the existing
entry at No. 29, which is considered an attractive feature of the historic terrace, is to be
retained in its current form as an original feature” and that ”while a degree of demolition
work is required to both improve the historic terrace as well as for the purposes of
accessing the site to the rear during construction, the DAS confirms that “The area of
demolition at first floor will be faithfully reinstated at the end of the construction process
and the ground floor will be restored around the proposed new central entry/arcade”.
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8.4.5

It is considered that the proposals affecting the existing four storey historic terrace are
sensitive and considered in nature and result in an understated yet contextually
appropriate reinstatement that will result in a good neighbour to both listed buildings that
bookend the application site.” Having considered the views of the Conservation Officer
and the Urban Design Officer as well as the policy requirements, it is considered that the
demolition amended scheme is compliant with Policy BH14.

8.5
8.5.1

The impact of the proposed building on the Conservation Area
The House of Lords in the South Lakeland case decided that the “statutorily desirable
object of preserving the character of appearance of an area is achieved either by a
positive contribution to preservation or by development which leaves character or
appearance unharmed, that is to say preserved.”

8.5.2

The proposed building should be considered having regard to the SPPS and Policy BH12
of PPS 6. Policy BH12 requires new development to preserve or enhance character and
appearance, and be sympathetic to characteristic built form. The site is located within the
Linen Conservation Area as designated in the BUAP and BMAP.

8.5.3

Policy BH12 of Planning Policy Statement 6 (PPS6) details criteria for new development in
the conservation area. This policy contains a number of criteria which are applied to
proposals in the conservation area. For ease of reference, the works to the terrace and new
build will be considered in turn under each criterion.

8.5.4

(a) the development preserves or enhances the character and appearance of the
area;
(b) the development is in sympathy with the characteristic built form of the area
(c) the scale, form, materials and detailing of the development respects the
characteristics of adjoining buildings in the area

8.5.5

The refurbishment of the existing terrace – as detailed in para 8.4.3 and 8.4.4, the
demolition, interventions and proposed changes to the terrace are considered to be
appropriate. Given the current unsympathetic interventions of earlier times, the proposed
scheme will bring a commonality of brick finish to the terrace, a more vibrant land-use and
retention of the traditional entries. It is therefore considered that these proposals will
enhance the conservation area.

8.5.6

The previous scheme was amended to ensure minimal demolition and the materials and
interventions were redesigned to include sympathetic materials. The Conservation Officer
states that “On balance, I consider these revisions are sufficient to address my previous
concerns. The interventions at ground floor level would be considered minimal with the
majority of the façade being retained and/or refurbished, thereby maintaining its value and
positive contribution to the character and appearance of the conservation area”.

8.5.7

The Linen Conservation Area guidance document states that “new development should
maintain or restore the Bedford Street frontage in terms of building height, massing and
scale”, as the four storey terrace is being retained and refurbished, this will maintain the
frontage.

8.5.8

The new build aparthotel – The Urban Design Officer notes that the “proposed aparthotel
to the rear comprises 13 storeys which along with the 1.5m extended parapet (to assist in
screening rooftop plant) rises to a total of 41.5m in height. It is noted that this overall
height aligns with the upper height of the plant enclosure on the adjacent hotel building”.
The description of the materials are covered under Para 1.4.
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8.5.9

The Conservation Officer notes that the current “scheme has undergone a number of
revisions, in particular to address concerns relating to the set-back / building line, scale
and height, and palette of materials and finishes. Nonetheless my primary concerns
remain, in that the principle of introducing a building of such height, scale and mass in this
specific location could cause harm to the character and appearance of the conservation
area”. He further states that “changes have also been made to articulation and finishes,
however these do not go far enough to prevent an overall form that remains visually solid
with a strong, physical presence. It would still present a heavy, competing focus within the
streetscape that would draw the eye disproportionately from the existing historic and listed
assets”.

8.5.10

The Urban Design Officer observes that “when viewed in elevation, the new build to the
rear rises approximately seven storeys above the ridge line of the existing four storey
terrace, however in reality this would only be discernible from selected long range views
such as west along Ormeau Avenue. For those mid and short range views along Bedford
Street and Dublin Road the number of storeys visible would be less given the extent of
screening afforded by the existing four storey terrace coupled with the depth of
setback/offset from the rear of the terrace itself (an area utilised as a courtyard)”.
The Conservation Officer’s opinion of the new build is that “notwithstanding the changes
that have been made, my position remains as before in that the introduction of a large
building to the rear of this terrace would unsympathetic, alien to, and out of keeping with
the characteristic built form that typifies the Linen Conservation Area. In my opinion the
proposal would be unsuitable and inappropriate for its context, and remains contrary to
PPS6 Policy BH12 and the Linen Conservation Area Guide”.

8.5.11

The Conservation Officer notes the adjacent Park Inn hotel as being an undesirable
introduction into the streetscape. Notwithstanding the CA officer’s comments, this is an
existing feature of the site context and part of the character and appearance of the
conservation area and it provides a backdrop of the terrace in this location especially when
viewed from Ormeau Avenue. In this context it is considered that the proposed building is
acceptable and would on balance preserve the character and appearance of the
conservation area and would comply with policy BH12 of PPS6.

8.5.12

(d) the development does not result in environmental problems such as noise,
nuisance or disturbance which would be detrimental to the particular character of
the area;
Environmental Health have not raised any concerns subject to conditions regarding
contamination and noise. NIEA similarly have no concerns.

8.5.13

(e) important views within, into and out of the area are protected;
The refurbishment of the existing terrace – the works to the terrace will improve the
legibility of the conservation area at a pedestrian scale. At present the modern
interventions to the terrace at ground floor are particularly noticeable and the land use as
offices contributes little in the way of vibrancy at the ground floor which is of marked
contrast to the adjacent Wetherspoon’s pub and Pizza Express restaurant on each side.

8.5.14

The new build aparthotel – there are four key views including Ormeau Avenue, Bruce
Street, Dublin Road and Bedford Street. The building will be visible from Bruce Street
(outside the conservation area) however this view will be screened by the recent approval
for student accommodation at Bruce Street and the proposal will not be visible from this
location if that permission is implemented. From within Bedford Street there are short and
long views. Short views are prevented due to the four storey terrace. Long views are
prevented in part from the adjacent hotel building and the elbow joint nature of the façade.
Bedford Street is characterised by many differing building heights ranging from the likes of
the subject terrace to the Grand Central Hotel with intermediate heights such as the
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adjacent hotel and the invest NI building. The building is however particularly visible from
the opposite side of Bedford Street and indeed Ormeau Avenue. In these two key views
the existing Park Inn hotel is already a prominent feature and the proposed development
will abut it and read with it.
8.5.15

(f) trees and other landscape features contributing to the character or appearance of
the area are protected;
There are no landscape features on the site.

8.5.16

(g) the development conforms with the guidance set out in conservation area
documents.
The Linen Conservation Area document contains development guidelines which state that:
-new development should relate sympathetically to the immediate surroundings. The Linen
Conservation Area document makes reference to opportunities for public realm
enhancement (new paving, seating, lighting and planting etc.) and the proposal includes
new public realm improvements around the building including new paving and landscaping.
It is considered that the proposals are consistent with the guidance.

8.5.17

8.5.18

In conclusion, criteria (a) to (g) of Policy BH 12 have been assessed with input from the
Conservation Officer, Urban Design Officer and HED. When considered in conjunction
with the existing site conditions, the proposed works to the front terrace, the public realm
improvements and the site context, including the specific backdrop of the adjacent hotel,
officers consider that the proposal would, on balance, preserve the character of the
conservation area by introducing a building of high design quality which will remove the
focus of the adjacent hotel from the key view of Ormeau Avenue in particular whilst
regenerating the terrace in a sympathetic manner.

8.6
8.6.1

The impact of the proposal on nearby Listed Buildings
Policy BH11 of Planning Policy Statement 6 (PPS6) relates to development affecting the
setting of a listed building. There are a number of listed buildings/structures of special
architectural and historic interest, protected under Section 80 of the Planning Act (NI) 2011
in the immediate vicinity These are:
 HB26/30/015 A - Morrison's Lounge Bar 21 Bedford Street – Grade B2


HB26/30/015 B - 23 Bedford Street Belfast – Grade B2




HB26/30/015 C - Pizza Express 25 Bedford Street – Grade B2
HB26/30/060 - Wetherspoons, The Bridge House, 35 – 37 Bedford Street – Grade
B2




HB26/30/106 - BBC Broadcasting House Ormeau Avenue Belfast – Grade B1
HB26/30/014 - The Thompson Memorial Fountain Ormeau Avenue Belfast – Grade
B1

8.6.2

The proposal is assessed against Policy BH11 as follows.
(a) The detailed design respects the listed building in terms of scale, height, massing
and alignment;
The refurbishment of the existing terrace – HED state in their most recent consultation
response that they “consider the proposals for the existing 4 storey terrace are
sympathetic and in keeping with the historic character of the area and consider this
element of the proposal satisfies BH11 of PPS6 subject to requested conditions”.

8.6.3

The new build aparthotel - HED state that they have “considered the additional and
revised information and acknowledge that positive progress that has been made from the
original proposals, in respect of the revised design”. The response goes on to say that
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“HED welcomes the revised alignment and the increased separation distance between the
historic terrace and the tall element of the design. Whilst efforts to address issues raised in
previous advice are recognised, it is our view the proposed 13 storey tower element
remains too tall. HED (Historic Buildings) considers this building would dominate the
terrace and compromise the setting of the listed buildings by becoming a competing
focus”.
8.6.4

(b)The works proposed make use of traditional or sympathetic building materials
and techniques which respect those found on the building; and
HED state that they consider that “materials in-keeping with the surrounding context would
be more appropriate on this site and suggest that brick is considered for use on the tall
building with a lightweight/permeable design for the upper 2/3 levels; which may help the
development to integrate better with the historic character of the area” and suggest that if
the Council is minded to approve the application that the following conditions be included:
1. Material finishes to the new build development shall be non-reflective, such as brick.
Samples shall be provided on site showing alternative options indicating colour, texture
face-bond; pointing mortar mix, joint thickness and finish profile, and agreed in writing with
council and HED prior to works commencing on site.
2. Window materials shall be aluminium or bronze. A full size sample shall be provided on
site indicating the colour, texture the actual glazing material and panes, colour and finish
shall be submitted to and agreed in writing with council and HED prior to works
commencing on site.
3. The mechanical and ventilation plant equipment shall be incorporated into the overall
design of the façade and screened from view.

8.6.5

Officers have reviewed the conditions and view that it is not possible to condition that the
material be brick as this has not been proposed by the applicant. The design concept of the
scheme is that it should be a lightweight, permeable presence as a backland design. It is
however intended that conditions (see Paras 11.14 and 11.15) be included which require
full sample panels of all proposed materials to be agreed with HED in advance. It is
considered that the proposed palette of materials is acceptable and will provide for a
building that is not dominant relative to the listed buildings and will contrast positively with
the existing terrace.

8.6.6

(c)The nature of the use proposed respects the character of the setting of the building
The current listed buildings are in use as public houses, restaurants and offices. It is
considered that there is no conflict between the existing and proposed uses that would harm
the setting of the Listed Buildings.

8.6.7

Archaeology
Historic Environment Division: Historic Monuments Unit (HMU) have been consulted and
considered the impacts of the proposal. HMU is content that the proposal is satisfactory to
SPPS and PPS 6 requirements.

8.7
8.7.1

Scale, Massing, Height and Design
There was a previous Pre-Application Discussion (PAD) for an alternative office scheme on
this site. The subject application however did not benefit from PAD advice. Written feedback
was provided regarding key aspects of the scheme and amendments were requested and
the current scheme follows extensive negotiations with officers.

8.7.2

The amended scheme has resolved all design issues with the front terrace, reduced the
height of the hotel, incorporated the plant and machinery into the design and increased the
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separation distance between the proposed hotel and the historic terrace. The Urban Design
Officer notes that he considers “that this overall approach, whereby the massing of the
aparthotel has been informed contextually by surrounding buildings, has addressed a
number of previously highlighted concerns in a positive manner. The resultant form of the
aparthotel maintains a consistent edge to established built form along the rear of the Bedford
Street terrace and by way of a dynamic splay which kicks the façade to run parallel with the
Dublin Road terrace, offers new and interesting views north towards the City Hall, east along
Ormeau Avenue and south along the Dublin Road.”
8.8
8.8.1

Traffic, Movement and Parking
The proposal has been assessed against PPS 3 and PPS13. In assessing the proposal
DfI Roads considered the Transport Assessment Form and a Travel Plan.

8.8.2

The submitted Travel Plan outlines the sustainable location of the proposal within an area
of parking restraint and discusses the opportunities for public transport, access by bicycle
and on foot as well as the strategic aim of reducing private car use.

8.8.3

DFI Roads have no objections subject to conditions regarding cycle parking and compliance
with the Service Management Plan.

8.9
8.9.1

Contaminated Land
The application is supported by a Generic Quantitative Risk Assessment (GQRA) which was
found to be acceptable by Environmental Health and NIEA. Conditions were provided by
both in response to the GQRA. When the amended scheme was submitted, an updated
GQRA was also submitted. Both Environmental Health and NIEA were consulted and it is
expected that they will respond with updated conditions. Delegated authority is requested
to allow the Director of Planning and Place finalise the final wording of these conditions.

8.10
8.10.1

Noise and Vibration
The Environmental Health Service did not raise concerns regarding noise and recommends
that potential noise impacts can be dealt with by way of condition. An Outline Construction
Environmental Management Plan (oCEMP) was submitted in support of the application.
Further information was requested by BCC: EH with regards to air quality. Following
submission of this information, BCC: EH has confirmed that a full Construction
Environmental Management Plan will be required by way of condition.

8.11
8.11.1

Site Drainage and Flooding
The proposal has been considered against Policy FLD 1 of the Revised PPS15 –
‘Development in Fluvial (River) and Coastal Flood Plains’. The Flood Hazard Map (NI)
indicates that the development is not within any river or coastal flood plains Rivers Agency
advises no objection to the proposed development. A Schedule 6 consent was provided and
there were no objections raised by NIEA or NI Water.

8.12
8.12.1

The impact on the amenity of adjacent land users
It is considered that the proposal would not result in any unacceptable overlooking, loss of
light, overshadowing, loss of outlook or other harmful impacts on adjacent land users.
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8.13
8.13.1

Air Quality
An Outline Construction Environmental Management Plan (oCEMP) was submitted in
support of the application. Further information was requested by BCC: EH with regards to
air quality. Following submission of this information, BCC: EH has confirmed that a full
Construction Environmental Management Plan will be required by way of condition.

8.14
8.14.1

Pre-Community Consultation
For applications that fall within the major category as prescribed in the Development
Management Regulations, Section 27 of the Planning Act (NI) 2011 places a statutory duty
on applicants for planning permission to consult the community in advance of submitting an
application.

8.14.2

Section 27 also requires that a prospective applicant, prior to submitting a major
application must give notice, known as a ‘Proposal of Application Notice’ (PAN) that an
application for planning permission for the development is to be submitted.
LA04/2019/2128/PAN was submitted to the Council on 10th September 2019 and was
deemed to be acceptable on 20th September 2019.

8.14.3

Where pre-application community consultation has been required and a PAN has been
submitted at least 12 weeks in advance of the application being submitted, the applicant
must prepare a pre-application community consultation report (PACC) to accompany the
planning application. A PACC Report has been submitted in support of this application
which includes details of the public event, newspaper advertising and leaflets. No
responses were received and there was no attendance at the public event.

8.15
8.15.1

Developer Contributions
Para 5.69 of the SPPS states that “Planning authorities can require developers to bear the
costs of work required to facilitate their development proposals”.

8.15.2

The Developer Contributions Framework published by Belfast City Council in January
2020 sets out the circumstances whereby mitigation or management of the impacts of new
development is required.

8.15.3

In this case the applicant is providing a developer contribution in the form of public realm
improvements along the site frontage on Bedford Street. These will be dealt with by
planning condition. The Economic Unit assessed the information provided by the
applicant and are content that the job creation through construction and operation will
support local people and operate without the requirement for a Section 76 agreement
regarding employability and skills.

8.15.4

The City Regeneration and Development Team welcome the proposal and noted that
public realm proposals would be welcomed. These have been agreed with the applicant
and a condition for further details is provided at Para 11.13

8.16
8.16.1

Economic Benefits
Economic Principles and impacts of the Proposal
Paragraphs 4.18 and 4.22 of the SPPS state that planning authorities should take a positive
approach to appropriate economic development proposals and pro-actively support and
enable growth generating activities.

8.16.2

The application was supported by an Employability and Skills Assessment (ESA) which was
considered by the Council’s Economic Development team. The ESA estimates that the
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proposal will generate 216 direct construction jobs, 129 indirect construction jobs and an
economic output (GVA) of £27.6m throughout the construction period. Once operational, it
is anticipated that the proposal will generate 116 new jobs (FTE).
8.16.3

Given the uncertain economic climate, the Economic Development Team view that it is
unlikely that the development will give rise to skills or labour shortages within this sector.
Therefore no Employability and skills related Developer Contributions Section 76 clauses
were be required for this phase of the development.

8.16.4

In terms of the operational phase of the development, it is unlikely that skills shortages will
be experienced in the retail or hospitality industries, the job creation is not of a scale that
would impact on skills shortages in existing sectors or the labour market. Therefore no
Employability and skills related Developer Contributions Section 76 clauses was required
for this phase of the development.
Conclusion
The proposal would have an acceptable impact on the landscape, traffic, surrounding
land-uses and wider environment. It is considered that the proposal would result in wider
economic benefit and job creation opportunities.

8.17
8.17.1

8.17.2

Having regard to the Development Plan and relevant material considerations, the proposal
is considered acceptable and planning permission is recommended.

10.0

Summary of Recommendation:

10.1

It is recommended that delegated authority is given to the Director of Planning and Building
Control to grant conditional planning permission and demolition consent, subject to
clarification of the consultation response from Environmental Health and NIEA regarding the
updated GQRA. If the Planning Committee resolves to grant planning permission then the
application will need to be referred to the Department for Infrastructure in view of the
comments from Historic Environment Division.

11.0

Conditions (final wording to be delegated to the Director of Planning and Building
Control)

11.1

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.

11.2

The development hereby permitted shall not become operational unless secure cycle
parking facilities have been provided and permanently retained on site.
Reason: To ensure acceptable cycle parking facilities on the site and to encourage
alternative modes of transport to the private car.

11.3

The development hereby permitted shall operate permanently in accordance with the
Service Management Plan published by the Council on 22 September 2020.
Reason: In the interests of road safety and the convenience of road users.

11.4

The development hereby permitted shall operate permanently in accordance with the
approved Travel Plan published by the Council on 22 September 2020.
Reason: To encourage alternative modes of transport to the private car.
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11.5

The development hereby approved shall not become operational unless a Verification
Report has been submitted to and approved in writing by the Council which demonstrates
that the remediation measures outlined in the RPS Ireland Ltd report entitled Andras
House Ltd, Environmental site Assessment and Generic Quantitative Risk Assessment,
No. 29-33 Bedford Street, Belfast’ (dated 30th January 2020 and referenced 602158-R1
(02)) have been implemented.
The Verification Report shall demonstrate the successful completion of remediation works,
the provision of hard standing or building footprint across the site and that the site is now fit
for end-use. It must demonstrate that the identified potential pollutant linkages are
effectively broken. The Verification Report shall be in accordance with Environment
Agency guidance, British Standards and CIRIA industry guidance. In particular, this
Verification Report must demonstrate that the development has been provided with gas
protection measures commensurate with the Characteristic Situation 2 classification of the
site in line with BS 8485:2015+A1:2019. Gas protection measures must be verified in line
with the requirements of CIRIA C735.
Reason: Protection of human health.

11.6

If during the development works, new contamination or risks are encountered which have
not previously been identified, works shall cease and the Council shall be notified
immediately. This new contamination shall be fully investigated in accordance with best
practice. In the event of unacceptable risks being identified, a Remediation Strategy and
subsequent Verification Report shall be agreed with the Planning Authority in writing, prior
to the development being occupied. If required, the Verification Report shall be completed
by competent persons in accordance with best practice and must demonstrate that the
remediation measures have been implemented and that the site is now fit for end-use.
Reason: Protection of human health.

11.7

The development hereby approved shall not become operational unless the mitigation
measures detailed within the approved Noise Impact Assessment, Bedford Yard, Bedford
Street, Belfast Rp001 2018104 (Bedford Yard) prepared by Irwin Carr Consultants dated
10 February 2020 and published by the Council on 16 April 2020 have been incorporated
into the build of the proposed mixed use development and permanently retained thereafter.
The ground floor plant room shall be constructed so as to ensure that the resulting noise
level does not exceed 65dB at 1metre from the ground floor plant room.
The façade to the lounge area of the aparthotel shall consist of 4/12/12/mm sealed glazing
and suitably silenced ventilation. Specification as outlined in Table 33 of Noise Impact
Assessment referenced above.
The combined noise from 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 58 dB LAr daytime and 57dB LAr night time when measured or determined at
the nearest noise sensitive premises (existing or permitted) in line with
BS4142:2014+A1:2019.
Reason: To protect human health and the amenity of nearby premises

11.8

The development hereby approved shall be so designed and constructed as to ensure that
the internal noise levels shall:
- Not exceed 35 dB LAeq, 16hrs between 07:00hrs and 23:00hrs within any habitable
room, if necessary, with the windows closed and an alternative means of acoustic
ventilation provided in accordance with current building control requirements;
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-

Not exceed 30 dB LAeq, 8hr between the hours of 23:00hrs and 07:00hrs within any
bedroom, if necessary, with the windows closed and an alternative means of acoustic
ventilation provided in accordance with current building control requirements; and
Not exceed 45 dB LAmax more than 10 times between 23:00hrs and 07:00hrs within
any proposed bedrooms, if necessary with the windows closed and an alternative
means of ventilation provided in accordance with current building control requirements.

Reason: To protect human health.
11.9

No construction of the development hereby permitted shall commence unless a Final
Construction Environmental Management Plan (CEMP) has been submitted to and agreed
in writing by Council. The CEMP shall include measures to control noise, dust and
vibration during the demolition / construction phase, demonstrating the use of ‘best
practicable means’. The CEMP shall include rationale for and details of the chosen piling
methodology and demonstrate that noise and vibration levels will not have an adverse
impact on nearby premises. The CEMP must incorporate the dust mitigation measures as
detailed in Chapter 6.2.6 of the Air Quality Impact Assessment, dated February 2020 and
published by the Council on 16 April 2020. The CEMP must also have due regard to Parts
1 and 2 of BS 5228:2009+A1:2014 Code of practice for noise and vibration control on
construction and open sites, Noise and Vibration and to the IAQM, ‘Guidance on the
assessment of dust from demolition and construction version 1.1’, and dated February
2014. The CEMP and associated records must be made available to the Environmental
Protection Unit of Belfast City Council at any time upon request. All construction thereafter
must be in accordance with the approved Final CEMP.
Reason: Protection against adverse construction impacts.

11.10

If during the development works, new contamination or risks are encountered which have
not previously been identified, works should cease and the Council shall be notified
immediately. This new contamination shall be fully investigated in accordance with the
Model Procedures for the Management of Land Contamination (CLR11) and/or the Land
Contamination: Risk Management (LCRM) guidance available at
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks, as applicable.
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.

11.11

After completing the remediation works under Condition 11.10; and prior to occupation of
the development, a verification report must be submitted in writing and agreed with
Council. This report should be completed by competent persons in accordance with the
Model Procedures for the Management of Land Contamination (CLR11) and/or the Land
Contamination: Risk Management (LCRM) guidance available at
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks, as applicable.
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.
Reason: Protection of environmental receptors to ensure the site is suitable for use

11.12

Notwithstanding the Planning (Use Classes) Order (Northern Ireland) 2015 and Planning
(General Permitted Development) Order (Northern Ireland) 2015 (or any order revoking
and/or re-enacting those orders with or without modification), the development shall not be
used other than as hotel accommodation. The maximum stay by an occupant shall be no
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more than consecutive 30 days with no return by the same occupant within a period of 30
days from the date of the last occupancy, in accordance with written records which shall be
made available to the Planning Authority at all reasonable times.
Reason: Residential use of the building would require further consideration by the
Planning Authority having regard to the Local Development Plan and relevant material
considerations.

11.13

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 Courtyard Landscaping Plan received on 22 September 2020 have
been submitted to and approved in writing by the Council. The details shall include:
1. Surface materials; and
2. The design and provision of underground ducting.
The development shall not be occupied unless the public realm improvements have been
carried out in accordance with the approved details.
Reason: In the interests of the character and appearance of the Conservation Area, the
setting of Listed Buildings, and to enhance connectivity to and from the development.

11.14

Notwithstanding the submitted details, no construction of the development hereby
permitted shall take place unless in accordance with a schedule of external materials and
sample panels, which shall first have been constructed on site and agreed in writing by the
Council.
The sample panels shall show the make, type, size, colour, tone, bond, pointing, coursing,
jointing, profile and texture of all external materials including bronze metal panels, bronze
perforated panels, glazed window panels, back painted glazed panels as well as any other
external materials. Where pertaining to glazing, details should include the colour, texture
of the actual glazing material and panes and finish.
The approved sample panels shall be retained on site and made available for inspection by
the Council for the duration of the construction works.
The works must be implemented and permanently retained in accordance with the details
so approved.
Reason: To ensure the material finish and detailing is sympathetic to the setting of the
nearby listed buildings.

11.15

Notwithstanding the submitted details, no works to 29-33 Bedford Street shall take place
unless in accordance with a schedule of external materials and sample panels, which shall
first have been constructed on site and agreed in writing by the Council.
The sample panels and submitted details must include:
-Detailed window schedules, including cross sections, elevations, sill detail/materials, the
actual glazing material and panes, colour and finish. New windows shall be timber
(hardwood) to match the design, mouldings and glazing bar pattern of the original
windows.
- Sample panels of all replacement brickwork showing the proposed sizes, colour, texture
face-bond; pointing mortar mix, joint thickness and finish profile.
-Details of new doors – samples shall be provided on site showing the colour and texture.
New doors at ground floor level shall be timber, aluminium or bronze.
- Details of all string courses. Horizontal banding at cill level and window/door head details
shall be retained where possible. Where new details are required they shall match the
design of the original.

Page 81

- Details of rainwater goods which shall be heavy duty cast aluminium or cast iron.
Please note that any materials used e.g. natural welsh roof slates/brickwork shall be made
good to match the adjacent work with regard to the methods used and to material, colour,
texture, size and profile.
The works must be implemented and permanently retained in accordance with the details
so approved.
Reason: To ensure the material finish and detailing is sympathetic to the setting of the
nearby listed buildings.

11.16

All hard and soft landscaping works shall be carried out in accordance with the approved
Landscaping Proposals published by the Council on 22 September 2020. The works shall
be carried out prior to the operation of the development and permanently retained unless
otherwise agreed in writing by the Council.
Reason: In the interests of the character and appearance of the area.

ANNEX
Date Valid

7th March 2020

Date First Advertised

20th April 2020

Date Last Advertised

25th September 2020

Details of Neighbour Notification (all addresses)
Christopher Stalford MLA
127-143, UNIT 1, SANDY ROW, BELFAST, ANTRIM, Northern Ireland, BT12 5ET
The Owner/Occupier,
1st Floor,29 Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
1st Floor,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
1st, 2nd And 3rd Floors,39-43 Stockman House,Bedford Street,Belfast,Antrim,BT2 7EE
The Owner/Occupier,
23 Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
25-27 ,Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
25-27 ,Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
25-27 ,Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
2nd Floor,29 Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
2nd Floor,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
31 Bedford Street,Belfast,Antrim,BT2 7FP
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The Owner/Occupier,
31-33 ,Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
35 Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
39a,39-43 Stockman House,Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
39b,39-43 Stockman House,Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
39c,39-43 Stockman House,Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
3rd And 4th Floors,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
3rd Floor,29 Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
4 Clarence Street West,Belfast,Antrim,BT2 7GP
The Owner/Occupier,
4th Floor,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
5th Floor,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
62-66 Bankmore House,Bedford Street,Belfast,Antrim,BT2 7FH
The Owner/Occupier,
6th Floor,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
7th Floor,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
8th & 9th Floors,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
Broadcasting House,25 Ormeau Avenue,Belfast,Antrim,
The Owner/Occupier,
Gd Floor,29 Bedford Street,Belfast,Antrim,BT2 7EJ
The Owner/Occupier,
Ground Floor,The Centrepoint Building,24 Ormeau Avenue,Belfast,Antrim,BT2 8HS
The Owner/Occupier,
Holmes Street,Belfast,Antrim,BT2 7JH
The Owner/Occupier,
Office 3rd Floor,39-43 Stockman House,Bedford Street,Belfast,Antrim,BT2 7EH
The Owner/Occupier,
Office 4th Floor,39-43 Stockman House,Bedford Street,Belfast,Antrim,BT2 7EE
Date of Last Neighbour Notification
23rd September 2020
Date of EIA Determination

N/A

ES Requested

No
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Planning History
Ref ID: LA04/2016/0369/F
Proposal: Construction of beer garden to rear of existing pub house; works to include erection of
3no. awnings and new fencing.
Address: The Bridge House Public House, 35-43 Bedford Street, Belfast, BT2 7EJ,
Decision: Permission Granted
Decision Date: 09.01.2017
Ref ID: LA04/2016/0414/LBC
Proposal: Construction of beer garden to rear of existing pub house; works to include erection of
3no. awnings and new fencing.
Address: The Bridge House, Public House, Town Parks, 35-43 Bedford Street, Belfast, BT2 7EJ,
Decision: Consent Granted
Decision Date: 09.01.2017
Ref ID: LA04/2016/0423/LBC
Proposal: General decorative refurbishment of the interior of the restaurant
Address: Pizza Express, 25-27 Bedford Street, Belfast, BT2 7EJ,
Decision: Consent Granted
Decision Date: 03.06.2016
Ref ID: Z/2005/0692/F
Proposal: Demolition of existing 10 pin bowling alley and erection of new mixed use
development, comprising of a hotel and office use. (Amended P1 Form)
Address: 4 Clarence Street West, Town Parks, Belfast, Northern Ireland, BT02 7GP
Decision: Permission Granted
Decision Date: 31.10.2006
Ref ID: Z/2005/0848/DCA
Proposal: Demolition of existing 10 pin bowling alley to facilitate erection of new mixed-use
development
Address: 4 Clarence Street West, Town Parks, Belfast, Northern Ireland, BT02 7GP
Decision: Permission Granted
Decision Date: 31.10.2006
Ref ID: Z/2006/2729/F
Proposal: Demolition of existing 10 pin bowling alley and erection of new mixed use
development, comprising hotel and office use. Amendment to previous approval Z/2005/0692/F
Address: Superbowl, 4 Clarence Street West, Town Parks, Belfast, BT02 7GP
Decision: Permission Granted
Decision Date: 23.03.2007
Ref ID: Z/2008/1623/F
Proposal: External alterations to mixed-use hotel and office building, addition of chiller
plant/gantry to south elevation (first floor level) and extended roof level louvre screening to
additional external plant.
Address: 4 Clarence Street West, Belfast, BT2 7GP
Decision: Permission Granted
Decision Date: 14.11.2008
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Agenda Item 6b
Development Management Officer Report
Committee Application
Summary
Committee Meeting Date: Tuesday 16 February 2021
Application ID:
LA04/2020/1022/F
Proposal:
Location:
Demolition of existing vacant buildings and
1 and 1a Canada Street,
structures to the rear of the site and
Belfast
alterations, refurbishment and extension to
existing terraced dwelling at 1 Canada Street
to provide 6no. apartments plus associated
site works
Referral Route: At the request of Cllr Dorrian

Recommendation:
Applicant Name and Address:

Refusal

Kohner Properties
25 Lisleen Road
Comber
Newtownards
BT23 5QD

Dimensions Chartered Architects
1 Montgomery House
478 Castlereagh Road
Belfast
BT5 6BQ

Agent Name and Address:

Executive Summary:
The proposal is for full planning permission for the demolition of existing vacant buildings and
structures to the rear of the site and alterations, refurbishment and extension to existing terraced
dwelling at 1 Canada Street to provide 6no. apartments plus associated site works.
The Key issues in the assessment of the proposed development include;
 Principle of development and use;
 Height, Scale, Massing, Design and Layout;
 Provision of parking and access;
 Provision of amenity for prospective residents;
 Impact on residential amenity of neighbours;
 Impact on the Area of Townscape Character;
 Consideration of representations;
 Other environmental factors.
Under the adopted BUAP 2001 the site is un-zoned white land. The site is located within the
settlement development limit for Belfast as designated by both iterations of Draft Belfast
Metropolitan Area Plan 2015, the 2004 and 2015 versions. The site is located within a proposed
Area of Townscape Character. It is noted that the Planning Appeals Commission Public Inquiry
report does not note any specific objections to the ATC designation at this location.
The proposed development is of an unacceptable layout, scale, massing and form, the proposal if
permitted would result in overdevelopment of the site. Combined with the back land context
and restricted nature of the site would not deliver a quality residential environment for
prospective residents and would impact existing residents.
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The scheme would result in a detrimental impact on the amenity of prospective residents in terms
of poor outlook, inappropriate amenity space provision, poor surveillance and inadequate storage
for bins and; be detrimental to the amenity of existing residents in terms of dominance, shadow,
loss of light and overlooking.
The scheme is not reflective of the character of the area and fails to provide a quality residential
environment and is considered to be contrary to policies QD1 of PPS 7 and LC1 of Addendum to
PPS7. The proposal fails to maintain the character and appearance of the proposed ATC as is
considered contrary to paragraphs 4.26 and 6.21 of the SPPS for NI.
Neighbours have been notified and two letters of support from Cllr George Dorrian and
Christopher Stalford MLA have been received.
A meeting was requested by the applicant and Cllr George Dorrian, however it was considered that
this would be of no benefit due to fundamental issues and the complexity of issues associated with
this site which was not the subject of a PAD.
Consultees – NI Water and DFI Roads offer no objection to the proposal, subject to conditions.
Environmental Health requested the submission of a Contaminated Land Risk Assessment. Due
to fundamental concerns with the proposal this was not requested as to have done so would have
put the applicant to unnecessary expense.
Recommendation:
Refuse
Having regard to the policy context and other material considerations, the proposal is considered
unacceptable and refusal of planning permission is recommended for the reasons set out in
paragraph 11 below. Delegated authority is sought for the Director of Planning and Building
Control to finalise the wording of reasons for refusal subject to no new substantive planning
issues being raised by third parties.
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Case Officer Report
Site Location Plan
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Consultations:
Consultation Type
Statutory
Non Statutory
Statutory
Statutory

Consultee
DFI Roads - Hydebank

Response
Content

Env Health Belfast City
Council
NI Water - Multi Units East Planning Consultations
NI Water - Multi Units East Planning Consultations

Add Info Requested

Representations:
Letters of Support
Letters of Objection
Number of Support Petitions and
signatures
Number of Petitions of Objection
and signatures

2
None Received
No Petitions Received
No Petitions Received
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Characteristics of the Site and Area
1.0

Description of Proposed Development

1.1

The proposal is for full planning permission for the demolition of existing vacant buildings and
structures to the rear of the site and alterations, refurbishment and extension to existing
terraced dwelling at 1 Canada Street to provide 6no. apartments plus associated site works.

2.0

Description of Site

2.1

The site is located at 1 and 1a Canada Street, Belfast. 1 Canada Street is located at the end
of an existing row of two storey terrace dwellings with an existing rear return with double doors
which open into the rear to the site and access to 1a Canada Street. The dwelling is currently
vacant and in a state of disrepair. To the rear is 1a Canada Street which sits within a triangular
piece of land behind the three rows of terraces of Canada Street, My Lady’s Road and London
Road. A shared public alley way provides access to the rear of the row of properties on
London Street runs parallel to the site. Both buildings are described as existing dwellings.
The context of the surrounding area is characterised by terraced dwellings addressing the
public road to the front, with rear returns and rear external amenity spaces.

Planning Assessment of Policy and other Material Considerations
3.0

Site History

3.1

LA04/2017/0376/F - Erection of 2 storey replacement rear return to existing dwelling at 1
Canada Street, and demolition of dwelling and other ancillary buildings and structures and
erection of 2no dwellings and ancillary domestic storage building at 1a Canada Street (to the
rear of 1 Canada Street) and associated works – Appeal allowed in relation to the two storey
rear return at 1 Canada Street only– Appellant removed erection of 2no.dwellings from the
proposal at the appeal stage.

3.2

LA04/2018/0466/O - Demolition of buildings and structures and erection of single dwelling Refused

4.0

Policy Framework

4.1

Belfast Urban Area Plan 2001

4.2

Draft Belfast Metropolitan Area Plan 2015 (2004 Version)

4.3

Draft Belfast Metropolitan Area Plan 2015

4.4

4.4.1
4.4.2
4.4.3
4.4.4
4.4.5
4.4.6

5.0

Strategic Planning Policy Statement for Northern Ireland (SPPS)
Planning Policy Statement 3: Access, Movement and Parking
Addendum to Planning Policy Statement 6: Areas of Townscape Character
Planning Policy Statement 7: Quality Residential Environments
Addendum to Planning Policy Statement 7: Safeguarding the Character of Established
Residential Areas
Planning Policy Statement 12: Housing in Settlements

Statutory Consultees Responses
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5.1

DFI Roads – No objection subject to conditions

5.2

NI Water Multi Units East – No objection

6.0

Non Statutory Consultees Responses

6.1

BCC Environmental Health – Requested the submission of a Contaminated Land Risk
Assessment. Due to fundamental concerns with the proposal this was not requested as to
have done so would have put the applicant to unnecessary expense.

7.0

Representations

7.1

The application has been neighbour notified and advertised in the local press. Two
representations of support have been received from Cllr George Dorrian and Christopher
Stalford MLA raised the following points;
 Believe the proposal will regenerate the site;
 Site is run down and a nuisance for neighbours due to rubbish, collapsing building
and generally decaying space;
 New proposal is clean and regenerates the area whilst maintaining its local,
traditional character;
 Gated option provides a level of security which will add value to both the proposed
and existing properties;
 Spoken with a number of local residents and found them supportive especially
those who border the site;
 Notes proposed properties not facing onto main road but we must work with what
space is available and will regenerate a site which otherwise will continue to be
unsightly and of no practical positive use;
 Imaginative solution and wishes for proposal to be looked upon favourably.

8.0

Other Material Considerations

8.1

The adopted Belfast Urban Area Plan 2001 shows the site as white un-zoned land.

8.2

Draft Belfast Metropolitan Area Plan (BMAP) 2004 plan the site is a proposed Area of
Townscape Character – BT 064.

8.3

Draft Belfast Metropolitan Area Plan (BMAP) 2015 plan that was adopted and now
subsequently quashed the site is a proposed Area of Townscape Character – BT 047.

8.4

Creating Places

8.5

Living Places an Urban Stewardship and Design Guide for Northern Ireland.

8.6

Development Control Advice Notice (DCAN) 8: Housing in Existing Urban Areas

8.7

Development Control Advice Notice (DCAN) 15: Vehicular Access Standards

9.0

Assessment

9.1

The Key issues in the assessment of the proposed development include;
 Principle of development and use;
 Layout, separation, outlook and surveillance
 Height, Scale, Massing, Design and Layout;

Page
90
Page 6 of
17

Application ID: LA04/2020/1022/F







Provision of parking and access;
Provision of amenity for prospective residents; & existing neighbours;
Impact on the Area of Townscape Character;
Consideration of representations;
Other environmental factors.

9.2

The adopted Belfast Metropolitan Area Plan 2015 (BMAP) has been quashed as a result of a
judgement in the Court of Appeal delivered on 18 May 2017. As a consequence of this, the
Belfast Urban Area Plan 2001 (BUAP) is now the statutory development plan for the area.

9.3

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.

9.4

Under the adopted BUAP 2001 the site is un-zoned white land. The site is located within the
settlement development limit for Belfast as designated by both iterations of Draft Belfast
Metropolitan Area Plan 2015 the 2004 and 2015 versions. The site is located within a
proposed Area of Townscape Character. It is noted that the Planning Appeals Commission
Public Inquiry report does not note any specific objections to the ATC designation at this
location.

9.5

Under the SPPS, the guiding principle for planning authorities in determining planning
applications is that sustainable development should be permitted, having regard to the
development plan and all other material considerations, unless the proposed development will
cause demonstrable harm to interests of acknowledged importance. It is considered that this
proposal would result in demonstrable harm to the residential amenity of neighbours and
prospective occupants.

9.6

Principle of development and use
The lands are considered ancillary amenity to the triangle of terraces abutting the site. Whilst
there is a building on the site, which may have had residential use prior to the 1971, there are
no planning, building control or rates records for the past 50 years.

9.7

Agents evidence sets out the dates and uses as below;
 1907-1964 uninterrupted evidence 1a used as a dwelling


1965-1968 – vacant



1969-1971 dwelling



1971-1976 - vacant



1979 – Evidence used as garage but no evidence it was a commercial vehicle repair
garage.

9.8

It is accepted that 1 Canada Street was last used as a dwelling, however LPS records show
that no domestic rates have been collected for the property.

9.9

However, in respect of 1a Canada Street, whilst the applicant states that it was historically a
dwelling and last used as a dwelling 1971, its lack of use as a dwelling for 50 years would
deem its residential use abandoned. A combination of evidence from street directories and
Land and Property Services Rates Checker also suggests that the most recent use albeit 31
years ago was as a garage.
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9.10

Land and Property Services (LPS) domestic checker does not show a record for 1a, however
LPS non-domestic checker shows 1a Canada street as being non domestic stores and yard
(checked firstly on 7th June 2017 and 9th February 2021). A further check of the Street
Directories for 1981 and 1989 show 1a Canada Street recorded as Mills Garage in 1981 and
R. Seeds Garage in 1989 therefore providing evidence that the building’s use was as a
commercial garage and has not been in that use for at least 28 years. The Street Directories
from 1990 and 1991 shows no records for 1a Canada Street. 1 Canada Street was recorded
as an occupied dwelling in 1981, 1989, 1990 and 1991. Considering that the street directories
list 1a as a garage and that it appears on the LPS non domestic rates checker as a stores and
yard, it is considered reasonable to assume that that the last use of 1a Canada Street was a
commercial garage and not a dwelling and that the use was abandoned some time ago approx.
around 1990, some 31 years ago. Therefore the applicant’s assertion that the lawful use is a
dwelling and this it was not abandoned in 1971 is improbable.

9.11

The principle of the proposed residential development is unacceptable at this location as
it fails to provide a quality residential environment for both prospective and existing
residents. The site is restricted, which results in a form, scale and mass which renders
the use incompatible to this site
Layout, Separation, Outlook and Surveillance

9.12

The agent was requested to submit sections traversing through the site showing the
relationship of the proposed development with existing surrounding properties and to
provide a shadow analysis for the proposed development to assist with the consideration
of the proposal. At the time of writing of this report this information has not been received
and the assessment is based on the information available on file. It is considered that the
proposed height, scale, massing and design raise concerns as does the built footprint to
plot ratio within this restricted site and will result in overdevelopment of the site.

9.13

Paragraph 4.8 of PPS 7 specifically states that the analysis of context is particularly
important for back land development. The area of Canada Street, My Lady’s Road and
London Road and surrounding streets displays a traditional form and layout with terraced
dwellings fronting on to the public realm with rear yards and access alleyways. Policy QD
1 of planning policy Statement 7 – Quality Residential Environments also considers the
impact of the proposal on the character of the area. It is considered that the proposal fails
to take account of the area in its general layout characteristics and does not reflect the best of
local tradition and form which does not include back land development with units wholly to the
rear with no outlook to the public street / realm resulting in an unacceptable layout, impacting
on the amenity of prospective residents and is therefore contrary to criterion (a) of policy QD
1 of PPS 7. This is also reiterated in further guidance including Creating Plans and Living
Places – An Urban Stewardship and Design Guide for Northern Ireland.

9.14

The separation distances between the proposal and surrounding properties varies between
1m and 2.88m at its maximum. The restrictive nature of the site and the surrounding built form
would result in a perception of being hemmed in and dominance to both prospective and
existing residents. All of these are symptoms of over development and indicate that the
proposed development exceeds the maximum capacity that the site can accommodate.
Therefore the proposal is considered contrary to criterion (h) of policy QD 1 of PPS 7 and
criterion (a) and (b) of policy LC1 of the Addendum to PPS 7.

9.15

The proposed apartments 2, 3, 5 and 6 being located to the rear will also not allow for sufficient
surveillance, the entries will still be accessed by residents from the 3 terraces and given the
narrow entries this will impact on the actual or perceived safety and security for prospective
residents. Therefore, contrary to criterion (i) of policy QD1 of PPS7PPS 7 Policy QD1 (i)
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requires personal safety to be considered in housing layouts amplifying text at para 4.39
advises that ‘The design of new developments should seek to provide a feeling of security and
a sense of vitality in all parts of the layout. To enhance security from crime, the back gardens
of dwellings should be enclosed and back onto each other. Public areas such as open spaces,
pedestrian routes and cycle linkages should be overlooked by the fronts of dwellings and other
buildings to provide maximum surveillance’.
9.16

The proposal will impact the character of the area and result in dwellings that will not integrate
into the traditional terraced streets by turning their back on the street and creating dwellings
with no outlook onto the street. Paragraphs 4.14 -16 of PPS 7 states, that ‘the design or house
types and other buildings, the relationship between them, their relationships to streets and the
spaces created around them will all strongly influence the character of the overall site and its
surroundings and contribute significantly to the quality and identity of the new residential
environment’. Para.4.15 specifically refers to properties ‘backed onto nearby roads or other
public areas and creating unsightly views’ and failing to provide an attractive outlook from the
proposed dwellings and views of the proposed dwellings from public areas. Para. 4.16 states
‘All buildings should be located and orientated to front onto existing and proposed roads to
present an attractive outlook’. This development fails to meet this criteria.

9.17

The proposal incorporates obscure windows to avoid over looking to neighbouring
dwellings, the use of obscure glazing to any great extent is an indication of over
development of the site and again will impact amenity for prospective residents by further
impacting their outlook.
Height, Scale and Mass

9.18

Height – 7.4m from FFL
Eaves – 5.15m from FFL
Gable Depth (South eastern elevation along the rear of London Road) – 9.56m
Length (Northern elevation) – 12.08m
Length (Southern elevation) – 7.88m

9.19

In terms of the existing building on the site, it is a modest two storey building. The proposal
represents a significant increase in both footprint and built form. Whilst the proposal will
not exceed the ridge height of the adjacent dwellings at Canada Street, My Lady’s Road
or London Road, It is the cumulative scale, massing and form combined with the proximity
and little separation from the additional built form on this restrictive site that renders the
proposal unacceptable.

9.20

The proposal would also be out of keeping with the pattern of development in the area. This
is demonstrated, by the restrictive layout and the ‘hemming in’ of the 4 proposed apartments
in the back land of the site. The outlook for apartments 2, 3, 5 and 6 is unacceptable with all
apartments wholly located to the rear out looking on to the rear returns, yards and entries of
those dwellings along Canada Street and London Road. The units taper to the south west
and are separated by the alleyway, resulting in these apartments out looking to the rear of
these existing dwellings. The proposal would result in back land development with the
proposed dwellings having no outlook on to the public street, and whilst a patch of garden is
provided the general outlook is to the rear returns and is entirely surrounded by the rears of
three rows of terraced dwellings. The rear amenity area provided will then be subjected to
overlooking from the exiting terraces, giving a ‘gold fish bowl’ effect.

9.21

Amenity
The proposed floor space for the development is set out below:
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Apartment 1 – 39.65m2 approx. – 1 bed 2 person
Apartment 2 – 35.75m2 approx. – 1 bed 2 person
Apartment 3 – 39.71m2 approx. – 1 bed 2 person
Apartment 4 – 54.90m2 approx. – 2 bed 4 person
Apartment 5 – 34.96m2 approx. – 1 bed 2 person
Apartment 6 – 36.46m2 approx. – 1 bed 2 person
9.22

In terms of the required minimum space standards, the proposed amenity space for the
apartments meet and exceed the space standards as set out in Annex A of the Addendum to
Planning Policy Statement 7 – Safeguarding the Character of Established Residential Areas
and therefore is in accordance with criterion (c ) of policy LC 1.

9.23

Whilst apartments 2 and 3 benefit from their own private amenity spaces of 5.8m 2 and
5.5m2 approximately which, is separated by the proposed communal amenity area of
54.9m2 approximately in the southern portion of the site, the areas will be entirely over
looked. Bicycle parking and bin storage provision is located along the north eastern
elevation of the proposed apartments and south of those dwellings rear yards along My
Lady’s Road. The communal space, bin storage and bicycle storage totals to
approximately 60.63m2 and equates to approximately 10.1m2 per apartment with
apartments 2 and 3 also benefiting from their own amenity space. Whilst the amenity
space provided is sufficient in terms of meeting the minimum space required it is not
appropriate. The context of the site being surrounded by terrace dwellings will be
overlooked by those existing properties renders that little privacy will be availed by the
prospective residents. Again this is a further symptom of over development and indicate that
the proposed development exceeds the maximum capacity that the site can accommodate.

9.24

9.25

9.26

Bin Storage
In terms of the proposed bin storage, the proposal fails to meet the guidance as set out in
the Local Government Waste Storage Guide for Northern Ireland and the Supplementary
Waster Storage Guidance for Developments in Belfast. The guidance advises a
hardstanding area of 1.8m x 1.2m per dwelling unit and any layout should demonstrate
that 6 sets of bins/containers can be accommodated in a way that they can be individually
accessed without moving other bins around. The proposal does not provide this and
whilst a communal approach would be acceptable and would require fewer bins and less
space it would require the developer to provide a written undertaking to arrange for bins
and containers to be presented. A clearway of 1m wide should be provided to
accommodate the safe and convenient movement of bins/containers from the store to
collection point and the proposal is not compliant with this.
Impact on Neighbouring Residential Amenity
The agent has failed to demonstrate that the scheme will not impact exiting neighbours.
In terms of the residential amenity of existing residents, it is considered that the proposal
would lack sufficient separation distances and will result in negative amenity impacts. In
terms of overlooking the applicant has provided a design and layout that would reduce
overlooking from the proposal to existing properties, however the proximity of existing
dwellings surrounding all sides of the site would result in an unacceptable degree of
overlooking, loss of privacy, dominance and perception of dominance.
In terms of overshadowing, the shadow analysis requested was not provided and
therefore the authority is unable to make a full assessment, however considering the scale
of the proposal, the context in which the site is located and the sun path, it is expected
that overshadowing will result to both existing and proposed residents which would be to
the detriment of their residential amenity and would fail to provide a quality residential
environment.
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9.27

In the absence of a shadow analysis it is anticipated that the proposal would result in
properties 1, 2 and 3 Canada Street being in the shadow in the mornings, properties 103113 My Lady’s Road for a substantial part of the day and properties 3,5 and 7 London
Road in the afternoon. This is due to the massing and cumulative impact of the proposed
building and additional built form to the rear of 1 Canada Street. It is this combination of
the proposal with the sun path that would result in an unacceptable degree of
overshadowing and loss of light to those surrounding properties.

9.28

Therefore, the proposed layout is unacceptable and if permitted would detrimentally impact,
on the local character and environmental quality of the area and would fail to provide a quality
residential environment and is considered to be contrary to criterion (a), (g), (h) and (i) of policy
QD 1 of PPS 7 and criterion (a) and (b) of Policy LC 1 of the Addendum to PPS 7.

9.29

Design & Impact on the Area of Townscape Character
The site is located within the proposed Area of Townscape Character BT 064 as designated
by the draft Belfast Metropolitan Area Plan 2004 version. One objection to the proposed ATC
designation, noted in the Public Inquiry into the Objections to BMAP 2015 report by the PAC,
dated 8th July 2011. One in relation to the strategic policy of ATCs within BMAP. No site
specific objections to the proposal sites inclusion within the ATC are noted. It is therefore
likely, if and when BMAP is lawfully adopted, that the ATC designation would be included and
therefore the proposed ATC designation is a material consideration.

9.30

It is considered that the proposed development is contextually inappropriate for the location in
which it is proposed. As stated in the applicants statement the proposal will be mostly unseen
from the public street, nevertheless it is located within an ATC and is surrounded by 3 rows of
terrace dwellings which are also located within the ATC. This site forms part of the surrounding
area which those terrace dwelling outlook on to and therefore it is considered that the proposal
does not maintain or enhance the overall character or respect the built form of the area, which
is also a proposed ATC.

9.31
In terms of ATC policy therefore the underlying concept is to promote legible districts, i.e. to
ensure that new development maintains or enhances the overall character of the ATC as an
area of distinct character with intrinsic qualities. It is considered that the proposal will have a
negative impact on the reading of the proposed ATC Area as an area of distinct character (i.e.
a late Victorian, Edwardian era suburban district. The proposal therefore does not maintain
or enhance the proposed ATC.
9.32

The proposal is considered to be contrary to paragraphs 4.26 and 6.21 of the Strategic
Planning Policy Statement for Northern Ireland (SPPS), in that the proposed development will
cause demonstrable harm to interests of acknowledged importance. Paragraph 4.26 of the
SPPS, Paragraphs 6.21 of the SPPS states that new development which maintains or
enhances the overall character of the area and respects the built form should be permitted.
The proposal is considered to be contrary to paragraphs 4.26 and 6.21 of the SPPS and Policy
QD1 of PPS7 as it is out of keeping, uncharacteristic within the area and would fail to maintain
on enhance the Area of Townscape Character.

9.33

Applicants Planning Statement
The applicant raised a number of history applications they considered relevant to the
consideration of this application.
 Z/2001/1515/F - 54 & 54 A Sunnyside Street – Demolition of existing building, alteration
of existing house and erection of 3 No. dwellings – Granted 21st September 2001 Decision was made by the previous planning Authority pre the introduction to the
Addendum to PPS 7.
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9.34



Z/2005/0752/F - Existing garages to rear of Avoniel Parade, Avoniel Rd and Avoniel
Drive (Access via Avoniel Parade) - Erection of 3no. 2-storey terraced dwellings –
Granted 22nd March 2006 – Decision was made the previous Planning Authority pre
the introduction to the Addendum to PPS 7.



Z/2013/1465/F – 2 Claremont Mews - Proposed apartment block for 6 apartments with
ground floor parking – Allowed at appeal 18th January 2016 - The appeal decision was
allowed based on the historical approval Z/2006/0671/F . the Commissioner
acknowledged the scheme fails PPS7 and it is considered to be a poor decision not to
be relied upon or repeated.



LA04/2017/1414/F – 195 Templemore Avenue - Conversion of existing building to
create 8 one bedroom apartments, amenity space, bin store, cycle parking and
ancillary accommodation – Granted 7th December 2017
Not comparable – 2 out of 6 units located with rear of building – 4 apartments
outlook on to the public street and all apartments are accessed from the public street.

Agents Queries
The agent raised a number of queries which are addressed below:
 What exactly are the back land development issues, to what and how does this
proposal cause harm? - The restrictive nature of the site and the surrounding built form
would result in a perception of being hemmed in and dominance to both prospective
and existing residents. It is this context, poor outlook and restrictive nature of the site
that renders this proposed residential development unsuitable at this location and
would not deliver a quality residential environment;


9.35

Is Dudley Street the only planning precedent applicable to this application? – Dudley
Street appeal (2013/A0178) which was dismissed by the PAC is comparable to the
proposal site, in that the site is inserted within the context of back lands of terrace
housing, enclosed within the rear elevations and rear returns of the terraces and
narrow alleyways in between the north eastern and south eastern boundaries of the
site. Similarly the proposed apartments will have no outlook, connection or relationship
with the public street and failed to provide a quality residential environment and would
create unacceptable damage to residential amenity, harm the living conditions of
residents through outlook and set an undesirable precedent. Representations in
support of the proposal also similarly highlight the current state of the site with rubbish,
collapsing building and decaying of the site as a reason to support the proposed
development. However, the commissioner also noted in the Dudley Street appeal that
whilst the appellant had also claimed issue with rubbish and anti-social activity on the
site, it did not justify approval of the proposal. The proposal is comparable to this
appeal decision and it is considered unacceptable.

The following matters are addressed in the body of this report.


What is the character of the area and how is this proposal not in keeping with that
character?



How is the proposal incompatible with the area?



How does the proposal offend or cause harm to the ATC?



On whom and how is overlooking and loss of privacy caused?
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9.36

What is the harm caused by the outlook from the units?

Consideration of Representations
The application has been neighbour notified and advertised in the local press. Two
representations of support have been received from Cllr George Dorrian and Christopher
Stalford MLA. Their points raised are addressed below;










9.37

9.38

The proposal will regenerate the site – – Noted. The proposal must be
considered under the prevailing planning policy. The weight afforded to
determining factors is a matter for the decision maker.
Site is run down and a nuisance for neighbours due to rubbish, collapsing
building and generally decaying space – There is nothing to preclude the
landowner from tidying the site, it is his responsibility to ensure the site is
maintained in a safe and clean condition.
New proposal is clean and regenerates the area whilst maintaining it’s local,
traditional character –The proposal is considered to fail the relevant policy tests.
Gated option provides a level of security which will add value to both the
proposed and existing properties – property value is not a planning material
consideration;
Spoken with a number of local residents and found them supportive
especially those who border the site – Noted;
Notes proposed properties not facing onto main road but we must work with
what space is available and will regenerate a site which otherwise will
continue to be unsightly and of no practical positive use – whilst re-using land
is encouraged, this development will result in a poor level of amenity and fail to
provide a quality residential environment
Imaginative solution and wishes for proposal to be looked upon favourably
– Noted. The proposal must be considered under the prevailing planning policy.
The weight afforded to determining factors is a matter for the decision maker.

Parking Provision and Access
Transport NI were consulted and have no objection to the proposal subject to the
conditioning of the removal of the drop kerbs from the vehicular access at 1 Canada Street
and the provision of secure and covered cycle parking to be permanently retained.
Other Environmental Factors
NI water were consulted and have no objection to the proposal.
Environmental Health were consulted and requested the submission of a Preliminary Risk
Assessment, Generic Quantitative Risk Assessment (GQRA), noise impact assessment and
an updated site and development-specific Remediation Strategy. Following the submission
and consideration of these, Environmental Health has no objection to the proposal.

9.39

Recommendation
The proposal is considerable to be unacceptable and refusal of planning permission is
recommended.

9.40

Having regard to the policy context and other material considerations above, the proposal is
considered unacceptable and refusal of planning permission is recommended. Delegated
authority is sought for the final wording of refusal reasons from the Director of Planning and
Building Control.

10.0

Summary of Recommendation:

Refusal
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11.0

Refusal Reasons
1. The proposal is contrary to Policy QD1 of the Department's Planning Policy Statement
7: Quality Residential Environments in that the proposal would, if permitted, introduce
an unacceptable layout, form and scale to a restricted site resulting in
overdevelopment of the site which would fail to provide a quality residential
environment to the detriment of the amenity of prospective residents in terms of poor
outlook, inappropriate amenity space provision, poor surveillance and inadequate
storage for bins.
2. The proposal is contrary to Policy QD1 of the Department's Planning Policy Statement
7: Quality Residential Environments in that the proposal would, if permitted, introduce
an unacceptable layout, form and scale to a restricted site resulting in
overdevelopment of the site which would fail to provide a quality residential
environment to the detriment of the amenity of existing residents in terms of
dominance, shadow, loss of light and overlooking.
3. The proposal is contrary to Policy QD1 of the Department's Planning Policy Statement
7: Quality Residential Environments and to Policy LC1 of the Addendum to Planning
Policy Statement 7: Safeguarding the Character of Established Residential Areas, in
that the development would, if permitted, not be in keeping with the overall character
and environmental quality of the established residential area and proposed ATC in that
If permitted would result in an over developed site and pattern of development which
would introduce to the location an uncharacteristic layout to the detriment of the quality
of the area.
4. The proposal is contrary Policy QD1 of the Department's Planning Policy Statement 7:
Quality Residential Environments, paragraphs 4.11 and 4.12 of the Strategic Planning
Policy Statement (SPPS) for Northern Ireland and Living Places in that if permitted
would result in a layout that is not designed to promote safety and security and has the
potential to detrimentally impact on the residential amenity of prospective residents.

Notification to Department (if relevant)
N/A
Representations from Elected members:
Cllr George Dorrian
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ANNEX
Date Valid

22nd July 2020

Date First Advertised

31st July 2020

Date Last Advertised

6th November 2020

Details of Neighbour Notification (all addresses)
The Owner/Occupier,
1 London Road,Belfast,Down,BT6 8EY
The Owner/Occupier,
101 My Ladys Road,Belfast,Down,BT6 8BZ
The Owner/Occupier,
102 Richardson Street,Belfast,Down,BT6 8DY
The Owner/Occupier,
103 My Ladys Road,Belfast,Down,BT6 8FE
The Owner/Occupier,
105 My Ladys Road,Belfast,Down,BT6 8FE
The Owner/Occupier,
107 My Ladys Road,Belfast,Down,BT6 8FE
The Owner/Occupier,
109 My Ladys Road,Belfast,Down,BT6 8FE
The Owner/Occupier,
11 London Road,Belfast,Down,BT6 8EY
The Owner/Occupier,
111 My Ladys Road,Belfast,Down,BT6 8FE
The Owner/Occupier,
113 My Ladys Road,Belfast,Down,BT6 8FE
The Owner/Occupier,
115-119 ,My Ladys Road,Belfast,Down,BT6 8FE
Christopher Stalford
127-145, Unit 4, Sandy Row, Belfast, Antrim, Northern Ireland, BT12 5ET
The Owner/Occupier,
13 London Road,Belfast,Down,BT6 8EY
The Owner/Occupier,
15 London Road,Belfast,Down,BT6 8EY
The Owner/Occupier,
2 Canada Street,Belfast,Down,BT6 8DZ
The Owner/Occupier,
3 Canada Street,Belfast,Down,BT6 8DZ
The Owner/Occupier,
3 London Road,Belfast,Down,BT6 8EY
The Owner/Occupier,
4 Canada Street,Belfast,Down,BT6 8DZ
The Owner/Occupier,
5 Canada Street,Belfast,Down,BT6 8DZ
The Owner/Occupier,
5 London Road,Belfast,Down,BT6 8EY
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The Owner/Occupier,
6 Canada Street,Belfast,Down,BT6 8DZ
The Owner/Occupier,
7 Canada Street,Belfast,Down,BT6 8DZ
The Owner/Occupier,
7 London Road,Belfast,Down,BT6 8EY
The Owner/Occupier,
9 London Road,Belfast,Down,BT6 8EY
George Dorrian
Date of Last Neighbour Notification

27th October 2020

Date of EIA Determination

N/A

ES Requested

No

Planning History
Ref ID: LA04/2017/0376/F
Proposal: Erection of 2 storey replacement rear return to existing dwelling at 1 Canada
Street, and demolition of dwelling and other ancillary buildings and structures and
erection of 2no dwellings and ancillary domestic storage building at 1a Canada Street (to
the rear of 1 Canada Street) and associated works
Address: 1 and 1A Canada Street, Belfast, BT6 8DZ,
Decision: Refused – Extension to 1 Canada Street allowed at appeal following removal
of 2no.dwellings from appeal proposal.
Decision Date: 22.06.2017
Ref ID: LA04/2018/0466/O
Proposal: Demolition of buildings and structures and erection of single dwelling
Address: 1A Canada Street, Belfast, BT6 8DZ,
Decision: Refused
Decision Date: 11.05.2018
Ref ID: Z/2002/1112
Proposal: Ground floor kitchen extension to rear of dwelling under existing first floor
bathroom
Address: 1 Canada Street, Belfast
Decision: Granted
Decision Date: 11.05.2018
Drawing Numbers and Title
Drawing No.
Type:
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Agenda Item 6c
Committee Application
Development Management Report
Application ID: LA04/2019/1797/F
Date of Committee: 16th Feb. 2021
Proposal:
Location:
Renovation of listed buildings and
Derelict lands at and to the rear of
lands to the rear for a residential
No's 34-36 The Mount
development comprising of 7no.
Belfast
townhouses and 34no. apartments
BT5 4NA.
(41 units) with associated
landscaping, parking and site works
Referral Route:
Planning Committee - scheme more than 12 units with objections
Recommendation: Approval
Applicant Name and Address:
The Mount, 1 Castlereagh Street, Belfast Ltd
Pearl Assurance House
Donegall Square East
Belfast
BT1 5HB

Agent Name and Address:
MBA Planning Ltd
4 College House
Belfast
BT12 4HQ

Executive Summary:
This application seeks full planning permission for the renovation and conversion of listed
buildings and the redevelopment of lands to the rear for a residential development comprising of
7no. townhouses and 34no. apartments with associated landscaping, parking and site works.
The main issues to be considered in this case are:








Principle of development
Design and impact on character and appearance of the area
Impact on listed buildings
Impact on neighbouring amenity
Density
Private and shared amenity space
Access, Movement and Parking

The application site is designated within Belfast Urban Area Plan 2001 as zoned within a
Housing Action Area. Within the Draft BMAP (2004), the site is designated Land Zoned for
Housing. At examination of Draft BMAP (2004). The Planning Appeals Commission (PAC)
make no reference to proposed land use designation within BMAP enquiry report indicating no
objections were received regarding land zoning, within the dBMAP 2015 the site was zoned as
land for housing.
The proposal is not considered to adversely impact the character and appearance of the area or
the amenity of neighbouring properties. The proposal will contribute to the restoration of a
Georgian terrace, which will provide 12 number units, the restoration of the Listed Building
element will be secured by a Section 76 Legal Agreement; with the remainder built to form a
quad within the Mount with a central amenity and parking area. The site will result in 41 new
homes and is acceptable in terms of density, design, private and shared amenity provision,
highway safety, parking and flooding. It is concluded that the scheme will bring a positive benefit
to the site and locality, given the site has been vacant for many years and the Listed Buildings
are in a state of disrepair.
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The scheme will include 34 number parking spaces within the site and a number of travel cards
for residents this is considered acceptable, given the site is in a highly accessible location close
to bus, rail, City centre and District centres.
Rivers Agency, Historic Environment Division, NI Water, BCC Environmental Health, DfI Roads
Service were consulted and have offered no objection to the proposal.
18 responses to public consultation were received, of this nine letters of objection with stated
concerns from six individuals; seven standardised letters of objection providing no reasons of
concern, and two letters seeking additional information. concerns summarised as:










Road safety
Parking congestion;
Social housing provision;
Noise impact on human health;
Loss of greenspace, wildlife
Overlooking
Density
Impact on listed buildings
Aesthetics

These matters are addressed in the main body of the report below. It is noted that following
amendments to the scheme only one repeat objection was received regarding loss of
greenspace. The Council also received one telephone call of support for the scheme, caller
indicated that the site has been vacant for the considerable period and the current state
detracted from the surrounding character environmental quality, “the redevelopment will bring
new life to the area”.
The proposal has been assessed against and is considered to comply with PPS3, PPS6, PPS7,
PPS7 Addendum, PPS8, PPS12, PPS15 the SPPS, BAUP 2001 and Draft BMAP 2004. Having
regard to the development plan, relevant planning policies, and other material considerations
including third party representations, on balance, it is recommended that the proposal is
approved.
Recommendation - Approval subject to conditions
Delegated authority is sought for the Director of Planning and Building Control to finalise the
Section 76 Agreement to secure the works to the listed building and the wording of conditions
subject to no new substantive planning issues being raised by third parties.

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 redevelopment of listed buildings and lands to the
rear for a residential development comprising of 7no. townhouses and 34no. apartments
with associated landscaping, parking and site works.

2.0

Description of Site
The site is mainly vacant land to the rear of an existing listed terrace which is currently in
a state of disrepair. The street layout around the site resembles a quadrangle with the
site as the central element. The topography of the site is relatively flat from the north
boundary to the midpoint of the site where it drops circa 1.5m. The surrounding area is
mostly residential in nature with terrace housing and apartments forming the housing
style; also in close proximity is a number of halls and church buildings. The site is
currently enclosed by means of a corrugated iron 2.4m high fence

Planning Assessment of Policy and other Material Considerations
3.0

Site History

3.1

Z/2006/0224/F - 75 Apartments in 3No. Blocks: Block A-48 Apartments, Block B-9
Apartments, Block C-18 Apartments permission granted 29/12/2008

4.0

Policy Framework

4.1

Belfast Urban Area Plan
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4.2

Draft Belfast Metropolitan Area Plan 2004
The extant development plan remains 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)
Planning Policy Statement 3: Access, Movement and Parking
Planning Policy Statement 7: Quality Residential Environments
Addendum to Planning Policy Statement 7: Safeguarding the Character of
Established Residential Areas
Planning Policy Statement 12: Housing in Settlements

5.0

Statutory Consultees Responses

5.1
5.2
5.3
5.4
5.5
6.0

Historic Environment Division (HED) - no objection
Northern Ireland Environment Agency (NIEA) - no objection
Department for Infrastructure (DfI) - no objection
NI Water - no objection
DARD Rivers Agency – no objection
Non Statutory Consultees Responses

6.1

BCC Environmental Health – no objection

7.0

Representations

7.1

The proposal was advertised within the local press and ninety eight neighbouring properties
notified of the proposal to date the council has received thirty two objections to the proposal.
The issues of concern regarding the proposal are set out below response in brackets:

7.2

The design of the entrance impinges and impairs the amenity of our pedestrian entrance at
the existing gates, with heightened road safety risk.
- (Response: design of entrance and road safety issues considered to be acceptable by
DfI)

7.3

The reduced parking provision proposed will increase demand for on-street parking which
is already under stress due to events within local halls and commuter parking. Local
businesses affected due to lack of parking.
- (Response: acceptable parking survey submitted and parking provision considered
satisfactory, developer to provide nine travel cards for three years to encourage public
transport use and also provide cycle parking to reduce reliance on private car use)

7.4

Parking spaces and roads seem to be close to existing boundary retaining walls.
- (Response: parking and internal road provision within confines of site, no concerns
regarding current parking proposal)

7.5

Additional traffic leading to increase noise and air pollution adversely affecting the
respiratory health of residents.
- (Response: the proposal was assessed by Environmental Health regarding pollutants
effects on surroundings and offered no objection subject to standard conditions)

7.6

Over development increasing population within the Mount.
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-

(Response: apartment and terrace plot sizes comparable with surroundings)

7.7

Aesthetic appearance of proposed Flats 1 -12 with roof terrace
- (Design altered to traditional appearance, roof terrace removed)

7.8

Aesthetic appearance of the proposed 7 townhouses not reflective of original house design
- (Terrace design considered acceptable design drawing design ques form surrounding
styling)

7.9
The 18th century character of the listed building (34 - 36) will be overwhelmed by the Stark
Brutalist building and the townhouses.
- (Response: amendments received removing modern style apartment block with
traditional style and HED content with amended design for apartments and housing)
7.
10

Concerns regarding plans for turning these houses/apartments into social housing.
- (Response: The applicant has not stated the occupancy type for the units, there are no
policy requirements in this regard)

7.11 Site is a suburban oasis with two tall, mature trees and is home to urban foxes as well as
various plants, birds and insects.
- (Response: site is previously developed land Brownfield suitable and zoned for
redevelopment)
7.12 All existing properties would lose the privacy they currently enjoy
(Response: front to front separation reflective of surroundings, back to back circa 35metres
considered acceptable)
7.13 Impact of construction noises on existing residents, elderly, young and homeworking
- (Response: all building works and redevelopments result in disruption but typically
temporary and short term in nature)
8.0

Assessment

8.1

The key issues in the assessment of the proposed development include:
- Principle of development
- Design, Impact on character and appearance of the area
- Impact on amenity
- Access, Parking
- Contamination
- Flooding
- Infrastructure capacity

8.2

Principle of development
The application site is zoned within the BUAP and dBMAP (both versions of dBMAP) as
housing action area and for land zoned housing. The land is within an established
residential area. It is considered the proposal would fulfil the main objectives of the
Development Plans and the SPPS, through the provision of housing in a sustainable
location. The principle of development is acceptable subject to the material considerations
as set out below.

8.3

Layout & Impact on character and appearance of the area
The Mount is formed as a square with an inner quadrangle. The site forms the inner
quadrangle and historically has been developed. The majority of buildings were cleared
from the site a number of years ago and bounded by a hoarding. The proposal to essentially
to re-instate the quad with buildings on the perimeter and use the centre for amenity and
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parking. This is in keeping with the historic layout and pattern of development and is
acceptable.
8.4

The residential buildings proposed are also in keeping, the surrounding area is
predominantly residential with a variety of housing types with a church hall, community hall,
two and three storey high detached and terrace housing and two and three storey high
apartment blocks. The prominent construction materials is red brick or render and slate,
the properties are designed to sit comfortably within the setting with matching materials and
either a two storey or single storey bay window to the front facade some of which are
rendered. A number of the properties have dormers to the front facade with the new
apartment blocks also paying respect to this design with eaves level gables included in the
design.

8.5

Therefore, in terms of character and appearance the new development will re-instate the
site and street pattern, in keeping with the largely traditional form in the area and result in
no significant detrimental impact to the character of the area

8.6

Density
The existing density is varied given the differing housing styles in the surrounding street
that make up the Mount. The surrounding density for the terrace to the Mount (south) is
circa 126 dwellings per hectare (dph) the terrace to the Mount (north) 85 dph and the
apartment unit to the Mount (west) has a dph of circa 500. The Mount (east) being uniquely
different in having detached, terrace and apartments within a small area would produce a
singular dph.

8.7

The density of the proposed development is compatible with the surrounding area. The
proposed terrace housing having circa 104dph. Apartment block 1-12 circa 394dph;
apartments 20-23 circa 376dph and the Georgian terrace 24-41 circa 561dph.
Therefore, within The Mount, the average densities will remain similar and not result in any
negative impact.

8.8

Design & Amenity
Apartments 1-12
The proposed apartment block occupies a plot at the junction of the Mount west and north,
it is of a traditional design with gable roofs, dormers and canted and square bay projections.
Traditional materials are proposed including render to ground floor level and also to the
bays; red brick will be used elsewhere in the construction. The materials are considered to
be in keeping with the surrounding context. The introduction of chimneys at the roof level
acknowledges the age profile of the neighbouring properties and helps to blend the
proposal with the neighbouring properties. Likewise the eaves level dormers are reflective
of the surrounding styles and the use of sandstone lintels contributes to the styling being
reflective of the area. The apartment block is sited to ensure that the established buildings
lines are replicated helping the block to assimilate into the surrounding context.

8.9

This current design of the apartment block was the result of negotiations between Council
and agent. The original design was modified from a modernist building which had a cubic
appearance including a flat roof and roof terrace and additional roof level plant room. It
was considered that this modernist style jarred with the surrounding context and raised a
number of concerns from neighbours. The amended scheme is considered to sit
comfortably within the surrounding context.

8.10 The proposed apartments contained within the block consists of 6no one bedroom
apartments and 6no two bedroom apartments. The one bedroom units are designed with
60sqm of floor space and the two bedroom units having 70sqm. The units are in excess of
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the space standard requirements which averages 53sqm and 63sqm of floor space for one
and two bedroom units.
8.11 The outlook from the apartments will be mainly onto the streets, with four upper floor units
also having balconies overlooking the shared amenity space to the rear. The L shape
design does not impact on the amenity enjoyed by each unit. It is considered that there is
sufficient separation distance to ensure no direct room to room views. The apartments
enjoy soft amenity provision to the front and rear which is accessible to the occupants of
the flats. The bin and cycle storage provision for the apartments is within an acceptable
travel distance of circa 20m.
8.12 Terrace nos. 13 to 19
The terrace consists of seven dwellings which are designed to have a traditional
appearance and will use traditional materials reflective of the surrounding area. The
Council sought amendments to the proposal terrace to include chimneys at roof level to
ensure that the terrace reflects the surrounding period styling. The housing are proposed
with a floorspace of 88sqm above the expressed standards of 80/85sqm. The terrace will
have enclosed front and rear garden areas reflective of the surrounding area. The building
line created by the terrace is also reflective of the surrounding area. It is considered that
the design of the terrace and the reflective building line ensures the terrace will sit
comfortably within the surrounding context.
8.13 Apartments 20 to 23
The apartment block is designed to contain two duplex apartments and two single floor
apartments over three floors. The design has been amended at the request of both the
Council and Historic Environment Division (HED). The original design was for the
apartment block to adjoin the listed Georgian terrace replicating the design of the terrace.
The amendments have resulted in a free standing unit employing design features and
materials that are reflective of the later Victorian/Edwardian period. The construction of the
apartment block will use red brick, render and natural slate for the walls and roofs. Design
features of canted bay windows, decorative eaves details and chimney stacks are also
proposed to reflect the surrounding context. The design relays on a lower ground floor level
set below road level and two floors above, this design feature is reflective of the
neighbouring Georgian terrace. The duplex apartments are designed with bedrooms and
bathrooms at lower ground level and living rooms and kitchens above at ground floor level.
Private amenity is provided in the form of terraces at the lower ground level. The two
apartments at second floor level contains living space and bedrooms on the one level with
balconies providing outdoor amenity space.
8.14 Georgian Terrace 24 to 41
The proposal for the existing Georgian terrace is for renovation and extension to
accommodate eighteen one bedroom apartment units. The design of the apartment block
is restricted given listed building status. The outward appearance of the proposed
extension will copy the existing appearance of the existing terrace, HED and the architects
have cooperated to reach an acceptable solution that protects the listed building and allows
an appropriate designed extension. The lower ground floor units have outdoor amenity
space in the form of an enclosed terrace area to the front. The upper floor units are provided
with external green amenity space to the rear. The internal space for the units are range
from 37sqm to 41sqm providing acceptable internal accommodation space.
8.15 The restoration works to the listed building and conversion will be secured by a Section 76
legal agreement which will set out a phased approach to the overall development. This will
ensure that the other dwellings do not come forward in advance of the restoration of the
Listed building securing its long term future. This approach has been employed with
numerous listed buildings in the city which form part of a wider scheme.
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8.16 Overall it is considered that the proposed development would not cause unacceptable harm
to the local character, appearance and environmental quality of the area in accordance with
relevant planning Policies QD1 of PPS7 and LC1 of the addendum to PPS 7. The proposal
follows the guidance set out in creating places Creating Places and the SPPS.
8.17 It is considered that each units will meet the space standards and will have an adequate
outlook over the surrounding streets from the main habitable rooms. Each unit will receive
an adequate light. The apartments would have access to communal amenity space which
exceeds the standards set out in Creating Places.
8.18 The proposed units will have a fronting aspect onto the surrounding streets as such there
is no overlooking issues associated with the proposal. The separation distance between
existing buildings and new is sufficient to ensure there is no unacceptable loss of light or
overshadowing created.

8.19 The proposal is considered to be in accordance with Policy QD1 of PPS7, Policy LC1 of
PP7 Addendum, the SPPS and Creating Places.

8.20 Neighbouring Amenity
It is considered that the scheme will not result in any significant overlooking, dominance or
loss of amenity for existing residents. The separation distance between the existing
dwellings and the development will be reflective of the established character in the area.
Apartment block 01-12 has a front to front separation distance with the existing terrace of
circa 16m replicating the existing distance between the terrace and Shiloh Hall, the
established building line for the street. The proposed new terrace has a front to front
separation distance of circa 20m with the existing dwellings to the Mount (west) and a back
to back separation distance of circa 60m with the existing dwellings to the Mount (east).
Likewise the separation distances between apartment block 20-23 replicates the existing
separation distances on The Mount (South) and (west). The separation distances for the
listed building and neighbouring properties remain unaltered. The separation distances
between the proposed dwellings are considered to be satisfactory reflecting the norm for
the area and ensuring no significant or unacceptable overlooking of existing dwellings in
the area. The separation and heights of buildings proposed, which are in keeping with the
existing will not result in dominance.

8.21 Access, Parking, Transport
The planning application is accompanied by a Transport Assessment Form, Car Parking
Survey. A total of 34 car parking will be provided within the confines of the site. The short
fall within the numbers can be accommodated by on street parking. It is also proposed that
nine properties will be given residential travel cards for a period of three years. DfI has
considered the proposed parking and travel arrangements to be acceptable. The site is
also located close to two arterial routes, a walk away from Central train station and a 10
minute walk into Belfast city centre and the same distance to Connswater Shopping Centre.
In light of the stated reasoning, it is considered that the proposed development would be
acceptable in terms of highway safety, capacity and car parking in accordance with the
SPPS, Policies AMP1, AMP2 and AMP7 of PPS3, Policy QD1 of PPS7, Creating Places,
BUAP and Draft BMAP.
8.22 Waste storage:
Adequate provision has been made within the confines of the site in the form of two covered
bin stores for the storage of residential waste.
8.23 Natural Heritage
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A Bat survey was submitted with the application the age profile and condition of the
buildings on site ensuring survey was necessary: NIEA was consulted on the survey. The
findings within the survey indicated that there was no roosting bats within the site although
a number were found to be traversing the site. NIEA has made condition and informative
recommendations within their response
8.24 Contamination
A Preliminary Risk Assessment was carried out on the site which found no unacceptable
risks to human health and environmental receptors. The Land and Groundwater Team
(DAERA) and Environmental Health were consulted on the application and have no
objection to the proposal. It is therefore considered to accord with the SPPS in this regard.
8.25 Flooding
The site is not located within the fluvial or pluvial flood plain. Rivers Agency are content with
the proposal and details with submitted drainage assessment subject to a condition
requiring the submission final drainage network design for approval.
Infrastructure Capacity
8.26 NI Water have confirmed that there is available capacity within the WWTW and no concern
is raised. Connections to the public water supply, public foul sewer system and surface
water sewer would be covered by separate legislation. The Water Management Unit
(DAERA) were consulted on the application and are content with the proposal on the basis
of the surface water environment.
9.0
Summary of Recommendation:
Approve subject to Conditions

10.0 The proposal is considered to be in compliance with the development plan and having
regard for the policy context and the considerations set out above, the proposal is
considered acceptable.
Delegated authority is sought for the Director of Planning and Building Control to finalise
the wording of conditions subject to no new substantive planning issues being raised by
third parties.
10.2 Planning permission is recommended subject to conditions for the following reasons:
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.
2) All hard and soft landscape works shall be carried out in accordance with the
approved details and the appropriate British Standard or other recognised Codes of
Practise. The works shall be carried out in accordance with a programme to be
agreed with the Council.
REASON: To ensure the provision, establishment and maintenance of a high standard of
landscape.
3) The open space and amenity areas indicated on the stamped approved Drawing 70
uploaded to the Planning Portal xxx shall be managed and maintained in
accordance with the accompanying Landscape Management Plan, any changes or
alterations to the approved landscape management arrangements shall be
submitted to and agreed in writing by the Council.
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Reason: To ensure successful establishment and ongoing management and maintenance
(in perpetuity) of the open space and amenity areas in the interests of visual and residential
amenity.
4) No dwelling shall be occupied until weather protected cycle parking has been fully
provided in accordance with the approved plans.
Reason: To ensure acceptable cycle parking facilities on the site and to encourage
alternative modes of transport to the private car.
5) The last apartment to be occupied shall not be occupied until 9No Residential Travel
Cards have been supplied free of charge to occupiers of the apartments. The
provision of Travel Cards shall last for a period of three years and their allocation
should be managed to facilitate best uptake of the scheme.
Reason: To encourage alternative means of transport to the private car.
6) The access gradient 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.
7) 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.
8) The development shall operate in accordance with the Service Management Plan.
Reason: In the interests of road safety and the convenience of road users.
9) The vehicular access, including visibility splays and any forward sight distance, shall
be provided in accordance with Drawing No PL.SL.03, prior to the occupation of any
other works or other development hereby permitted.
Reason: To ensure there is a satisfactory means of access in the interests of road safety
and the convenience of road users.
10) The area within the visibility splays and any forward sight line shall be cleared to
provide a level surface no higher than 250 mm above the level of the adjoining
carriageway before the development hereby permitted (is commenced/occupied/
becomes operational) and such splays shall be retained and kept clear thereafter.
Reason: To ensure there is a satisfactory means of access in the interest of road safety
and the convenience of road users.
11) The development shall operate generally in accordance with the Travel Plan.
Reason: To encourage alternative modes of transport to the private car.
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12) No site works of any nature or development shall take place until a programme of
archaeological work (POW) has been prepared by a qualified archaeologist,
submitted by the applicant and approved in writing by Belfast City Council in
consultation with Historic Environment Division, Department for Communities.
The POW shall provide for:
 The identification and evaluation of archaeological remains within the site;
 Mitigation of the impacts of development through licensed excavation recording or by
preservation of remains in-situ;
 Post-excavation analysis sufficient to prepare an archaeological report, to publication
standard if necessary; and
 Preparation of the digital, documentary and material archive for deposition.
Reason: to ensure that archaeological remains within the application site are properly
identified, and protected or appropriately recorded.
13) No site works of any nature or development shall take place other than in
accordance with the programme of archaeological work approved under condition
12
Reason: to ensure that archaeological remains within the application site are properly
identified, and protected or appropriately recorded.
14) A programme of post-excavation analysis, preparation of an archaeological report,
dissemination of results and preparation of the excavation archive shall be
undertaken in accordance with the programme of archaeological work approved
under condition 12. These measures shall be implemented and a final
archaeological report shall be submitted to Belfast City Council within 12 months of
the completion of archaeological site works, or as otherwise agreed in writing with
Belfast City Council.
Reason: To ensure that the results of archaeological works are appropriately analysed and
disseminated and the excavation archive is prepared to a suitable standard for deposition.
15) Prior to the commencement of any of the approved development on site, a final
drainage assessment, containing a detailed drainage network design and compliant
with Annex D of PPS 15 must be submitted to the Planning Authority for its
consideration and approval.
Reason -To safeguard against flood risk to the development and elsewhere.
16) The development hereby permitted shall not commence until a Detailed
Remediation Strategy to address all unacceptable risks to environmental receptors.
This strategy should be completed by competent persons in accordance with the
Model Procedures for the Management of Land Contamination (CLR11) and/or the
Land Contamination: Risk Management (LCRM) guidance, as applicable. This
strategy must be submitted in writing and agreed with the Planning Authority and
should identify all unacceptable risks on the site, the remedial objectives/criteria and
the measures which are proposed to mitigate them (including maps/plans showing
the remediation design, implementation plan detailing timetable of works, remedial
criteria, monitoring program, etc).
Reason: Protection of environmental receptors to ensure the site is suitable for use.
17) The development hereby permitted shall not be occupied until the remediation
measures as described in the Remediation Strategy submitted under Condition 16
have been implemented to the satisfaction of the Planning Authority. The Planning
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Authority must be given 2 weeks written notification prior to the commencement of
remediation work.
Reason: Protection of environmental receptors to ensure the site is suitable for use.
18) No development or piling work should commence on this site until a piling risk
assessment has been submitted in writing and agreed with the Planning Authority.
This Condition only applies if a piling foundation is being used at the site. Piling risk
assessments should be undertaken in accordance with the methodology contained
within the Environment Agency document on Piling and Penetrative Ground
Improvement Methods on Land Affected by Contamination: Guidance on Pollution
Prevention available at
http://webarchive.nationalarchives.gov.uk/20140329082415/http://cdn.environmentagency
.gov.uk/scho0501bitt-e-e.pdf
Reason: Protection of environmental receptors to ensure the site is suitable for use.
19) 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) and/or the Land Contamination: Risk Management (LCRM) guidance, as
applicable. 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. This strategy should be completed by
competent persons in accordance with the Model Procedures for the Management
of Land Contamination (CLR11) and/or the Land Contamination: Risk Management
(LCRM) guidance, as applicable.
Reason: Protection of environmental receptors to ensure the site is suitable for use.
20) After completing the remediation works under Conditions 16 and 17 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) and/or the Land Contamination: Risk Management
(LCRM) guidance, as applicable. 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.
21) Prior to the occupation of the proposed development, the applicant shall provide to
and have agreed in writing by the Planning Service, a Verification Report. This
report must demonstrate that the remediation measures outlined in the O’Sullivan
Macfarlane Ltd report entitled ?Lambert Smith Hampton, Proposed residential
development site, lands at The Mount, Ballymacarret, Belfast, Co. Down, P320
Contaminated Land Assessment: Preliminary Risk Assessment, Generic
Quantitative Risk Assessment and outline Remediation Strategy? (dated 3rd July
2019 and referenced P320) have been implemented.
The Verification Report shall demonstrate the successful completion of remediation
works and that the site is now fit for end-use (residential with plant uptake). It must
demonstrate that the identified potential pollutant linkages are effectively broken.
The Verification Report shall be in accordance with current guidance as outlined by
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the Environment Agency. In particular, this Verification Report must demonstrate
that:
- A 600mm cover system has been emplaced in all gardens and landscaped areas.

- The material used to construct all clean cover systems is demonstrably suitable for
use (residential with plant uptake) with sampling completed at a minimum density of
one sample per 250m3 (with a minimum of three samples from an individual source).
-

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.
Notification to Department (if relevant) N/A

Representations from Elected members:
None
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Development Management Report
Application ID: LA04/2019/1795/LBC
Date of Committee: Tuesday 16 February 2021
Proposal:
Location:
Restoration of original external features
Derelict lands at and to the rear of No's 34-36
with a new rear projection to No.34 The
The Mount, Belfast
Mount and internal partitioning walls
within both buildings to facilitate use for
12no. apartments.
Referral Route: LBC associated with Committee application
Recommendation:

Consent Subject to Conditions and S76
Agreement
Agent Name and Address:
MBA Planning Ltd
4 College House
Belfast
BT12 4HQ

Applicant Name and Address:
The Mount, 1 Castlereagh Street, Belfast
Ltd
Pearl Assurance House
Belfast
BT1 5HB

Executive Summary:
This application seeks listed building consent for renovation and change of use of listed buildings and
lands to the rear for a residential development comprising of 7no. Georgian terrace as part of a wider
redevelopment for residential dwellings
The main issue to be considered in this case:
Impact on listed buildings
The application site within the settlement limits of the city it is designated within Belfast Urban Area
Plan 2001 as zoned within a Housing Action Area. Within the Draft BMAP (2004), the site is designated
Land Zoned for Housing. At examination of Draft BMAP (2004). The Planning Appeals Commission
(PAC) make no reference to proposed land use designation within BMAP enquiry report indicating no
objections were received regarding Land zoning. Subsequently the land is zoned for housing in dBMAP
2015
The proposal is not considered to adversely impact the character and appearance of the listed terrace.
The proposal will contribute to the restoration of a Georgian terrace preserving it for future generations.
The restoration works to the listed building and conversion will be secured by a Section 76 legal
agreement which will set out a phased approach to the overall development. This will ensure that the
other dwellings do not come forward in advance of the restoration of the Listed building securing its
long term future.

Historic Environment Division has offered no objection to the proposal.
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A total of 11 objection letters were received, none of which referred to the renovations and
redevelopment of the terrace; all issues in respect of the overall scheme are considered within the
associated full application. It is noted that following amendments to the scheme only one repeat
objection was received regarding loss of greenspace, one phone call of support for the scheme was
also received.
The proposal has been assessed against and is considered to comply with PPS6, the SPPS, BAUP
2001 and Draft BMAP 2004. Having regard to the development plan, relevant planning policies, and
other material considerations including third party representations, on balance, it is recommended that
consent is granted.
Recommendation - Consent, subject to a Section 76 Agreement and Conditions
Delegated authority is sought for the Director of Planning and Building Control to finalise the Section
76 Agreement and the wording of conditions subject to no new substantive planning issues being
raised by third parties.

Site Location

Characteristics of the Site and Area
1.0

Description of Proposed Development
Listed Building Consent is sought for the restoration of original external features with a
new rear projection to No.34 The Mount and internal partitioning walls within both
buildings to facilitate use for 12no. apartments.

2.0

Description of Site
The site is a vacant listed terrace which is currently in a state of disrepair with steel
cladding acting as a roof covering. The street layout around the site resembles a
quadrangle with the site as the central element. The topography of the site is relatively
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flat from the north boundary to the midpoint of the site where it drops circa 1.5m. The
surrounding area is mostly residential in nature with terrace housing and apartments
forming the housing style; also in close proximity is a number of halls and church
buildings.
Planning Assessment of Policy and other Material Considerations
3.0

Site History
Z/2006/0224/F - 75 Apartments in 3No. Blocks: Block A-48 Apartments, Block B-9
Apartments, Block C-18 Apartments permission granted 29/12/2008
LA04/2019/1797/F associated full planning application;

4.0
4.1

Policy Framework
Belfast Urban Area Plan

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 preadoption 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
5.0

Planning Policy Statement: Archaeology and the Built Heritage
Statutory Consultees Responses
HED no objection

6.0

Non Statutory Consultees Responses
None

7.0

Representations

7.1

The Council received eleven objections none related specifically to the LBC
referring to elements of the associated Full application.

8.0
8.1

Other Material Considerations
None
Any other supplementary guidance

9.0
9.1

Assessment
Impact on Listed Georgian Terrace

9.2

The listed building consent is required in association with Full planning application
LA04/2019/1797/F for the redevelopment of vacant land and renovation of a listed terrace
for the provision of residential dwellings. The existing Georgian terrace requires extensive
renovations and extensions to accommodate twelve one bedroom apartment units. The
design of the additions to the terrace is restricted to replicate the existing historic design.
The outward appearance of the proposed extension will therefore copy the existing
appearance of the terrace in terms of massing, solid to void ratio and materials. HED and
the applicant have cooperated to reach an acceptable solution that protects the listed
building and allows an appropriate designed extension. HED is content that the proposed
works to the terrace will maintain the integrity of the listed status and will employ materials
and construction methods that will ensure the survival of the terrace.

9.3
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The restoration works to the listed building and conversion will be secured by a Section 76
legal agreement which will set out a phased approach to the overall development. This
will ensure that the other dwellings do not come forward in advance of the restoration of
the Listed building securing its long term future. This approach has been employed with
numerous listed buildings in the city which form part of a wider scheme.

10.0

Conclusion:
The proposal for listed building consent is considered, on balance, to be acceptable. The
statutory body charged with the protection of listed buildings Historic Environment Division
(HED) having assessed the proposal and is content that the integrity of the listed building
is protected.

10.1

Summary of Recommendation:
Conditions

11.0

Condition

11.1

The works hereby permitted shall be begun not later than the expiration of 5 years
beginning with the date on which this consent is granted.

Consent, subject to a Section 76 Agreement and

Reason: As required by Section 94 of the Planning Act (Northern Ireland) 2011
11.2

Appropriate historic interior cornice detail, as per the Condition Survey and Detail Report,
are to be provided to the main circulation spaces of the original Nos 34 and 36 The
Mount.
Reason: To ensure that the detailing used are of appropriate quality in the interests of
maintaining the character and appearance of the listed building and the setting of the
listed buildings.

11.3

Appropriate historic interior joinery detailing for the staircase (handrail and spindle),
skirting, architraves, including typical shutter box and sliding sash windows and doors as
per the Condition Survey and Detail Report, are to be provided to Nos 32, 34 and 36 The
Mount.
Reason: To ensure that the detailing used are of appropriate quality in the interests of
maintaining the character and appearance of the listed building and the setting of the
listed buildings.

11.4

Appropriate historic external detailing for the window and door surrounds and railings, as
per the Condition Survey and Detail Report, are to be provided to Nos 32, 34 and 36 The
Mount.
Reason: To ensure that the detailing used are of appropriate quality in the interests of
maintaining the character and appearance of the listed building and the setting of the
listed buildings.
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Notification to Department (if relevant)

Representations from Elected members:
None
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Agenda Item 6d
Committee Application
Development Management Report
Application ID: LA04/2021/0035/F

Date of Committee: Tuesday 16th February
2021
Location:
74a Shandon Park, Belfast, BT5 6NZ

Proposal:
Single storey extension to rear of
domestic dwelling including red brick
utility and living space with flat roof, roof
light and glass patio doors and windows
brick to match existing.
Referral Route: Council staff at senior management grade (PO12) or above to the
Planning Committee under Section 3.8.3 of the Scheme of Delegation.
Recommendation: Approval
Applicant Name and Address:
John Wylie
74a Shandon Park
Knock
Belfast

Agent Name and Address:
Samuel Stevenson and Sons
4 Greenwood Avenue
Belfast
BT4 3HR

Executive Summary:
Planning Permission is sought for an extension to the rear of the dwelling which will
include a utility and living space with flat roof, roof light and glass patio doors and
windows, brick to match existing at 74a Shandon Park
The key issues to be considered are:





The effect on character and appearance
Design of the proposal
Impact on amenity
Impact on the Draft Cherryvalley Area of Townscape Character.

A minor amendment to the scheme was received during the processing of the application.
Members will be advised through late items if any comments are received.
The proposed extension will not adversely impact the character and appearance of the
surrounding area. It is considered to be sympathetic in its built form, scale, massing and
appearance with the existing property and with surrounding neighbouring properties. It is
considered that the proposal will not raise any issues in relation to overshadowing and loss of
light, to neighbouring dwellings as the 60 degree angles test has been satisfied. The proposal
would fall within the scope of permitted development under the General Permitted Development
Order.
There is sufficient space remaining within the curtilage of the property for domestic purposes
including a garden area, parking and the manoeuvring of vehicles and storage of bins.
Recommendation- approval subject to conditions
Having regard to the policy context and third party objection, 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:

Site Visit: 27.01.2021
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Exiting Floor Plans

Proposed floor plans

Committee Application
Characteristics of the Site and Area
1.0

Description of Proposed Development
Planning Permission is sought for a single storey extension to rear of domestic dwelling
including red brick utility and living space with flat roof, roof light and glass patio doors and
windows brick to match existing.

2.0

Description of Site
The site is located at 74a Shandon Park and is comprised of a detached dwelling finished in
red brick with a pitched roof. There is a large driveway providing off street car parking and a
garden bound by hedgerows. There is a paved amenity area and grass garden to the rear of
the site which is bound by a mixture of trees hedgerows and fencing. There is a detached
garage to the rear of the site.
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The site falls within the Cherryvalley Area of Townscape Character.
The surrounding area is mainly medium density residential streets with both semi-detached
and detached dwellings, set out in a traditional form with front and rear gardens and front &
side driveways.
Planning Assessment of Policy and other Material Considerations
3.0

Site History
None

3.1

Surrounding Site History
Reference
Location
LA04/2016/1241/F 74 Shandon Park

4.0

Policy Framework

4.1

Belfast Urban Area Plan

4.2

Draft Belfast Metropolitan Area Plan 2015

Proposal
Single storey
extension

rear

Status
PERMISSION
GRANTED

Date
28.07.2016

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

Addendum to Planning Policy Statement 7: Residential Extensions and Alterations

4.5
5.0

Addendum to Planning Policy Statement 6: Areas of Townscape Character
Statutory Consultees Responses
None

6.0

Non-Statutory Consultees Responses
None
Representations
The application has been neighbour notified and advertised in the local press and comments
have been received.

7.0

8.0
8.1
9.0
9.1

Other Material Considerations
None
Any other supplementary guidance
None
Assessment
The key issues to be considered are:
 The effect on character and appearance
 Design of the proposal
 Impact on amenity
 Impact on the Draft Cherryvalley Area of Townscape Character.
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It is considered that the proposal is in compliance with SPPS in that the proposed
development will not cause demonstrable harm to interests of acknowledged importance
which are considered below.
Character and Appearance
The proposal is for a single storey extension to the rear of dwelling and will include a red brick
utility to the side and living space with flat roof, roof light and glass patio doors and windows
brick to match existing. The original submitted plans proposed an extension which extended
approximately 8.2m the full length of the rear elevation. The overall height of the extension
is approximately 3.2m and it extends approximately 3.62m from the rear building line.
However, this has been amended and is now stepped down approximately 0.6m within the
first 2m of the extension closest to the neighbouring boundary with No.74 Shandon Park. The
height of the extension is 2.6m at this location. The length of the extension remains the same
as the original submitted drawings.
The proposed extension will not adversely impact the character and appearance of the
surrounding area as it will not be visible from the wider area and it is considered to be
sympathetic with the built form and appearance of the existing property. The scale of the
proposal is considered to be in keeping with the existing dwelling on site and with surrounding
neighbouring properties. The roof pitch of the extension is set below the ridge line of the
existing dwelling and has a flat roof. Overall the scheme is considered acceptable due to the
extension being sub-ordinate in height, scale, and mass to the existing property.
It is important to note; the dimensions of the extension are within the regulations of
development permitted under The Planning (General Permitted Development) Order
(Northern Ireland) 2015, Part 1, Class A. Paragraph (e) of Class A, Part 1 permits
development where the extension does not extend beyond the rear wall of the original
dwelling house by more than 4 metres in the case of a detached dwelling house or exceed 4
metres in height. Therefore, planning permission is not required, but has been sought in this
case.
Design
The quality of the design and finish of the proposal is considered to be compliant with the
addendum to PPS7 Policy EXT1 in that the scale, massing, design and external materials of
the proposal will match the existing dwelling and are sympathetic with the built form and
appearance of the existing and will not detract from the appearance and character of the
surrounding area. The external finishes of the extension are to match the existing dwelling.
Impact on amenity
The proposed extension is considered to be in accordance with Policy EXT1 of the addendum
to PPS7 in that the proposal will not unduly affect the privacy or amenity of neighbouring
residents. The proposed glass patio doors, window to the rear elevation and the proposed
windows on the side elevations of the extension will not cause any issues surrounding
overlooking or loss of privacy to the neighbouring properties due to the existing boundary
treatments.
It is considered that the proposal will not raise any issues in relation to overshadowing and
loss of light, as the 60 degree angles test has been satisfied and no overshadowing will occur
to the neighbouring properties. The minor amendment will also aid in reducing any perception
of loss of natural daylight to the high level window on the adjacent property at No.74 Shandon
Park’s side window. The orientation of the site and its neighbouring property is such that the
rear is north east facing and therefore the sun path will move around the front of the dwellings
in the afternoon and the evening light is unaffected.
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There is sufficient space remaining within the curtilage of the property for recreational and
domestic purposes including parking and the manoeuvring of vehicles.
Impact on the Draft Cherryvalley Area of Townscape Character
The proposal for a single storey extension to rear of domestic dwelling including red brick
utility and living space with flat roof, roof light and glass patio doors and windows brick to
match existing complies with policy ATC 2 of the Addendum to PPS6 in that the proposal will
maintain the overall character of the area. The single storey rear extension is within scale of
the surrounding area and is sensitive to the existing dwelling. It is considered that the
proposal maintains the overall character and respects the built form in the area. The proposal
will make no material contribution to the distinctive character of the area and will not prejudice
the amenities of adjacent properties.
9.3

10.0
11.0

Having regard for the policy context and the considerations above, the proposal is deemed
acceptable.
Summary of Recommendation: Approval
Summary of Recommendation: Approval
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 external materials shall be constructed in accordance with the approved plans.
Reason: In the interests of the character and appearance of the area
Informative
1. The drawing refs referred to above correspond with those drawings submitted to the
Authority in respect of this application and published to the Planning Portal NI on:
07/01/2021 Drawing Nos 01, 02, 03, 04 and on 08/02/2021 Drawing No 06A.

Notification to Department (if relevant)
N/A
Representations from Elected members:
N/A
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ANNEX
Valid
Date First Advertised
Date Last Advertised

18.12.2020
22.01.2021
N/A

Details of Neighbour Notification (all addresses)
13.01.2021
111 Shandon Park,Belfast,Down,BT5 6NY
14 Kensington Park,Belfast,Down,BT5
16 Kensington Park,Belfast,Down,BT5 6NR
23 Kensington Road,Belfast,Down,BT5 6NH
25 Kensington Road,Belfast,Down,BT5
70 Shandon Park,Belfast,Down,BT5 6NY
72 Shandon Park,Belfast,Down,BT5 6NZ
74 Shandon Park,Belfast,Down,BT5 6NZ
76 Shandon Park,Belfast,Down,BT5 6NZ
78 Shandon Park,Belfast,Down,BT5 6NZ
Flat 1,Kimscourt,21 Kensington Road,Belfast,Down,BT5 6NH
Flat 10,Kimscourt,21 Kensington Road
Flat 11,Kimscourt,21 Kensington Road
Flat 12,Kimscourt,21 Kensington Road
Flat 2, Kimscourt,21 Kensington Road
Flat 3, Kimscourt, 21 Kensington Road
Flat 4,Kimscourt,21 Kensington Road
Flat 5,Kimscourt,21 Kensington Road
Flat 6,Kimscourt,21 Kensington Road
Flat 7,Kimscourt,21 Kensington Road
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Flat 8,Kimscourt,21 Kensington Road
Flat 9,Kimscourt,21 Kensington Road
Date of Last Neighbour 13.01.2021
Notification
Date of EIA
N/A
Determination
ES Requested
No
Drawing Numbers and Title
01 Site Location Plan and Block Plan
02 Existing and Proposed Floor Plans
03 Existing and Proposed First Floor Plans
04 Existing and Proposed Roof Plan
05 Existing Elevations
06A Proposed Elevations
Notification to Department (if relevant) – N/A
Date of Notification to Department: n/a
Response of Department: n/a
Elected Representatives:

N/A
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Agenda Item 6e
Development Management Officer Report
Committee Application
Summary
Committee Meeting Date: 16 February 2021
Application ID:
LA04/2020/0845/O
Proposal:
Outline planning permission for a mixed use
regeneration proposal with all matters
reserved for retirement living at plot 6, medical
or health services at plot 9, multi storey car
park, local retail uses, restaurant and cafe
uses, leisure and gym facilities at plot 8,
associated internal access roads, associated
new public realm and amenity open space
including central plaza and access from Upper
Lisburn Road (as per planning approval
reference LA04/2018/0040/F); and no matters
reserved for residential development (81
apartments) at plot 3 with ground floor local
retail use/restaurant and cafe uses/leisure and
gym facilities, associated landscaping, car
parking and access from Upper Lisburn Road
(as per planning approval reference
LA04/2018/0040/F) and reconfiguration of
temporary car park to the rear of King's Hall
(approved under LA04/2018/0040/F). Further
information and amended drawings received
including addendum to Environmental
Statement. Amendments include temporary
parking arrangements adjacent to the southern
boundary with Harberton Crescent and part of
the south western boundary with Balmoral Golf
Club.
Referral Route: Major Application

Target Date:
Location:
Land at Kings Hall and RUAS site, south of
Upper Lisburn Road/Balmoral Avenue, West of
Harberton Park and North East of Balmoral Golf
Club, Belfast, BT9 6GW.

Recommendation:

Approval subject to conditions and a
Section 76 Agreement

Applicant Name and Address:

Agent Name and Address:

Benmore Octopus Healthcare Developments
(HK) Ltd
Rushmere House
46 Cadogan Park
Belfast
BT9 6HH

Turley
Hamilton House
3 Joy Street
Belfast
BT2 8LE

Executive Summary:
This application seeks outline planning permission for a mixed use regeneration proposal for
lands at the Kings Hall including the following:-

Page 131

Application ID: LA04/2020/0845/O





all matters reserved for retirement living at Plot 06, medical or health services at Plot 09,
multi storey car park, local retail uses, restaurant and cafe uses, leisure and gym facilities
at Plot 08, associated internal access roads, associated new public realm and amenity
open space including central plaza and access from Upper Lisburn Road (as per
planning approval reference LA04/2018/0040/F); and
no matters reserved for residential development (81 apartments) at Plot 03 with ground
floor local retail use/restaurant and cafe uses/leisure and gym facilities, associated
landscaping, car parking and access from Upper Lisburn Road (as per planning approval
reference LA04/2018/0040/F) and reconfiguration of temporary car park to the rear of
King's Hall (approved under LA04/2018/0040/F).

Full details (i.e. no matters reserved) have been provided for Plot 03 which seeks 81 apartments
and ground floor retail/Restaurant /Café /gym use.
The application is accompanied by an Environmental Statement and a suite of supporting
documents including a Masterplan and Parameter Plan, which sets out the proposed maximum
height. A Design Code has also been provided which sets out key design principles for each plot.
The Design Code is to be read in conjunction with the Masterplan and Parameter Plan.
Subsequent Reserved Matters applications will be required to follow the principles set out in the
Design Code and this will be required by planning condition. This will give certainty regarding the
final quality of the proposed development and will ensure design cohesion across the application
site.
In the BUAP the site is located within the settlement development limit of Belfast and is not zoned
for any use. In draft BMAP 2004 and 2015 the site is located within the Belfast
Metropolitan/Settlement development limit and is not zoned for any specific use.
The main issues to be considered in the assessment of this application are:
•
•
•
•
•
•
•
•
•

Principle of development
Height, Scale and Massing of the proposed development
Design, Layout and Materials
Impact on surrounding amenity
Impact on the setting of the Listed King’s Hall
Landscaping
Access, Movement and Parking
Environmental Considerations (Contamination, Noise, Air Quality)
Drainage/Flood Risk

Three objections have been received raising concerns regarding the access arrangements into
the King’s Hall Site from Balmoral Avenue. However, the site is to be accessed from the Lisburn
Road via a new signalised junction which was approved under Phase 1 Ref: (LA04/2018/0040/F).
Consideration of access arrangements from/to Balmoral Avenue have previously been
considered in the context of earlier applications for Phase 1, the independent living units and the
care home which have come before the Committee for determination. No through access is
proposed from the Balmoral Avenue access to the new signalised junction on the Lisburn Road,
therefore, traffic will be segregated.
This application is a standalone application in its own right and is not dependent on other
development on the wider site.
Consultees have no objections to the proposed development. Following re-consultation after the
submission of further information a final consultation is awaited from DFI Roads which will include
proposed conditions. DFI Roads has advised in a previous consultation that they have no
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objections. It is anticipated that the DFI Roads consultation response will be submitted shortly
and that an update will be reported in the Late Items Report on 16th February.
Recommendation
Having regard to the development plan, relevant policy context and other material considerations
including third party representation, the proposal is considered acceptable and approval is
recommended subject to conditions and a Section 76 agreement.
It is recommended that delegated authority is given to the Director of Planning and Building
Control to finalise the Section 76 planning agreement and wording of conditions subject to no
new substantive planning issues being raised by third parties, to deal with any issues should they
arise from the final DFI Roads consultation and finalise design issues in relation to rooftop
elements on Plot 03.

Signature(s):
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Case Officer Report
1.0 Associated Drawings
Site Location Plan

Masterplan/Site Layout

Page
Page 134
4 of 46

Application ID: LA04/2020/0845/O

Indicative Masterplan for Wider site
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Contextual Elevation – Lisburn Road

Contextual Elevation Plots 03 and 08

Site Sections
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Plot 03 – Elevation
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Plot 03 – Elevation

CGIs

Lisburn Road View
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Lisburn Road View

Lisburn Road View
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Internal view

Internal viewpoint – Plot 08
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2.0

Characteristics of the Site and Area

2.1

The site is part of the wider Kings Hall complex and comprises a central and southern
portion of the complex. Works are ongoing on the site in relation to a number of recent
approvals (see planning history below) and some buildings on the site have been
demolished as part of the Phase 1 planning approval (LA04/2018/0040/F). The site
abuts Balmoral Golf course to the south and Harberton Crescent to the east. The
Lisburn Road runs along the western boundary and the northern boundary, within the
King’s Hall complex is undefined.
Site Context Image

3.0

Description of Proposal

3.1

This application seeks outline planning permission for a mixed use regeneration
proposal incorporating the following:•
all matters reserved for retirement living at plot 6, medical or health services at
plot 9, multi storey car park, local retail uses, restaurant and cafe uses, leisure and
gym facilities at plot 8, associated internal access roads, associated new public realm
and amenity open space including central plaza and access from Upper Lisburn Road
(as per planning approval reference LA04/2018/0040/F); and
•
no matters reserved for residential development (81 apartments) at plot 3 with
ground floor local retail use/restaurant and cafe uses/leisure and gym facilities,
associated landscaping, car parking and access from Upper Lisburn Road (as per
planning approval reference LA04/2018/0040/F) and reconfiguration of temporary car
park to the rear of King's Hall (approved under LA04/2018/0040/F).
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3.2

The application is in outline form, however, full details (i.e. no matters reserved) have
been submitted for Plot 3 for 81 apartments, and ground floor retail/café and
restaurant/gym uses along with details of car parking and landscaping. These details
are to be approved at this stage.

3.3

Other than details associated with Plot 3, all other matters are reserved for subsequent
approval at reserved matters stage for Plots, 6, 8 and 9. The application is supported
by a parameter plan setting out the proposed maximum height. A Design Code has
also been submitted which sets out design principles in relation to the use, layout,
scale, open space, elevations and materials for Plots 3, 6, 8 and 9.

3.4

A Phasing Strategy has been provided, which sets out the sequencing and timing of
development on the site in the following order: Plot 03 (Residential units and ground
floor commercial); temporary parking on Plot 06; Plot 08 (Multi-storey Car Park and
ground floor commercial); Plot 06 (Retirement Living); and Plot 09 (Medical/Health
Services).

4.0

Planning Assessment of Policy and Other Material Considerations

4.1

Policy Context
Regional Planning Policy
•
Regional Development Strategy 2035 (RDS)
•
Strategic Planning Policy statement for Northern Ireland (SPPS)
•
Planning Policy Statement 3 (PPS 3) - Access, Parking and Movement
•
Planning Policy Statement 6 (PPS 6) - Planning, Archaeology and the Built
Heritage
•
Planning Policy Statement 13 (PPS 13) - Transportation and Land Use
•
Planning Policy Statement 15 (PPS 15) - Flood Risk
Local Planning Policy Context
•
Belfast Urban Area Plan (2001) BUAP
•
Draft Belfast Metropolitan Area Plan (2015)
•
Draft Belfast Metropolitan Area Plan (2004)

4.2

Other Material Considerations
•
•

Belfast Agenda Community Plan
Developer Contributions Framework (2020)

4.3

Planning History

4.3.1

On part of the site:LA04/2018/0040/F - Demolition of 29 Balmoral Avenue, demolition of existing nonlisted building on site (including conference facility, showgrounds and stables).
Refurbishment, creation of new floorspace and change of use from King's Hall venue
to primary health care centre (including ancillary retailing and cafe). Erection of 2
storey side extension, repositioned access to Upper Lisburn Road, alterations to
existing Balmoral Avenue access, internal access roads, public realm and landscaping,
surface level car parks and associated site works including boundary treatments, The
Kings Hall And RUAS Site, South Of Upper Lisburn Road/Balmoral Avenue, West of
Harberton Park And North-east Of Balmoral Golf Club, Belfast BT9 6GW. Permission
granted 16.04.2019
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4.3.2

Relevant planning history adjacent to the site:LA04/2017/1394/F - Erection of supported accommodation for older people comprising
28 one bedroom and 4 two bedroom apartments and associated communal space
including dining and social areas; kitchen: staff facilities comprising office and
changing rooms: laundry room: external landscaped garden: car parking: dedicated
vehicular access off Harberton Park and associated landscaping (32 apartments in
total) at Land East of Harberton Park to the South of no 25 Harberton Park, Belfast.
Permission granted 13.03.2018.
LA04/2018/0047/DCA - Demolition of 29 Balmoral Avenue, 29 Balmoral Avenue,
Belfast. Consent granted 16.04.2019.
LA04/2018/0048/LBC - Conversion of, alterations to and side extension to King's Hall
to accommodate Primary Health Care Centre, demolition of existing extensions to
King's Hall and relocation and restoration of existing railings and pillars to the front of
King's Hall, The King's Hall And RUAS Site, South Of Upper Lisburn Road/Balmoral
Avenue, West of Harberton Park And North East Of Balmoral Golf Club, Belfast, BT9
6GW. Consent granted 16.04.2019.
LA04/2019/1254/F - Erection of independent living complex 16No. units with
associated landscaping, parking and access off Balmoral Avenue, Land at former
Kings Hall and RUAS Complex, located to the east of the King's Hall and to the rear of
Nos. 7-23 Harberton Park, Belfast, BT9 6GW. Permission granted 18.09.20
LA04/2019/2848/F – Construction of day nursery/playschool facility to replace existing
temporary day care nursery and reconfiguration of car park approved under
LA04/2018/0040/F with associated landscaping and access works, Lands at Kings Hall
Complex, Lisburn Road, Balmoral Belfast, BT9 6GW. Permission granted 29.06.20.
LA04/2020/0747/F - Application under section 54 of the Planning Act (NI) 2011 in
respect of planning approval LA04/2018/0040/F seeking to vary condition No. 39 to
amend the approved layout Drawing No.38 Road layout geometry and levels Phase 1
to reflect the amended layout, The Kings Hall and RUAS site, south of Upper Lisburn
Road/Balmoral Avenue, west of Harberton Park and north-east of Balmoral Golf Club,
Belfast, BT9 6GW. Permission granted 29.06.20.
LA04/2019/2989/F - Erection of a care home with associated car parking, servicing,
landscape and access off Balmoral Avenue, The King's Hall and RUAS site south of
Upper Lisburn Road/Balmoral Avenue west of Harberton Park and north east of
Balmoral Golf Club Belfast BT9 6GW. Approved by the Planning Committee on
15.12.20.

4.4

Statutory Consultation Responses
Responses from statutory consultees are summarised below. Further detail concerning
their feedback is provided in the main assessment section of the report, where
appropriate.
DFI Roads – Awaiting final consultation response. No objections raised in previous
response subject to conditions.
DFC HED – No objection subject to conditions.
NI Water – No objection. NI Water response confirms that the receiving Waste Water
Treatment facility has sufficient capacity to serve this proposal.
DFI Rivers Agency – No objection.
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DAERA (NIEA) – Water Management Unit raised concern regarding the sewage
loading associated with the above proposal and the potential to cause an
environmental impact if transferred to Belfast Waste Water Treatment Works (WWTW).
DAERA 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. Regulation Unit Land and Groundwater Team – No objection subject to
conditions. Natural Environment Division – No objection subject to conditions.
Shared Environmental Services – No objection. The proposal would not be likely to
have a significant effect on the features of any European site.
4.5

Non-Statutory Consultation Responses
Responses from non-statutory consultees are summarised below. Further detail
concerning their feedback is provided in the main assessment section of the report,
where appropriate.
Environmental Health – No objections subject to conditions.
BCC Urban Designer – No objections subject to conditions.
BCC Landscape Planning and Development Team - No objections.
BCC Tree Officer – No objections subject to conditions.
BCC Waste Management Unit – No objections.
BCC Economic Development Unit – No objection. Recommend that an employability
and skills plan is submitted prior to occupation of the development to detail mitigations
and interventions that will be put in place for care related roles to ensure the
sustainability of the development.

4.6

Representations

4.6.1

A total of 3 representations have been received to this application. The issues raised in
the objections include:
 Concerns regarding access and safety issues onto Balmoral Avenue access
 Concerns regarding intensification of traffic moving around the new junction on
Balmoral Avenue and the access into Malone Park Lane on the opposite side of
Balmoral Avenue.
 Concerns that revised planning proposals show that the centre point of the
proposed road, the mouth of the access, original footpath and landscaping plans
are moving close to the boundary to No. 27 Balmoral Avenue.
 Concerns regarding impact of access arrangements from Balmoral Avenue will
affect the access arrangements to No. 27 Balmoral Avenue
 Concerns that the visibility splays on Balmoral Avenue contravene DCAN 15
(Vehicular Access Standards) and DCAN 13 (Creches, Day Nurseries and PreSchool Play Groups), less than half the recommended 30m is proposed between
the junction and the access to No. 27 Balmoral Avenue.
 Concerns that the Care Home will intensify the junction with Balmoral Avenue which
is onto a Protected route within the settlement limit and will significantly modify the
access
 No provision has been made to accommodate pedestrians crossing safely over this
new access on Balmoral Avenue.
 Absence of cycle lanes will present an additional hazard.
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 Concern that the Balmoral Avenue access will be used as a drop-off point for the
nursery leading to traffic congestion.
 Proposed Balmoral Avenue access does not comply with the Design Manual for
Roads and Bridges.
4.6.2

Officers advise that the proposed development is to be accessed from the Lisburn
Road via a new signalised junction which was approved under Phase 1 Ref:
(LA04/2018/0040/F). Consideration of access arrangements from/to Balmoral Avenue
have previously been considered in the context of earlier applications for Phase 1, the
independent living units and the care home which have come before the Committee for
determination. No through access is proposed from the Balmoral Avenue access to the
new signalised junction on the Lisburn Road, therefore, traffic will be segregated.

4.7

Planning Assessment

4.7.1

4.7.2

Application Background
The application site forms part of the wider King’s Hall complex for which an indicative
masterplan has been submitted (as set out below) for the comprehensive
redevelopment of the overall site. This overall masterplan has no official status but has
been used to aid discussions with the Planning Service about the various proposals on
the wider site.
As set out above under ‘Planning History’, planning permission has been previously
granted for a number of elements within the wider lands including the restoration of
and two storey extension to the listed King’s Hall (LA04/2018/0040/F) with associated
listed building (LA04/2018/0048/LBC) and associated conservation area consents
(LA04/2018/0047/DCA). Planning permission has also been granted for a variation of
condition (LA04/2020/0747/F) to the car parking layout to facilitate the approved
relocation of a day nursery on the site (LA04/2019/2848/F). In addition permission has
been granted for 16 independent living units with associated landscaping, parking and
access off Balmoral Avenue (LA04/2019/1254/F). The Planning Committee also
approved a Care Home (LA04/2019/2989/F) on the site at the December 2020
Committee meeting. The application before the Planning Committee proposes
development on the largest part of the lands and is considered a standalone
application in its own right within the King’s Hall complex and is not dependent on
other development on the wider site. Access arrangements into this site have been
approved under application LA04/2018/0040/F and include a new signalised junction
on the Lisburn Road.
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4.8

Key Issues

4.8.1

The key issues to be considered in the assessment of this application are:
•
•
•
•
•
•
•

Principle of development
Height, Scale and Massing of the proposed development
Design, Layout and Materials
Impact on surrounding amenity
Impact on the setting of the listed King’s Hall
Landscaping
Access, Movement and Parking
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•
•

Environmental Considerations (Contamination, Noise, Air Quality)
Drainage/Flood Risk

An assessment of the above issues is set out below.
4.9

Development Plan Context

4.9.1

Section 6(4) of the Planning Act (Northern Ireland) 2011 states that in making any
determinations under the Act, regard is to be had to the local development plan, and
the determination must be made in accordance with the plan unless material
considerations indicate otherwise.

4.9.2

The adoption of the Belfast Metropolitan Area Plan (BMAP) in 2014 was declared
unlawful as a result of a judgement in the court of appeal delivered on 18 May 2017.
This means that the Belfast Urban Area Plan 2001 (BUAP) provides the statutory plan
context for the area.

4.9.3

Draft BMAP 2015 (dBMAP 2015), in its most recent, post-examination form remains a
significant material consideration when making planning decisions. It was at the most
advanced stage possible prior to adoption. Given its advanced stage it is considered to
have significant weight. However, in assessing this application regard is also had to
the provisions of draft BMAP which was published in 2004 (dBMAP 2004).

4.9.4

In dBMAP 2004 the site is unzoned land within the Belfast Metropolitan/Settlement
Development Limit. In dBMAP 2015 the site is also unzoned land within the Belfast
Metropolitan/Settlement Development Limit. Within the BUAP the site is unzoned land
within the development limit of Belfast.

4.10

Principle of Development

4.10.1

The proposed uses include residential, retail, restaurant/café and gym/leisure uses, a
multi-storey car park and medical/health uses. The commercial uses i.e. retail,
café/restaurant, gym/leisure are considered ancillary to the main uses proposed on the
site and will serve the wider King’s Hall complex/ local area. The primary uses i.e.
residential, medical/health and car park do not conflict with the development plan or
planning policy context and are considered acceptable in principle. In principle the
proposed uses are considered to be compatible with the character of the existing area.

4.11

Height, Scale and Massing

4.11.1

Plot 03 (81 Residential Units with ground floor retail/restaurant & café/leisure &
gym facilities)

4.11.2

Full details of the proposed building on Plot 03 have been submitted for consideration
and no matters are reserved for this particular plot. This in effect means that full
permission is sought for the development on Plot 03 which includes a 5 storey building
for 81 apartments and a ground floor commercial unit with car parking, landscaping
and associated works. The proposed building on Plot 03 is a maximum height of
17.98m high. The height of the building on Plot 03 sits below the height of the Listed
King’s Hall as demonstrated in the contextual drawing set out below and there is a
separation distance of approximately 38m between both buildings which includes the
access road into the site and adjacent landscaped areas.
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4.11.2

The Urban Design Officer considers that the setback from the front of the King’s Hall
and the separation distance between both will help lessen the visual impact of the
proposed building when viewed from the Lisburn Road and give a more subservient
appearance. HED considers that Plot 3 is set apart from the listed King’s Hall by a
greater distance than its height and it is also set back from the principal façade by at
least two structural bays. HED considers the parapet level, which strikes a mid-point
between the lowest and highest eaves on the King’s Hall, to be appropriate.

4.11.3

The proposed building on Plot 3 will be visually subservient to the listed King’s Hall and
it is considered that the height, scale and massing are acceptable.

4.11.4

Plot 06 (Retirement living for approximately 55 units)

4.11.5

Outline planning permission is sought for a building on Plot 06 for retirement living. It is
proposed that the building height will vary across its footprint with 4 storeys (15.5m)
fronting onto the public realm, then stepping down to three storeys (12.3m) and to 2
storeys (8.9m) towards the eastern boundary. The adjacent approved Care Home to
the immediate north of Plot 06 is also 4 storeys. The closest part of the 2 storey
element is approximately 16m from the common boundary with the adjoining
residential development at Harberton Crescent and the closest part of the 3 storey
element is approximately 8.5m from the common boundary.

4.11.6

HED is content with the height and footprint indicated for the building on Plot 06 and
consider it far enough removed in situation and scale of development to not impact
adversely on the setting of the listed building. The height, scale and massing of the
proposed building on Plot 06 are considered acceptable. Detailed design of the
proposed building will be submitted at Reserved Matters stage.

4.11.7

Plot 08 (Multi storey car park with ground floor retail/restaurant & Café/leisure
uses)

4.11.8

Outline planning permission is sought for a multi-storey car park building on Plot 08
with a maximum height of 19.015m (20.495m including a small area of plant). The
proposed building is 5 storeys high.

4.11.9

HED acknowledge that this building is separated from the Listed King’s Hall by the
landscaped plaza/public realm and buffered to some degree by the residential building
on Plot 3 and the Medical/Health Services building on Plot 9. Revisions during the
planning application process has resulted in a reduction in the height of Plot 08 which
HED consider as an improvement. HED advise that the lift shaft/plant is set back within
the plan form sufficiently to mitigate adverse impact at roof level.

4.11.10

HED advises that at the height, scale and massing proposed, this building will require
high quality detailing in order to read as a mannerly and respectful neighbour to the
listed building and must enhance the setting and avoid drawing too much attention
from the King’s Hall as the focal point which will require careful consideration at
Reserved matters stage. HED are content in principle with the proposed development
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on Plot 08. The Urban Design Officer is also content with the height of the multi-storey
car park on Plot 08.
4.11.11

The height, scale and massing of the proposed building on Plot 08 is considered
acceptable. Detailed design of the proposed building will be further considered at
Reserved Matters stage.

4.11.12

Plot 09 (Medical/Health Services)

4.11.13

Outline planning permission is sought for a medical/health services building on Plot 09,
situated immediately to the rear of the listed King’s Hall. The building proposes three
distinct elements of differing heights ranging from 4 storey (17m high) to 3 storey
(13.05m high) to 2 storey (9.1m high) across the footprint of the building with infill
blocks between. The highest block (4 storey) of the proposed building on Plot 09 is set
behind the listed King’s Hall and the lowest (2 storey block) is set behind the 2 storey
extension to the King’s Hall as illustrated in the drawing below. The Urban Design
Officer welcomes the stepping down in height of the blocks as it approaches the
neighbouring residential properties (Independent Living Units). Plant is proposed to be
located on each of the three levels and is positioned and set back from the rear of the
Listed King’s Hall. The proposed blocks will sit lower than the listed building to ensure
that the building does not impact adversely on its setting and to minimise visual impact.
The highest part of the building, 4 storeys with plant is proposed at 18.95m high. The
lowest part of the building, 2 storeys with plant is proposed at 11.05m high.

4.11.14

During the consideration of the planning application the location of plant on the highest
(4 storey) block was relocated and set back and the front building line setback to
increase the width of the plaza. These revisions are welcomed and will seek to
minimise the impact on the Listed King’s Hall. HED considers that the relocated plant
is sufficiently removed in situation and scale as to have negligible impact on the listed
King’s Hall.

4.11.15

The height, scale and massing of the proposed building on Plot 09 are considered
acceptable. Detailed design of the proposed building will be considered at Reserved
Matters stage.

4.11.16

It is recommended that a condition is imposed to ensure that the proposed
development on Plots 6, 8 and 9 comply with the building heights set out in the
parameters plan and the design principles set out in the Design Code.

Page 149

Page 19 of 46

Application ID: LA04/2020/0845/O

4.12

Design, Layout and Materials

4.12.1

Plot 03 (81 Residential Units with ground floor retail/restaurant & café/leisure &
gym facilities)

4.12.2

The building on Plot 03 is arranged in a ‘C’ shape with ground floor commercial units
and apartments on upper floors (1-4). A roof terrace providing communal amenity
space is proposed at first floor level. The ground floor commercial unit
(retail/café/restaurant or leisure/gym facility) will face onto the primary access routes
creating an active frontage at ground floor level with the main entrance leading from
the access route into the site. The façade of the building has been articulated through
a series of bays expressed by way of window and balcony groupings. Windows have
also been grouped across two floors which places emphasis on the verticality of the
building. The design and articulation of the elevations and fenestration i.e. the grouping
of windows draws design cues from the buttresses of the listed King’s Hall resulting in
the creation of a simplified form with a vertical emphasis incorporating balconies which
complements the listed building. The depth of openings/reveals as illustrated in the bay
studies provides demonstrate sufficient depth to the facades creating a quality design
The Urban Design Officer highlighted concerns regarding the rooftop elements on Plot
03. The applicant’s team has previously confirmed that there would be no rooftop plant
on Plot 03. Clarification is being sought from the applicant regarding the height/extent
of the lift shaft overrun.

4.12.2

Materials proposed for the building on Plot 03 include painted render, grey/blue brick,
dark grey aluminium cladding to projecting window cladding, PPC dark grey aluminium
windows and curtain walling and dark grey PPC steel balustrades to balconies. The
use of render as the predominant external finish is a direct response to render being
the main finish of the listed King’s Hall. A plinth comprising grey/blue brick defines the
base of the building and will act as an upstand protecting the render above and is
welcomed by the Urban Design Officer. HED welcomes the base plinth as a high
quality material. The proposed materials will be complementary to the listed King’s Hall
and are considered acceptable. HED considers that the design and materials proposed
for Plot 03 to be appropriate.

4.12.3

Plot 06 (Retirement living for approximately 55 units)

4.12.4

Plot 06 is located to the back of the site and will front onto a new area of public realm
Outline planning permission is sought for a residential scheme for retirement living to
accommodate approximately 55 units surrounded by a landscaped garden area. Public
views of the building on this site will be restricted as the building will be screened by
surrounding blocks.

4.12.5

The Design Code states that the scheme will follow the principles of having a shallow
plan arranged around a courtyard allowing for maximum natural light and ventilation in
the building and that the proposed roof level will step down as it approaches the
boundary of the adjoining development to limit any impact on the existing context.

4.12.6

The Design Code also states that the elevational treatment will observe the principles
of orientating the building away from new residential development to the southern
boundary and the building the building down towards the boundary with adjoining site
to limit impact on adjoining properties. The precedent images set out in the Design
Code demonstrate deep reveals which will be expected to be included in the detailed
design of Plot 06. As such a condition is recommending requiring bay study for Plot 06
to be submitted at Reserved Matters Stage.
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4.12.7

Six parking spaces to serve the development are proposed to be located adjacent (to
the immediate south) to the building within its curtilage. Additional parking required for
the development will be provided by the multi-storey car park adjacent to the site.

4.12.8

The proposed material palette includes quality facing brick, coloured concrete, metal
cladding, PPC aluminium curtain walling and timber cladding and is considered to be in
keeping with the character and appearance of the area. The Urban Design has no
objection to the proposed palette of materials which is considered acceptable in
principle and will be subject to further assessment at reserved matters stage when
further details/specification of materials is presented.

4.12.9

HED are satisfied that the materials and precedents as set out in the Design Code in
relation to Plot 06 are appropriate under SPPS para 6.12 and PPS6, BH11.

4.12.10

It is estimated that the proposed building will accommodate 55 retirement living units.
The exact number of units will be subject to detailed design which will be submitted at
Reserved Matters stage.

4.12.10

Plot 08 (Multi-storey car park with ground floor retail/restaurant & Café/leisure
uses)

4.12.11

Outline planning permission is sought for a multi-storey car park on Plot 08 with ground
floor commercial units comprising retail/café/restaurant/leisure/gym facilities. Plot 08 is
located centrally within the site and occupies a prominent site within the King’s Hall
complex. The ground floor commercial units will front onto the proposed new area of
public realm and the main access road providing active frontages at ground floor level.
Opportunities exist for spill out areas onto the central plaza for cafes/restaurants which
will add to the vitality of the area. The Urban Design Officer welcomes the
incorporation of ground floor active uses on the eastern edge of the Multi-Storey Car
Park which extend around the corner of the building and will help to animate the main
plaza and pedestrian axial route.

4.12.12

The multi-storey car park proposes approximately 540 car parking spaces to serve the
wider site.

4.12.13

The precedent images set out in the Design Code illustrate the proposed panelled/fins
external finish. The Design Code states that the ground floor will be finished with a
combination of coloured render and red brick with expanded metal cladding panel
providing a lightweight base around car parking areas. On upper floors the metal
cladding panels are also proposed and the Design Code states that the elevational
treatment will be dictated by the level of the floor planes and the rhythmic nature of the
cladding. PPC metal cladding panels proposed which will create a vertical emphasis
and would be fixed to a concrete frame. The entrance to the multi-storey car park is
proposed to be finished in red brick.

4.12.14

Whilst the Urban Design Officer considers that the proposed framing will help to break
up the massing while picking up on bay widths of neighbouring plots, reservations are
expressed regarding the overall composition of the fin treatment as shown in the
submitted CGIs, which would potentially result in a relatively heavy and solid
appearance, particularly when viewed obliquely. The Urban Design Officer does not
raise an objection in this regard, but advises that further details should be provided at
reserved matters stage to ensure a high degree of design quality is achieved and
suggests this could include a series of bay studies. A condition is recommended
seeking bay studies to be submitted for Plot 08 with the Reserved Matters.
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4.12.15

HED considers that the materials and fenestration as shown in the amended Design
Code illustrating an expressed frame with varied widths of metal fins over 1st, 2nd
and 3rd floors creates an interesting rhythm and provides reassurance on the
elevational treatment. HED advises that the introduction of an exposed frame, which
broadly relates to bay widths on Plots 3, 6 & 9, serves to integrate Plot 8 with its
neighbouring buildings and creates a sense of coherence throughout the overall
development. HED advises that the metal screening will allow light to perforate through
the open-weave pattern at night time which has the potential to be interesting. The final
design details will be submitted at Reserved Mattes stage and will be subject to further
consideration. HED are content in principle with the proposed design principles subject
to conditions.

4.12.16

The proposed materials palette includes metal screening, concrete frame, PPC metal
cladding, aluminium windows and a curtain walling system and brick. CGIs of the multistorey block are provided to demonstrate how the building would likely look. The
variety of materials proposed is considered to provide an appropriate design approach
and contrast to the Listed King’s Hall and surrounding buildings. The proposed palette
of materials is considered complementary to the character and appearance of the area
and acceptable in principle and will be subject to further assessment at reserved
matters stage when further details/specification of materials is presented.

4.12.17

Plot 09 (Medical/Health Services)

4.12.18

Outline planning permission is sought for a medical/health service building on Plot 09
which comprises three elongated linked blocks of varying heights (2-4 storeys) to the
rear of the listed King’s Hall.

4.12.19

The Design Code sets out the design principles including that the scale and massing of
the building will be reduced to ensure the scheme sits comfortably within the context of
the main King’s Hall building and that the footprint of the building will be reduced to
allow landscaped area between proposed scheme and the Listed King’s Hall Building.

4.12.20

The Design Code also states that the footprint of the building has been positioned to
ensure that it does not sit beyond the plane of the King’s Hall and that larger elevations
will be broken down into constituent parts/blocks to achieve a more human scale and
proportion to the building and lightweight elevations will be used to form connections
and enclose courtyards.

4.12.21

The highest block (4 storey) is set further back from the rear of the Listed King’s Hall
than the middle (3 storey) and lower (2 storey) height blocks to mitigate against the
impact on the setting of the listed building. As a result a larger area of public realm
which links to the central plaza is proposed allowing for an enhanced appreciation of
the Listed King’s Hall.

4.12.22

The proposed materials palette includes brick, concrete, PPC horizontal louvres, PPC
aluminium and coloured render. Precedent images set out in the Design Code
demonstrating potential external design/treatments are considered acceptable. HED
considers that the building on Plot 09 will be read in conjunction with the Listed King’s
Hall and are of the view that the upper storeys of the building should be finished in
brick to provide sufficient contrast. Brick is included in the proposed material palette.

4.12.23

The variety of materials proposed is considered to provide an appropriate design
approach. The Urban Design has no objection to the proposed palette of materials
which is considered complementary to the Listed King’s Hall and the general character
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and appearance of the area and acceptable in principle. Detailed design and finish
specifications will be subject to further assessment at the reserved matters stage.
4.13

Impact on surrounding amenity

4.13.1

Plot 03 (Residential Units with ground floor retail/restaurant & café/leisure & gym
facilities)

4.13.2

The building on Plot 03 will front onto the Lisburn Road. There is an existing residential
development on the opposite side of Lisburn Road, however, there is adequate
separation distance between both to ensure no adverse impact on neighbouring
amenity by way of overlooking, loss of light etc. The building on Plot 03 will face
Balmoral Golf Club to the south, the proposed multi-storey car park on Plot 08 to the
east and the Listed King’s Hall to the north. The separation distances between the
adjoining uses are considered acceptable to ensure no adverse impact on
neighbouring amenity or the amenity of prospective occupiers and the proposed
relationship with surrounding uses is considered acceptable.

4.13.3

Plot 06 (Retirement Living for approximately 55 units)

4.13.4

The building on Plot 06 is a maximum of four storeys and the proposed relationship
with existing/proposed 2 and 3 storey residential development to the east, Balmoral
Golf Club to the south and the proposed 4 storey Care Home to the north is considered
acceptable.

4.13.5

The building has been designed to be orientated away from adjoining residential
development to minimise any impact on neighbouring residential development to the
east. The separation distances with the adjoining site at Harberton Crescent, part of
which adjacent to the south eastern boundary is undeveloped, and the proposed
relationship with adjoining dwellings are considered acceptable.

4.13.6

Plot 08 (Multi-storey car park with ground floor retail/restaurant & Café/leisure
uses)

4.13.7

Plot 08 is located centrally within the site and is situated between the proposed
residential buildings of Plots 03 and 06. A high quality design and finished will be
important to ensure that the proposed building on Plot 08 provides a quality outlook for
Plots 03 and 06 and the final design will be subject to further assessment at reserved
matters stage. The building on Plot 08 will also face that on Plot 09. Balmoral Golf Club
is located to the south of the proposed multi-storey car park. Separation distances
between the multi-storey and proposed adjacent buildings and the Listed King’s Hall
are considered acceptable and will ensure no adverse impact on existing amenity of
existing or proposed neighbouring uses. The relationship with existing and proposed
development is considered acceptable.

4.13.8

Plot 09 (Medical/Health Services)

4.13.9

The building on Plot 09 will sit between the Listed King’s Hall and the proposed Care
Home and will be separated from both by public realm providing adequate separation
to ensure no adverse impact on the amenity of the various uses. The multi storey car
park will sit to the south of the building on Plot 09 and will be separated by the Central
Plaza, a wide area of public realm ensuring no adverse impact between the uses. The
proposed independent living units will sit to the north and will be separated by the
internal access road from Balmoral Avenue. The outlook from the independent living
units will be an important consideration in assessing the final design of the building on
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4.13.10

Plot 09 at reserved matters stage. The building on Plot 09 will be surrounded by public
real/open space which will serve as an important function in softening the development
and enhancing the outlook for occupants of the independent living units.
The impact on the proposed development on surrounding amenity has been assessed
and it is considered that no adverse impact on amenity of existing or proposed uses
will result. The proposed development is considered acceptable and compliant with
policy as set out in the SPPS and PPS 7.

4.14

Impact on the setting of the Listed King’s Hall

4.14.1

The proposed site falls within the setting of the Listed King’s Hall and paragraph 6.12
of the SPPS and Policy BH 11 (Development affecting the Setting of a Listed Building)
of PPS 6 apply.

4.14.2

Policy BH 11 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 use proposed respects the character of the setting of the building

4.14.3

Plot 03 (Residential Units with ground floor retail/restaurant & café/leisure & gym
facilities)

4.14.4

The building fronts onto the Lisburn Road but is set back behind the building line of the
Listed King’s Hall. The height, scale and massing are considered acceptable as set out
above. The setback together with complementary design will ensure that the Listed
King’s Hall retains prominence when viewed from along the Lisburn Road and that the
building on Plot 03 is subservient in the immediate setting of the Listed King’s Hall.
There is no objection to Plot 03 from HED.

4.14.5

Plot 06 (Retirement Living for approximately 55 units)

4.14.6

The proposed building on Plot 06 is a reasonable distance from the King’s Hall and
HED considers that it is far enough removed in situation and scale of development to
impact adversely on the setting of the listed building.

4.14.7

Plot 08 (Multi-storey car park with ground floor retail/restaurant & Café/leisure
uses)

4.14.8

The proposed multi-storey car park building on Plot 08 will be read in conjunction with
the Listed King’s Hall. However, the separation between both comprising an area of
public realm/access road is considered sufficient to ensure that it does not impact
adversely on the setting of the listed building. HED acknowledges the separation and
consider that it will be buffered to some degree by the Residential Block (Plot 3) and
the Medical/Health Services Block (Plot 9).

4.14.9

Plot 09 (Medical/Health Services)

4.14.10

The building on Plot 9 will replace Nugent’s Hall which was located to the rear of the
Listed King’s Hall and included a series of duo-pitched roofs on a metal clad building,
which was subservient, agricultural in appearance and did not contribute quality or
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character to the setting of the building. HED acknowledges that the proposed
development on Plot 09 provides the opportunity for enhancement and considers the
precedent images presented in the Design Code to be appropriate.
4.14.11

The building on Plot 09 rises approximately 17m above ground level and is set more or
less the same distance apart from the King’s Hall. HED considers that there is
sufficient separation between the two. HED also consider that the middle (3 storey)
and lower (2 storey) blocks are relatively low in comparison to the Kings Hall and sit
comfortably as neighbours to the listed building.

4.14.12

In summary, the proposed development is considered to comply with Policy BH 11 of
PPS 6 and paragraph 6.12 of the SPPS. There are no objections from HED. The final
design details including proposed finishes on Plots 06, 08 and 09 will be subject to
further consideration at considered at reserved matters stage.

4.15

Enabling works to Listed Building

4.15.1

The restoration of the Listed Kings Hall is considered to be an essential element of the
redevelopment of the wider Kings Hall lands. In this regard, the Phase 1 planning
permission (LA04/2018/0040/F) is subject to conditions which require the restoration of
the exterior of Kings in accordance with the Listed Building Consent
(LA04/2018/0048/LBC). The trigger point for requiring the restoration works is
occupation of the Phase 1 extension, which is expected to be May 2020 (the works
would then be sequenced after that).

4.15.2

Officers want to ensure that those restoration works will be completed and have
agreed with the applicant that equivalent obligations should be included within the
Section 76 planning agreement for this application. Delegated authority is therefore
sought for the Director of Planning and Building Control to finalise the Section 76
planning agreement regarding this issue.

4.16

Provision of Open Space/Space Standards

4.16.1

Plot 03 - Provision of Open Space
A landscaped terrace is proposed at first floor level, screened from view by the 3
facades and providing communal open space/amenity provision for proposed
occupants. This terrace will be well lit given its orientation and will provide valuable
amenity space.

4.16.2

Internal and external balconies and ground floor terraces are also proposed for 49 of
the apartments. Overall the proposed development provides an average of 10 sqm of
open space/amenity provision per apartment which is in accordance with the
recommended provision of 10-30sqm as set out in Creating Places.

4.16.3

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. Policy OS 2 of PPS 8 further states 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.
The level of private communal open space is considered reasonable and therefore the
exception test is considered to be met. Notwithstanding, the amount of open space to
be created equates to approximately 38% of the application site area and includes new
public realm areas such as the central plaza and a pocket park (approved as part of
application LA04/2019/1254/F) in close proximity to Plot 03, landscaped areas around
the buildings and private open space areas for example associated with Plot 06. In
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addition, the site is located within close proximity (5 minute walk – 0.3 miles) to
Musgrave Park area of open space.
4.16.4

Plot 03 – Space Standards
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.

4.16.5

The proposed breakdown of units is set out as follows:
 35 No. 1 bed apartments
 46 No. 2 bed apartments

4.16.6

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.

4.16.7

The 1 bedroom apartments proposed range from 54sqm to 67sqm and fall within the
recommended design standards.

4.16.8

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.

4.16.9

The 2 bedroom apartment proposed range from 63sqm to 85 sqm and fall within the
recommended design standards.

4.16.10

4.16.11

4.16.12

Plot 06 – Provision of Open Space
Open space is proposed to the rear of the building of Plot 06 which is considered
acceptable in principle. Details of open space provision will be provided at the
Reserved Matters stage. In addition, new open space is provided within the proposed
public realm areas including the central plaza and pocket park within the wider site
which is in close proximity to Plot 06 and the site is located in close proximity to
Musgrave Park area of open space.
Plot 06 – Space Standards
Details of space standards for retirement living units within Plot 06 will be required to
be provided at the Reserved Matters Stage.
Plots 08 and 09 – Provision of Open Space
Open space areas are proposed along the boundaries of Plots 08 and 09 and within
Plot 09 and are connected to the central plaza and the approved pocket park (adjacent
to the proposed building on Plot 09). These new private and public areas of open
space will provide a network of open space/public realm areas serving Plots 08 and 09
linked to the wider site and will serve to enhance the quality of the environment.

4.17

Landscaping/Public Realm

4.17.1

Access to the site from the Lisburn Road has been approved as part of Phase 1.
Leading from the main access road is a central plaza creating a pedestrian zone in the
heart of the development with pedestrian routes leading from it and connecting with the
surrounding buildings within the site. The Plaza will be restricted to pedestrians and is
a key area of public realm within the site. The proposed public realm/open space areas
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around and between the plots is fundamental in connecting the different buildings
ensuring a cohesive development and enhancing the setting of the Listed King’s Hall.
The new public realm areas will comprise a mix of hard and soft landscaping to soften
the impact of the development and enhance the quality of the environment. Proposed
surface materials include paving and resin bound aggregate which and are in keeping
with the character and appearance of the area.
4.17.2

The public realm will also incorporate spaces to dwell with seating to be provided in a
landscaped setting ensuring a quality environment surrounding the buildings and an
opportunity to enhance the setting of the King’s Hall.

4.17.3

Landscaping is proposed in and around Plots, 03, 06, 08 and 09 and comprises private
and public open space areas. Buffer planting along the southern, eastern and part of
the western boundaries will seek to mitigate against impact on neighbouring properties
whilst providing a soft landscaped edge to the development. Primary public areas of
landscaping within the site will include the central plaza and the pocket park as set out
in the plan below which will complement the landscaped area at the front of the listed
King’s Hall approved under application LA04/2018/0040/F. Public realm which will
include soft and hard landscaping will link these primary areas creating a landscaped
framework connecting the spaces.

4.17.4

Plot 03 is surrounded by hard and soft landscaping providing a degree of screening to
the development and enhancing the external space around it. HED welcomes the
inclusion of landscaping within the site boundary for Plot 03, and acknowledges its
importance in softening the impact of the proposal in the setting of the listed building.

4.17.5

BCC Landscape Planning and Development Team (BCC LPD) highlighted that a
Community Greenway is identified in draft BMAP along the boundary of the site and
suggested that if feasible a green corridor for pedestrians and wildlife be incorporated
to improve connectivity to surrounding green infrastructure at Musgrave Park, Balmoral
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Golf Course and Strangford Avenue Playing fields. BCC LPD advised that if
appropriately landscaped the plaza that links to the approved pedestrian access off the
Upper Lisburn Road access could help provide this. Since the publication of draft
BMAP, part of the wider RUAS to the immediate east of the application site has been
developed for housing and no linkages to the east have been provided. Therefore the
potential for improved connectivity is limited. Notwithstanding, the new areas of open
space/public realm along with proposed planting will improve connectivity within the
site and provide important habitats for wildlife.
4.17.6

Detailed landscape proposals for each Plot/Phase will be required to be submitted at
reserved matters stage.
Artwork within the Public Realm

4.17.7

It is proposed that a heritage and interpretation strategy will be developed for the
King’s Hall referencing the site’s past and significant historical events that have taken
place over the years including the Balmoral Show and Boxing events. Wayfinding
markers will be incorporated through the site with the use of directional signage and
memorable landmarks within the landscaped/public realm areas which create a sense
of character and identity throughout the development. It is considered that an
opportunity exists to further enhance the King’s Hall complex through the use of public
art work to illustrate the history of the site/area. It is therefore recommended that a
condition is included in the decision to seek the submission of an Artwork Strategy
which would set out proposals for art installations/sculptures at key locations within the
site. Details of the artwork would be required at reserved matters stage.

4.18

Access, Parking and Movement

4.18.1

The development proposes the construction of a multi-storey car park on Plot 08 which
will serve the needs of the uses on the site including parking for the residential
development and ancillary commercial uses on Plot 03, residential units on Plot 06
(retirement living), commercial uses (retail, café/restaurant, gym/leisure) on the ground
floor of the multi-storey car park on Plot 08, medical/health services on Plot 09 and
health uses on Plots 01 and 02. The multi-storey car park will replace temporary
surface level parking approved to serve the restoration and extension to the King’s Hall
(Plots 01 and 02) under applications LA04/2018/0040/F and LA04/2020/0747/F.

4.18.2

A total of 607 parking spaces are proposed within the site as set out in the table below
comprising of 67 surface level parking space on Plots 03 (61) and Plot 06 (6) and
approximately 540 spaces within the multi-storey car park.
Plot Number/Proposed Use
03 – Residential/Commercial
06 – Retirement Living
08 – Multi-storey Car Park
TOTAL

4.18.3

No. of Parking Spaces Proposed
61
6
540
607

Temporary Parking during the Phased Development
Temporary parking is proposed on the site of Plots 08 (multi-storey car park) and Plot
09 (medical/health facility) which were approved under Phase 1 (LA04/2018/0040/F)
and will be permanently replaced when the multi-storey car park is completed. The
multi-storey car park will serve the Listed King’s Hall (Plot 01) and its extension (Plot
02), retirement living units (Plot 06), the residential and commercial uses on Plot 03,
the ground floor commercial uses of the multi-storey car park (Plot 08) and Plot 09
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(medical/health facility). During the build out of the Plot 08 (multi-storey car park) the
approved temporary parking on that site will require to be re-arranged within the wider
site. This will result in 154 spaces being temporarily relocated to Plot 06 along the
south eastern/southern boundary until the multi-storey is completed. Given that Plot 06
sits adjacent to the residential development at Harberton Crescent a condition is
recommended to limit the time period of operation of the temporary car park at Plot 06
to mitigate against any long-term adverse impact on neighbouring residential amenity.
In addition an acoustic barrier is proposed to be erected along the boundary and will
also be secured by a proposed condition which is considered acceptable by
Environmental Health to ensure no adverse impact on neighbouring amenity. A
condition is also proposed to secure the submission and agreement of A Construction
Environmental Management Plan which will be required to set out measures to control
and manage dust, noise, vibration and to identity parking/loading areas for HGVs a
sufficient distance from the nearby dwellings.
4.18.4

4.18.5

Objections received raised concerns relating to the access to the King’s Hall site from
Balmoral Avenue. However, the development will be served by the new signalised
junction on the Lisburn Road approved under application LA04/2018/0040/F and will
not be reliant on the Balmoral Avenue access. The matters raised in the objection
relate to developments which have previously come before the Planning Committee
i.e. LA04/2019/1254/F (Independent Living Units) and LA04/2019/2989/F (Care Home)
and have been previously considered by the Members.
DFI Roads are satisfied with the proposed internal access and parking arrangements
and offer no objections to the proposed development subject to conditions. DFI Roads
have previously advised no objection to previous rounds of consultation and a final
consultation response is awaited from DFI Roads. Subject to DFI Road’s final
response, the proposed development is considered to be compliant with PPS 3. It is
requested that delegated authority is given to the Director of Planning and Building
Control to deal with any issue should it arise from the final DFI Roads consultation.

4.19

Environmental Matters (Contamination, Noise, Air Quality)

4.19.1

Contamination
Contaminated Land Risk Assessment were submitted in support of the application as
part of the Environmental Impact Assessment. Environmental Health has considered
the report and advise that it is content with the assessment provided subject to
conditions.

4.19.2

Noise
Noise Impact Assessments have been submitted in support of the application as part
of the Environmental Impact Assessment. Environmental having considered the
reports and have no objection subject to recommended conditions.

4.19.3

Air Quality
An Air Quality Impact Assessment, part of the Environmental Impact Assessment
submitted in support of the application. Environmental Health have considered the Air
Quality Impact Assessment and have no objections to the proposal subject to
recommendation of a condition in respect of combustion plant to protect against any
adverse impact on air quality.

4.19.4

Odour
Environmental Health has considered the proposed uses which will require odour
abatement and have recommended conditions to ensure that full details of any odour
extraction system proposed is submitted for approval prior to installation.
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4.20

Drainage/Flood Risk

4.20.1

A Drainage Assessment (DA) was submitted in support of the application. The DA
confirmed that NI Water has recently upgraded the foul and storm sewer network to
serve the King’s Hall development and adjoining Harberton Crescent development.

4.20.2

4.20.3

The site does not lie within the 1 in 100year fluvial or 1 in 200 year coastal flood plain
and there are no designated watercourses within the site and is therefore considered
to be at low risk from flooding.
NI Water response states that there is public water supply, foul sewer and a surface
water sewer within 20m of the proposal all of which have the capacity to serve the
proposal. Connections to this infrastructure will require consent from NI Water. The NI
Water response also confirms that the receiving Waste Water Treatment Works has
available capacity to serve the development.

4.20.4

Rivers Agency have no objection to the proposed development. NI Water or Rivers
Agency do not raise objections to the proposed development which is considered to be
in compliance with PPS 15.

4.21

Environmental Impact

4.21.1

An Environmental Impact Assessment (EIA) and two associated addendums have
been submitted in support of the development. The EIA considers a number of the
impact of which is set out below

4.21.2

4.21.3

4.21.4

4.21.5

Socio Economic Impact
The EIA assesses the socio economic impact of the proposed development to be
significant in providing housing and employment, and in improving the perception of
this brownfield site and wider area of South Belfast.
Impact on Cultural Heritage/Archaeology
A Cultural Heritage assessment was carried out as part of the EIA and indicated that
no known cultural heritage assets are located within the development site, although
two Listed Buildings are located adjacent to the red line boundary, of which one is the
King’s Hall. Potential exists for previously unknown archaeological within the
development site as such mitigation measures as conducting an archaeological
evaluation of the site prior to construction is recommended. Based on the
archaeological/historical assessment it is concluded that there no impact either direct
or indirect will be placed upon the known cultural heritage assets within the immediate
area surrounding the proposed development site.
Impact on Traffic and Transport
A Transport Assessment has been carried out as part of the Environmental Impact
Assessment which has considered the impact of the traffic generated by the proposed
development along with committed development in Phase 1 (King’s Hall restoration
and extension - LA04/2018/0040/F). The TA also considers the cumulative impact of
proposed development in the vicinity including the Care Home (LA04/2019/2989/F),
Supported Housing for Older people on Harberton Park (LA04/2017/1394/F), 16 no.
independent living units (LA04/2019/1254/F) and the relocation of the existing nursey
school (LA04/2019/2848/F) within the wider King’s Hall site.
The TA indicates that the proposed development will cause an increase of movements
on various junctions surrounding the site. The following mitigation measures are
proposed during the construction and operational phases:-
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4.21.6

4.21.7

4.21.8



Vehicle movements arriving and departing from the site would be controlled
and a Traffic Management Plan will facilitate the proposed development to
outline delivery times and the location staff parking during construction;



Wheel washing facilities will be installed within the application site boundary to
prevent the wheels of vehicles carrying mud and debris onto the carriageway
during construction;



A Travel Plan, Residential Travel Plan and Service Management Plan will be
implemented during operation. They will set out proposals to encourage greater
use of sustainable travel, including highlighting the availability of public
transport and encouraging walking and cycling for shorter journeys;



Car parking will be provided in accordance with the phased development of the
site to ensure that adequate parking will be available as the development
progresses; and



Staff will be given the option to sign up for a Translink iLink card to replace the
former TaxSmart initiative.

Landscape and Visual Impact
The EIA indicates that the proposed development will result in a substantial and
permanent change to this part of the King’s Hall site on account of its redevelopment
and associated public realm landscape areas and acknowledges that the existing
baseline landscape is not pristine or very sensitive and is very capable of absorbing
change.
The EIA further states that the proposal will also result in several positive elements in
terms of its relationship to the Upper Lisburn Road / Lisburn Road through improved
boundary treatments, public realm works, relationship with the King’s Hall, removal of
dilapidated buildings and tree planting that would contribute to the setting of this and
the adjacent townscape areas and concludes that the removal of unsightly buildings,
improvements to the public realm, renovations to King’s Hall and new architectural
quality buildings to the Upper Lisburn / Lisburn Road will be a significant positive effect
to the visual quality and townscape character of this part of Belfast.
Drainage
A Drainage Assessment has been submitted as part of the EIA. NI Water has
confirmed in their consultation response that existing infrastructure is available to serve
the development.

4.21.9

The EIA states that the proposed development will reduce the volume of storm
discharge from the site by decreasing hardstanding area and providing storm water
attenuation. The proposed storm drainage network will restrict discharge from the site
to equivalent of Greenfield run-off using flow control devices. The proposal to restrict
the discharge of storm water to equivalent Greenfield run-off would have a positive
impact by reducing the strain on the receiving sewer and the downstream
infrastructure.

4.21.10

The EIA advises that the River Agency Flood Maps determine that the site is not
effected by fluvial flooding. As a result the proposed development levels are set a
minimum 0.8m above the adjacent Fluvial Flood Plain. The River Agency Flood Maps
indicate that site is affected by pluvial flood. The pluvial flood has been determined to
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consist of localised ponding as a result of the existing site topography and undersized
drainage. The proposed development will provide effective overland flow routes to road
gullies. The proposed levels will convey storm water away from buildings and towards
the Lisburn Road. The proposed storm drainage will serve all hard standing areas on
the site and has been designed not to flood any part of the site in a 1 in 30 year design
storm event. The EIA assesses that the flood risk of the proposed development is
determined to be low.
4.21.11

4.21.12

4.21.13

4.21.14

4.21.15

4.21.16

Ground Conditions
An assessment of the likely significant effects of the development on the environment
in respect of ground conditions (land contamination, geological resource, etc.) has
been carried out as part of the EIA and the first Addendum. The assessment considers
the existing baseline ground conditions and assesses the likely effects of the proposed
development.
A Materials Management Plan and an Outline Construction Environmental
Management Plan have also been prepared which set out appropriate mitigation
measures to minimise any adverse impact on ground conditions. The EIA states that
mitigation measures have been identified that, when put in place, will ensure that the
development’s construction, and the development itself, will have an insignificant
impact on ground conditions.
Noise
A Noise Impact Assessment (NIA) was carried out as part of the EIA. The second EIA
Addendum also incorporated a Noise Impact Assessment specifically in relation to the
impact of the temporary car parking in the south/south eastern portion of the site
(Phase 5).
The NIA states that the impact during the temporary Construction Phase will be short
term and predominantly neutral and that the proposed temporary car parking will have
a low noise impact at night. Mitigation measures during the operational phase include
provision of an acoustic mechanical ventilation system for the residential units to
reduce noise impact and so that residents do not have to rely on opening windows for
ventilation and the provision of an acoustic barrier along the southern/ south-eastern
boundary to mitigate against the proposed temporary parking at this location.

Air Quality
An Air Quality Impact Assessment has been submitted as part of the Environmental
Impact Assessment and first Addendum. The site is located approximately 175 m
south of an Air Quality Management Area (AQMA). The EIA states that the proposed
development will lead to changes in vehicle flows on local roads, which may impact on
air quality at existing residential properties and within the AQMA. The proposed
development will also be subject to the impacts of road traffic emissions from the
adjacent road network. There is also the potential for the construction activities to
impact upon existing properties and new properties within the site but this is a
temporary phase. The main pollutants of concern related to construction activities are
dust and fine particulate matter PM10.
Mitigation measures are proposed during the construction and include the following:implementation of Dust Management Plan; implementation of Construction
Environmental Management Plan; covering of stockpile areas, wheel washing and
where necessary the wetting down of areas; and measures to promote alternative
modes of transport to reduce traffic levels.
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4.21.17

An assessment of Air quality Impacts during the operational phase of the development
indicated that the need for a detailed assessment of energy plant emissions had been
screened out, as it was determined that there will be no significant impacts at existing
properties as a result of the energy plant emissions. The effects of traffic emissions on
Air Quality are considered to be ‘not significant’ with appropriate mitigation measures
in place. Predicted air quality conditions for future residents of the proposed
development, taking account of emissions from the adjacent road network, are
considered acceptable. Mitigation measures include:
• secure cycle storage facilities will be designed and built as part of the development, to
encourage travel to and from the site by bicycle in preference to car;
• residents and staff will be notified of the Bike2Work scheme to encourage bicycle
ownership and use;
• All installed gas-fired boilers will meet a minimum emission standard of <40mg
NOx/kWh; and,
• a Travel Pack will be provided relating to the public transport links that show how the
site can be accessed by rail and bus throughout the day. Further details of this and
other measures are included within the development’s Travel Plan

4.21.18

Ecology
An ecological assessment of the impact of the development on ecology i.e. Bats, Birds,
Invertebrates(Bees) has been carried out as part of the EIA process. Mitigation
measures are proposed during the construction and operational phases including
lighting designs to minimise light spill, installation of 2 bat boxes or an artificial roost,
nest boxes for birds to be erected within the site, avoidance of stock piling of materials
in grassland habitats and inclusion of wildflower habitats for bees. With mitigation
measures in place the impact on the proposed development for habitats and species is
classified as negligible in the long term.

4.21.19

Officers consider that the proposed development is acceptable for the reasons set out
above and that it has been demonstrated through the EIA that satisfactory mitigation
measures will be put in place to ensure no significant environmental effects will result
from the development. The necessary mitigation measures will be secured through
conditions.

4.22

Developer Contributions

4.22.1

In order to mitigate the impacts of the proposal, the following planning obligations are
considered necessary to make the development acceptable. These will be secured by
means of a Section 76 planning agreement.






Implementation of Travel Plan and review for a period of 3years;
Employability and Skills Plan (Operational) for Care related Uses on Plot 09;
Management of Open space/public realm areas;
Management of Multi-Storey Car Park including pricing strategy; and
Restoration of the Listed King’s Hall

4.23

Pre-Application Community Consultation

4.23.1

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 12
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June 2019 (LA04/2019/1396/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 Pre-Application Community Consultation (PACC) public
engagement event for this proposal took place on 15th August 2019.
4.23.2

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 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 5172 surrounding properties
were provided with an information leaflet providing details of the public exhibition. In
addition residential leaflets were distributed to approximately 90 properties along or
close to the boundary of the site which provided additional information on the
development of the site, the proposed hybrid application its relationship with other
approvals and proposals.

4.23.3

The report confirms that the development team informed local elected representatives
in the Balmoral DEA, and the South Belfast MLAs and Member of Parliament of the
proposal.

4.23.4

The report advises that 55 comments were received via the feedback forms. The
feedback forms provided 4 questions which included the following:Q1 – I support the proposed regeneration of King’s Hall.
Results – 74% Strongly agreed or Agreed, 9% were Undecided and 17% either
Disagreed or Strongly Disagreed
Q2 – I support the contribution new health and leisure services would bring.
Results – 54% Strongly Agreed, 20% Agreed, 7% were Undecided and 19% Strongly
Disagreed.
Q3 – These proposals would help to meet local demand for new homes.
Results – 35% Strongly Agreed, 23% Agreed, 12% Disagreed, 17% Strongly
Disagreed and 13% were Undecided.
Q4 – Do you have any further comments?
Results – 56 responses were received. The PACC report groups the comments into
themes and summarises them into the following:
Traffic and Access - Concerns regarding the development increasing traffic
congestion in the area with one respondent referencing pollution from an increase in
vehicles.
Parking - Comments indicated that the scheme should give less priority to cars and
reduce the scale of parking.
Mixed Uses – Mixed comments on the proposed mix of uses for the regeneration of
the area.
Support – Many comments welcomed the development and stated that it would be
good addition to South Belfast.
Design – Respondents expressed interest in greater outdoor and green space being
included in the plans.
Infrastructure – Doubts expressed on whether the existing infrastructure can cope
with an increase in vehicular traffic.
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4.23.5

The applicants response to the concerns raised regarding parking and the impact on
neighbouring properties is set out below:Traffic and Access – The site sits close to a number of public transport services
including bus tops and Balmoral railway station. Future users/occupants will be
encouraged to make use of these sustainable methods of transport. Cycle parking is
proposed at various locations within the site and internal cycle facilities will be
provided. The development includes improvements to existing road junctions and
enhancement of pedestrian connectivity to existing public transport routes.
Parking – The PACC report acknowledges the challenge in balancing the requirement
for car parking and the objective to reduce the need to travel by car. The number of
parking spaces proposed has been informed by car parking standards and an analysis
of land use requirements. The amount of parking proposed is considered necessary to
address anticipated need taking account of public transport accessibility to the site.
Mixed Uses – The development incudes a range of small scale services (including
retail, restaurant and leisure) at key locations throughout the site to help animate the
street frontages and support a vibrant and energetic development. The exat location of
these uses will be determined at the Reserved Matters stage. The inclusion of
residential development will promote activity throughout different times of the day. The
combination of residential and non residential uses will enhance active fronatges and
public surveillance creating a lively and safe environment.
Design – The overall design of King’s Hall regeneration proposals is centred on the reuse of a brownfield site and enhancing the setting of a listed building. The plans
include new areas of accessible public realm which have been designed reflecting the
urban setting of the site. Careful consideration has been given to the scale and
massing of the buildings in close proximity to the listed King’s Hall. The design strategy
reduces the scale and massing of all buildings around the main King’s Hall to ensure
that they are subservient to the listed building.
Infrastructure – The planning approval from April 2019 (LA04/2018/0040/F) relates to
Phase 1 of the King’s Hall and includes junction and access upgrades sufficient to
accommodate the level of trips in the entire redevelopment of the site. The sewage
infrastructure traversing the King’s Hall site has recently been upgraded by NI Water.

4.23.6

Officers are satisfied that 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 development plan, relevant policy context and other material considerations
including third party representations, the proposal is considered acceptable and approval is
recommended subject to conditions and a Section 76 agreement. It is requested that delegated
authority is given to the Director of Planning and Building Control to finalise the Section 76
planning agreement and wording of conditions subject to no new substantive planning issues
being raised by third parties, to deal with any issues should they arise from the final DFI Roads
consultation and finalise design issues in relation to rooftop elements on Plot 03.
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Draft Conditions:1.

Application(s) 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.
ii.

the expiration of 5 years from the date of this permission; or
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.
2.

Unless as stated in the Design and Access Statement published on 03 February 2021 all
matters are reserved for subsequent approval.
For each phase, approval of the following reserved matters shall be obtained from the
Council, in writing, prior to the commencement of any development within that
Phase. Development shall not thereafter be carried out unless in accordance with the
approved details;
-

Siting;
Design: including height, scale, massing, form of buildings and floor plans;
External Appearance;
Means of Access; and
Landscaping.

Reason: This is outline permission only and these matters have been reserved for the
subsequent approval of the Council.
3.

Except as expressly provided for by the conditions in this outline planning permission, all
reserved matters shall be in general conformity with the following documents:

The Design Code document published on 03 February 2021.

The Scale Parameter Plan numbered 33a published on 01 February 2021.

Reason: To enable the Council to consider in detail the proposed development of the site and to
ensure an acceptable level of quality and consistency throughout the development.
4.

Each reserved matters application submitted pursuant to this outline planning permission
shall be accompanied by a ‘Reserved Matters Design Statement’ which demonstrates
how the Reserved Matters application is in general conformity with the approved Design
Code and Parameter Plan as required by condition 3.

Reason: This matter is fundamental to control the development in detail in the interests of
amenity and visual impact.
5.

The development shall not be carried out unless in accordance with the Phasing Plans
(Drawing Nos. 22a (Phase 3) published 01 February 2021, 24a (Phase 5), 25a (Phase 6),
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26a, (phase 7), 27a, (Phase 8) published on 05 February 2021 and Phasing Strategy
published on 01 February 2021, unless the Council gives its prior written consent to any
variation.
Reason: In the interests of the orderly development of the site.
6.

No development shall commence for Plots 6, 8 and 9 until a waste management plan for
each plot has been submitted to and approved in writing by the Council prior to
occupation of any part of the phase. The waste management plan shall be carried out as
approved unless the Council gives its written consent to any variation.

Reason: To ensure satisfactory waste storage and collection arrangements.
7. No development shall commence in relation to Plot 03 until a detailed of all external finishes
for the walls, windows, doors, balconies, canopies, balustrades, roofs (including plant
enclosures), rainwater goods and fences has been submitted and approved in writing by
the Council. Samples and sample panels of all external finished shall be made available
on site for inspection by the Council. The samples shall be retained on site until completion
of the development. The development shall be carried out in accordance with the agreed
details.
Reason: To ensure a high quality development and to ensure that materials and detailing are of
sufficient quality to respect the character of the setting to the listed building and that special regard
is paid to protecting its integrity and architectural and historic interest under Section 80 of The
Planning Act (NI) 2011.
8. Application/s for approval of reserved matters shall be accompanied by a Detailed Artwork
Strategy, which shall accord with an Artwork Strategy for the whole site, details of which
shall have first been submitted to and approved in writing by the Council. The development
shall be carried out in accordance with the agreed details.
Reason: In the interests of visual amenity.
9. The temporary parking for 154 spaces on the site of Plot 06 as shown on Drawing No. 24a
– Phase 5 published on 05 February 2021 shall cease operation 12 months after
commencement of the temporary parking use unless the Council gives its prior written
consent to any variation.
Reason: In the interests of residential amenity.
10. Applications for Reserved Matters for Plots 06, 08 and 09 shall be accompanied by bay
studies. The bay studies shall include detailed plans and sections, at a minimum scale of
1:50, to demonstrate articulation of form and elevational treatment. The development shall
be carried out in accordance with the approved details.
Reason: To ensure that materials and detailing are of sufficient quality to respect the
character of the setting to the listed building and that special regard is paid to protecting its
integrity and architectural and historic interest under Section 80 of The Planning Act (NI)
2011.
11. No development shall commence on public realm improvements / landscaping until
detailed proposals and samples of all finish materials, street furniture, wayfinding signage
and lighting fixtures for Plot 03 have been submitted to and approved in writing by the
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Council. Samples and sample panels of all finishes shall be made available on site for
inspection by the Council. The samples shall be retained on site until completion of the
development. The development shall be carried out in accordance with the agreed details.
Reason: To ensure that materials and detailing are of sufficient quality to respect the character of
the setting to the listed building and that special regard is paid to protecting its integrity and
architectural and historic interest under Section 80 of The Planning Act (NI) 2011.
12. Prior to the occupation of Plot 3 of the proposed development, a Verification Report for
Plot 03 shall be submitted to and agreed in writing by the Council. This report must
demonstrate that the remediation measures outlined in the Brownfield Development
Services report entitled ‘Contaminated Land Risk Assessment, Plot 3 of the King’s Hall
Development, Belfast, BT9 6GW, Client: Benmore Octopus Healthcare Developments
(HK) Ltd’ (dated September 2020 and referenced 59716-24) have been implemented.
The Verification Report shall demonstrate the successful completion of remediation works
and that the site is now fit for end-use (residential without plant uptake). It must
demonstrate that the identified potential pollutant linkages are effectively broken. The
Verification Report shall be in accordance with Environment Agency guidance, British
Standards and CIRIA industry guidance. In particular, this Verification Report must
demonstrate that:
a) Soils that are demonstrably suitable for a residential without plant uptake end use have
been emplaced to a depth of 0.5m in all soft landscaped areas of the proposed
development.
b) Gas protection measures commensurate with the Characteristic Situation 2
classification of the site (as defined by BS 8485:2015+A1:2019), have been installed
within the entirety of the proposed development. Gas protection measures must be
verified in accordance with CIRIA C735.
Reason: Protection of human health.
13. No development shall commence on Plots 6, 8 and 9, until a plot and development
specific Remediation Strategy for each plot has been submitted to and agreed in writing
by the Council. This Remediation Strategy should be in line with Environment Agency
guidance, and must demonstrate how the pollutant linkages identified in the Ashfield
Solutions Ltd report entitled ‘Contaminated Land Risk Assessment, Kings Hall Primary
Care Complex, Upper Lisburn Road, Belfast, Benmore Octopus Healthcare
Developments (KH) Ltd’ (dated 17/11/2017 and referenced 59716-S12), are to be
demonstrably broken and no longer pose a potential risk to human health. It must also
detail how the proposed remedial works are to be verified.
In particular, the Remediation Strategy must clearly detail:
- The remedial measures to be adopted in all gardens and/or soft landscaping areas of
the site.
- The gas protection measures to be incorporated in all proposed buildings,
commensurate with the Characteristic Situation 2 classification of the site (as defined by
BS 8485:2015+A1:2019).
All construction thereafter must be in accordance with the approved Remediation
Strategy.
Reason: Protection of human health.
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14. Prior to the occupation/operation of Plots 6, 8 or 9, in order to demonstrate that the
required remedial measures have been incorporated within the plot, a Verification Report
shall be submitted to and agreed in writing by the Council. The Verification Report must
be in accordance with Environment Agency guidance, British Standards and CIRIA
industry guidance. It must demonstrate that the mitigation measures outlined in the
agreed Remediation Strategy have been implemented and have broken the relevant
pollutant linkages and that the site no longer poses a potential risk to human health.
Reason: Protection of human health.
15. If during the development works, new contamination or risks are encountered which have
not previously been identified, works shall cease and the Council shall be notified
immediately. This new contamination shall be fully investigated in accordance with best
practice. In the event of unacceptable risks being identified, a Remediation Strategy and
subsequent Verification Report shall be agreed with the Council in writing, prior to the
development being occupied. If required, the Verification Report shall be completed by
competent persons in accordance with best practice and must demonstrate that the
remediation measures have been implemented and that the site is now fit for end-use.
Reason: Protection of human health and environmental receptors and to ensure the site is
suitable for use.
16. No development of a particular phase shall commence until details of any combustion
plant to be installed in that phase has been submitted to and agreed in writing by the
Council. Combustion plant in the hereby permitted phased developments shall meet the
technical specification as provided in ES Addendum Appendix 12.8. Moreover, the flues
to all proposed combustion plant must terminate above the roof level of the building for
which that combustion plant serves and as per location as presented in Figure 12.6 in ES
Addendum Appendix 12.6. The development shall not be carried out unless in
accordance with the approved details.
Reason: To protect against adverse impacts on air quality.
17. The ground floor commercial units to the hereby permitted in Plot 03 shall not operate
outside the hours of 07:00-23:00hrs.
Reason: Protection of residential amenity.
18. The construction of the separating floor between the commercial units at ground floor and
the residential units at first floor of the hereby permitted Plot 03 shall provide a minimum
sound reduction performance of 50dBRw.
Reason: Protection of residential amenity.
19. All habitable rooms to residential units of hereby permitted in the residential Plot 03 shall
have alternative means of mechanical ventilation and windows installed that are
individually capable of achieving a minimum sound reduction of 33dB Rw as
recommended in the Irwin Carr clarification memo dated 6th October 2020 to ensure
suitable internal noise levels can be achieved in line with BS8233:2014.
Reason: Protection against adverse noise impact.
20. The rating level (dBLAr,T) from the combined operation of all plant and equipment
associated with the operation of the hereby permitted commercial units at Plot 03 shall
not exceed the representative background sound level during the day (45dBLA90) and the
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representative background sound level at night (33dBLA90) as presented in the Irwin Carr
Noise Report, Chapter 11 of the Environmental Statement.
Reason: Protection of residential amenity.
21. Prior to the operation of any proposed gym / fitness studio to the ground floor commercial
unit(s) at hereby permitted Plot 03, a site specific Noise Impact Assessment (NIA) shall
be submitted to and agreed in writing by the Council. The NIA shall assess the potential
airborne and structure borne noise and vibration impacts associated with the proposed
gym/fitness studio and clearly identify necessary structural mitigation measures to be
installed to protect residents from potential adverse noise impact. The development shall
be carried out in accordance with agreed details.
Reason: Protection of residential amenity.
22. Applications for Reserved Matters for Plots 6, 8 and 9 shall be accompanied by
development-specific noise impact assessments (NIAs) for each Plot. The development
shall be carried out in accordance with the approved details.
Reason: Protection against adverse noise impact.
23. Prior to commencement of development of Plot 08, and prior to use of the temporary car
park on Plot 06 of the development as indicated on Drawing No. 24a published on 05
February 2021, the applicant shall construct a noise barrier or hoarding around the
boundary with Harberton Crescent in accordance with details which shall have first been
submitted to and approved in writing by the Council.
Reason: protection of residential amenity against adverse noise impact during construction.
24. Prior to the commencement of development of Plot 08, an Environmental Noise
Management Plan (ENMP) shall be submitted to and approved in writing by the Council.
The ENMP shall demonstrate how the effects of noise, dust and vibration will be
controlled and managed through the employment of best practicable means (BPM) on
site to protect nearby sensitive premises during construction and operational phases. The
plan shall identify an appropriate location within the temporary car park area in Plot 06 as
indicated on Drawing No. 24a published on 05 February 2021 for the parking of HGVs
and contractor’s vehicles and a suitable point for potential loading /unloading such that
there is sufficient separation distance to reduce noise impact on nearby houses on
Harberton Crescent. The ENMP shall have due regard to the good practice advice
contained within BS5228-1:2009 and BS5228-2:2009 +A1:2014 ‘Code of Practice for
Control of Noise and Vibration on construction and open sites.’ The development shall
not be carried out unless in accordance with the approved details.
Reason: Protection of residential amenity against adverse noise impact during construction.
25. Prior to the installation of any proposed kitchen extraction and odour abatement system
to the ground floor of any commercial unit at hereby permitted Plot 03, full extraction
specification details shall be submitted to and approved in writing by the Council. The
applicant is directed to the following guidance document for advice in determining a
suitable fit-for-purpose system: ‘Guidance on the Control of Odour and Noise from
Commercial Kitchen Exhaust Systems’ published by the Department for Environment,
Food and Rural Affairs (Defra); updated by EMAQ+ on 5/9/18. The development shall be
carried out in accordance with full details and retained as such.
Reason: Protection of residential amenity.
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26. No development shall commence on either Plots 06, 08 or 09 until specification details of
the kitchen extraction and odour abatement systems proposed to be installed within any
café/restaurant units for that plot have been submitted to and agreed in writing by the
Council. The applicant is directed to the following guidance document for advice in
determining a suitable fit-for-purpose system: ‘Guidance on the Control of Odour and
Noise from Commercial Kitchen Exhaust Systems’ published by the Department for
Environment, Food and Rural Affairs (Defra); updated by EMAQ+ on 5/9/18. Each plot
shall not be occupied until the approved kitchen extraction and odour abatement systems
are in place in accordance with the approved details.
Reason: Protection of residential amenity.
27. Prior to demolition or works associated with the development of Plot 03, a Construction
Environmental Management Plan (CEMP) shall be submitted to and agreed in writing by
the Council. The plan shall consider the management of noise, dust and vibration impacts
as a result of demolition, excavation and construction works at the development site.
Regard shall be paid to BS: 5228-1:2009+A1:2014 – Code of practice for noise and
vibration control on construction and open sites. The CEMP shall be implemented as
agreed. Recommended dust mitigation measures in relation shall be implemented as
outlined in the dust risk assessment and recommendations detailed by Air Quality
Consultants presented in the ES Addendum Chapter 12 (Air Quality) and Appendices
12.7. The development shall be carried out in accordance with the agreed details.
Reason: Protection of existing residents against adverse impacts arising from noise, dust and
vibration.
28. Prior to commencement of development including ground preparation or vegetation
clearance, a Final Construction and Environmental Management Plan (CEMP) for that
plot shall be submitted to and approved in writing by the Council. The CEMP shall
include the following:
a) Construction methodology and timings of works;
b) Pollution Prevention Plan; including suitable buffers between the location of all
construction works, storage of excavated spoil and construction materials, any
refuelling, storage of oil/fuel, concrete mixing and washing areas and any
watercourses or surface drains present on or adjacent to the site;
c) Details of updated ecological surveys to be carried out, including an invasive
species survey, and any necessary mitigation and/or management measures required.
d) Details of the specifications of the bat boxes and bird nest boxes to be used and
drawings to show their location within the site;
e) Details of works in, near or liable to affect any waterway as defined by the Water
(Northern Ireland) Order 1999 and mitigation methodologies proposed for the protection
of the water environment.
The approved CEMP shall be implemented in accordance with the approved details and all
works on site shall conform to the approved CEMP, unless otherwise agreed in writing
by the Council.
Reason: To protect natural heritage interests, minimise the impact on the water environment and
to ensure implementation of mitigation measures identified within the Environmental Statement.
29. No development shall commence on Plots 03. 06, 08 and 09 until detailed layout plans
for the roof terraces, courtyards and additional landscaped areas, including materials
specifications and planting schedules and long term landscape maintenance and
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management plan have been submitted to and agreed in writing with the Council. Tree
sizes should be a minimum of extra heavy standard at the time of planting. The
development shall be carried out in accordance with the approved details.
Reason: To ensure the proper management of the landscaped areas in the interests of visual
amenity.
30. Prior to commencement of development of Plot 03, a landscape maintenance and
management plan, including long-term design objectives, management responsibilities
and maintain schedules for all landscape areas shall be submitted to and approved in
writing by the Council. The landscape management plan shall be carried out as approved
in accordance with the approved details.
Reason: To ensure the proper management of the landscaped areas in the interests of visual
amenity.
31. All soft landscaping works for Plot 03 shall be carried out in accordance with the
approved details on Drawing No. 37, published on 25 January 2021. The works shall be
carried out prior to the occupation of any dwelling unit or ground floor commercial unit
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
32. Prior to the occupation of the hereby approved building on Plot 03, temporary car parking
to serve Plot 03 shall be provided in accordance with the details set out in Drawing No.
16a – Plot 03 Site Plan published on 05 January 2021 and Drawing No. 24a – Phase 5
until such times as the multi-storey car park is operational.
Reason: To ensure adequate parking for the occupants of Plot 03.
Transport conditions to be added following the final consultation response from DFI
Roads.
Elected Reps: None
Notification to Department (if relevant) Not Required
Date of Notification to Department:
Response of Department:
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ANNEX
Date Valid

14th May 2020

Date First Advertised

29th May 2020

Date Last Advertised

20th November 2020

Details of Neighbour Notification (all addresses)
The Owner/Occupier, 1 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 10 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 11 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 12 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 13 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 14 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 15 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 16 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 17 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 18 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 19 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 2 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 20 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 21 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 22 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 23 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 24 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 25 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 26 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 27 Balmoral Court,Belfast,Antrim,BT9 7GR
Michael McCurley 27, Balmoral Avenue, Belfast, Antrim, Northern Ireland, BT9 6NW
The Owner/Occupier, 28 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 29 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 29 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 3 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 30 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 31 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 31 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 32 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 33 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 33 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 34 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 35 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 35 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 36 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 37 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 37 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 38 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 39 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 39 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
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Tim Cousins,4 Banbridge Enterprise Centre, Unit 30 & 31 Scarva Road industrial
Estate, Banbridge, Down, BT32 3QD
The Owner/Occupier, 4 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 40 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 41 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 43 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 45 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 47 Harberton Park Crescent, Malone Upper, Belfast, BT9 6WU
The Owner/Occupier, 480 Lisburn Road,Malone Lower,Belfast, BT9 6GU
The Owner/Occupier, 482 Lisburn Road,Malone
The Owner/Occupier, 484 Lisburn Road,Malone
The Owner/Occupier, 486 Lisburn Road,Malone Lower,Belfast,Antrim,BT9 6GU
The Owner/Occupier, 5 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 6 Balmoral Court,Belfast,Antrim,BT9 7GR
Tim Cousins, 62 Banbride Business Centre, Unit 1 Scarva Road, Banbridge BT32 3QD
The Owner/Occupier, 7 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 8 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, 829 Lisburn Road,Malone Lower,Belfast,Antrim,BT9 7GY
The Owner/Occupier, 829-831 ,Lisburn Road,Malone Lower,Belfast,Antrim,BT9 7GY
The Owner/Occupier, 9 Balmoral Court,Belfast,Antrim,BT9 7GR
The Owner/Occupier, Apartment 1, 841 Lisburn Road,Malone Lower,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 10, 841d Lisburn Road,Malone Lower, Belfast, BT9
7GY,
The Owner/Occupier, Apartment 11, 841d Lisburn Road,Malone Lower,Belfast,BT9
7GY,
The Owner/Occupier, Apartment 12, 841e Lisburn Road,Malone Lower,Belfast,BT9
7GY,
The Owner/Occupier, Apartment 13, 841f Lisburn Road,Malone Lower,Belfast,BT9 7GY,
The Owner/Occupier,Apartment 14, 841 Lisburn Road,Malone Lower,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 15, 841 Lisburn Road,Malone Lower,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 16, 841 Lisburn Road,Malone Lower,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 17, 841a Lisburn Road,Malone Lower,Belfast,BT9
7GY,
The Owner/Occupier, Apartment 18, 841a Lisburn Road,Malone Lower,Belfast,BT9
7GY,
The Owner/Occupier, Apartment 19, 841b Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 2, 841 Lisburn Road,Malone Lower,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 20, 841b Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 21, 841c Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 22, 841c Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 23, 841d Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 24, 841d Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 25, 841e Lisburn Road,Malone Lower,Belfast, BT9
7GY,
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The Owner/Occupier, Apartment 26, 841e Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 27, 841f Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 28, 841f Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 29, 841f Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 29, 841f Lisburn Road,Malone Lower,Belfast, BT9
7GY,
The Owner/Occupier, Apartment 3, 841 Lisburn Road,Malone Lower,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 30, 841f Lisburn Road,Malone Lower,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 30, 841f Lisburn Road,Malone Lower,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 31, 841 Lisburn Road,Malone Lower,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 32, 841 Lisburn Road,Malone Lower,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 33, 841 Lisburn Road,Malone Lower,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 34, 841a Lisburn Road, Belfast, BT9 7GY,
The Owner/Occupier, Apartment 35, 841a Lisburn Road, Belfast, BT9 7GY,
The Owner/Occupier, Apartment 36, 841b Lisburn Road, Belfast, BT9 7GY,
The Owner/Occupier, Apartment 37, 841b Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 38, 841c Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 39, 841c Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 4, 841a Lisburn Road, Belfast, BT9 7GY,
The Owner/Occupier, Apartment 41, 841d Lisburn Road, Belfast, BT9 7GY,
The Owner/Occupier, Apartment 42, 841e Lisburn Road, Belfast, BT9 7GY,
The Owner/Occupier, Apartment 43, 841e Lisburn Road, Belfast, BT9 7GY,
The Owner/Occupier, Apartment 44, 841f Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 45, 841f Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 46, 841f Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 47, 841f Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 48, 841 Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 49, 841 Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 5, 841a Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 50, 841 Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 51, 841a Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 52, 841a Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 53, 841b Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 54, 841b Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 55, 841c Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 55, 841c Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 56, 841c Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 57, 841d Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 58, 841d Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 59, 841e Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 6, 841b Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 60, 841e Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 61, 841f Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 62, 841f Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 63, 841f Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 64, 841f Lisburn Road,Belfast,BT9 7GY,
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The Owner/Occupier, Apartment 65, 841 Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 66, 841 Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 67, 841 Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 68, 841a Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 69, 841a Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 7, 841b Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 70, 841b Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 71, 841b Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 72, 841c Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 73, 841c Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 74, 841d Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 75, 841d Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 76, 841e Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 77, 841e Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 78, 841f Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 79, 841f Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 8, 841c Lisburn Road,Belfast, BT9 7GY,
The Owner/Occupier, Apartment 80, 841f Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 81, 841f Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 82, 841b Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 83, 841c Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 84, 841d Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 85, 841 Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Apartment 9, 841c Lisburn Road,Belfast,BT9 7GY,
The Owner/Occupier, Nursery School,500 Lisburn Road,Belfast,BT9 6GU
Michael McCurley
Date of Last Neighbour Notification

27.01.21

Date of EIA Determination

N/A

ES Requested

ES submitted with application
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Agenda Item 6f
Committee Application
Development Management Report
Committee Date: Tuesday16th February 2021 Application ID: LA04/2020/0679/F
Proposal:
Location:
Replacement stand (1246 seats) to include Crusaders Football Club
parking provision, changing rooms & St Vincent Street
associated required football rooms, offices on Belfast
upper floors, new vehicle access off Shore BT15 3QG
Road & relocating 1 floodlight
Referral Route:
Recreation and Culture greater than 1000sqm outside town centre with objection
As per Scheme of Delegation paragraph 3.8.2 (vi)
Recommendation:
Approval, subject to conditions
Applicant Name and Address:
Crusaders Sport and Social Development Trust
St Vincent Street
Belfast
BT15 3QG

Agent Name and Address:
Durnien Surveyors and Project Managers
667 Shore Road
Newtownabbey
BT37 0ST

Executive Summary
The application seeks full planning permission for a replacement spectator stand with a capacity
of 1246 seats, with associated changing rooms, football rooms, and offices located on upper floors.
The proposal also involves a new vehicular access and relocation of 1no existing floodlight.
The main issues to be considered in this case are:
 Principle of development
 Impact on the character and appearance of the area
 Impact on amenity
 Health Considerations
 Road safety
1 letter of objection was received relating to traffic, congestion and the potential impact from
floodlights. These issues have been given full consideration in the main body of the report.
This proposal is for the same scheme that was previously approved under reference
Z/2015/0018/F with the exception of the relocated floodlight. The current application was submitted
prior to the expiry of the previous permission and is essentially an in time renewal and therefore a
material consideration in the determination of this application. Given there has been no material
change in policy context or site circumstances since the previous decision, the current proposal is
still considered acceptable.
BCC Environmental Health Services were consulted and are content with the proposal subject to
a condition being attached to the decision requiring a Construction Environmental Management
Plan to be submitted prior to the development commencing to minimise any potential construction
impacts.
Environmental Health is content with the proposal in terms of the impact of noise and potential
impact from floodlights. There is no increase in the capacity of the stadium therefore the proposal
is not considered to result in any material increase in potential noise being generated over the
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existing established football stadium. Also due to the floodlights being positioned below the height
of the proposed stand, light spill is not considered to be a potential issue.
NIEA was consulted and offered no objection. They advised that no unacceptable contamination
risks have been identified and have recommended standard contamination conditions.

thi
DfI Roads and NI Water were also consulted and offered no objection to the proposal.
The proposal has been assessed against and is considered to comply with the BUAP, Draft BMAP,
PPS3, PPS8 and the SPPS. Having regard to the development plan, relevant planning policies,
and other material considerations including third party representations and the planning history, it
is recommended that the proposal is approved.
Recommendation:
It is recommended that planning permission is granted with delegated authority given to the
Director of Planning and Building Control to finalise the wording of conditions.
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Case Officer Report
Site Location Plan:
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Characteristics of the Site and Area
1.0
1.1

Description of Proposed Development
The application seeks full planning permission for a replacement spectator stand with a
capacity of 1246 seats, with associated changing rooms, football rooms, and offices located
on upper floors. The proposal will involve a new vehicular access and relocation of 1no
existing floodlight.

1.2

The proposal is an in time renewal of a previously approved application under reference
Z/2015/0018/F with the exception of the relocated floodlight.
Description of Site and Area
The site is an established football stadium directly off the Shore Road. The pitch is almost
completely enclosed on all fours sides by stands, two main stands at the northern and
southern ends with smaller stands at the eastern and western ends. The four corners of
the stadium are open. A two storey clubhouse is located in the southeast corner of the site
adjacent to a row of terraced houses on St. Vincent Street.

2.0
2.1

The area is predominantly medium to high density inner city housing characterised by rows
of established red brick two storey terraced dwellings off the narrower side streets and
lower density terraced and detached units off the Shore Road with intermittent nonresidential uses.
Planning Assessment of Policy and Other Material Considerations
3.0
3.1

Site History
There is a complex site history, only relevant history to the application has been listed
below.

3.2

Z/2015/0018/F Crusaders Football Club, Saint Vincent Street, Belfast, BT15 3QG,
Proposed replacement stand (1246 seats) to include parking provision, changing rooms
& associated required football rooms, offices on upper floors, new vehicle entrance from
Shore Road (amended plans) PERMISSION GRANTED 16th December 2015

3.3

Z/2010/1055/F Demolition of existing terrace and toilet blocks, construction of 2 new
stands and associated toilet and turnstile blocks PERMISSION GRANTED 25th
November 2010

4.0
4.1

Policy Framework
Belfast Urban Area Plan (BUAP) 2001
Draft Belfast Metropolitan Area Plan (dBMAP) 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 preadoption 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.)

5.0

Strategic Planning Policy Statement
Planning Policy Statement 3 (Parking, Access and Movement)
Planning Policy Statement 8 (Open Space, Sport and Recreation)
Statutory Consultees

5.1

DFI Roads – Offered no objection to the proposal subject to two conditions being
attached to the decision in relation to parking and the vehicular access.

5.2

NIEA – No objection subject to standard contamination conditions
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5.3
6.0
6.1

NI Water – No objection
Non Statutory Consultees
Environmental Health – No objection subject to conditions being placed on the decision
relating to contaminated land and a Construction Environmental Management Plan being
submitted prior to any development taking place.

7.0
7.1

Representations
The application was neighbour notified on the 26th May 2020 and advertised in the local
press on the 27th March 2020. One letter of objection was received relating to traffic,
congestion and the potential impact from floodlights. These issues have been given full
consideration in the main body of the report.

8.0

Assessment

8.1

8.2

8.3

Area Plans
The site is whiteland within the development limits of the BUAP. The site is located within
the development limits of the draft Belfast Metropolitan Area Plan and is identified as an
Area of Existing Open Space in both versions of dBMAP. The proposal will continue the
use of the established football grounds. The principle of development is considered
acceptable subject to the planning considerations detailed below.
SPPS
The SPPS requires development to comply with the Area plan, and to cause no
demonstrable harm to interests of acknowledged importance. Interests of acknowledged
importance in this case are the design of the proposal, which may have impacts on the
surrounding character of the area; impact on neighbouring amenity, contamination and
impact of traffic and highway safety.
Planning History
This proposal was previously approved under application Z/2015/0018/F with the
exception of the relocated floodlight. There has been no material change in policy context
or site circumstances since this decision, therefore this remains a material consideration
in the determination of this application.

8.4

Design and Impact on the character and appearance of the area
In terms of the scale, massing and overall appearance of the new stand, as per the
previous approval, it is considered that although there is a considerably increase in bulk
over the existing stand, there will be no adverse impact given that this is an established
recreational ground and the character of the stadium as a single entity will be maintained.
The proposal is considered to be of an appropriate design, which will not adversely
impact the character and appearance of the area in accordance with the SPPS and Policy
OS4 of PPS8.

8.5

The new stand has a mono-pitched roof falling towards a flat roof section which will sit
adjacent to the rear of St Vincent Street. This flat roof element, located 6.2m from the
rear wall of the terraced row, is 9.2m high. The stand is to be 106.5m long and will run
the entire length of the pitch and thus will extend beyond the end terrace house at No. 2
St. Vincent Street and also beyond the eastern end of the existing clubhouse.

8.6

Amenity
The increase in the massing of the new stand will lead to an increased impact on the
terraced row of dwellings along St Vincent St, which back onto the site, particularly to the
rear of No.2. The dwelling at No. 2 currently has a limited outlook achieved via the
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existing stand, albeit the existing stand does not extend across its entire rear boundary
(being approximately 3m short of the side gable wall). The new stand however will extend
across the entire rear boundary at a higher height (increase of 1.4m). No 14 is also
currently afforded a gap between the end of the existing stand and the gable of the
clubhouse, which will now be replaced with the extended stand and a stairwell and lift
shaft infill. The proposal therefore has the potential to result in further loss of daylight to
these properties in addition to an increased sense of enclosure.
8.7

8.8

These impacts were considered in the determination of the previous application and it
was determined that having regard to the established use of the site and the existing site
circumstances with an already limited outlook, the north facing aspect of the rear of the
terrace, with the potential loss of light negligible, the proposal was considered on balance
to be acceptable with regards to the impact on neighbouring amenity. The current
proposal is for the same scheme as that previously considered acceptable and as such
is considered to accord with Policy OS4 of PPS8 and the SPPS.
Consultees
The BCC Environmental Health Service were consulted and are content with the
proposal subject to a condition being attached to the decision requiring a Construction
Environmental Management Plan to be submitted prior to commencement of
development.

8.9

Environmental Health are content with the proposal in terms of the impact of noise and
potential impact from floodlights. There is no increase in the capacity of the stadium
therefore the proposal is not considered to result in any material increase in potential
noise being generated over the existing established football stadium. Due to the
extended length of the stand, an existing floodlight is to be relocated. However as the
relocated floodlight is to be positioned below the height of the proposed stand, light spill
is not considered to be an issue in accordance with Policy OS7 of PPS and the SPPS.

8.10

In regards to traffic, access and parking, DFI Roads were consulted and offer no
objection to the proposal subject to a number of conditions. The proposal will not increase
the capacity of the stadium therefore, it is not considered there will be any increased
impact on the surrounding road network. It is considered that the proposal complies with
Planning Policy Statement 3.

8.11

NIEA were consulted and offered no objection subject to a number of conditions

8.12

NI Water were consulted and offered no objection to the proposal.

8.13

Representations
One letter of objection was received raising concerns relating to traffic, congestion and
floodlighting. Each of these issues have been given full consideration and are addressed
above.

8.14

Conclusion
Having regard to the policy context and other material considerations above, the proposal
is considered to comply with the Area Plan, SPPS, PPS3 and PPS8, this is an application
for an in time renewal and there has been no change in policy context or site
circumstances in the interim therefore the proposal is acceptable. Planning permission
is recommended subject to conditions.

9.0
9.1

Summary of Recommendation – Approval
It is recommended that planning permission is granted with delegated authority given to
the Director of Planning and Building Control to finalise the wording of conditions.
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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 shall not be occupied until hard surfaced parking areas have
been provided in accordance with the approved plan. These facilities shall be
permanently retained.
Reason: To ensure acceptable parking facilities on the site.
3. The vehicular access shall be provided in accordance with the approved drawing
prior to the commencement of any other works or other development hereby
permitted.
Reason: To ensure there is a satisfactory means of access in the interests of road
safety and the convenience of road users.
4. 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 Land Contamination: Risk Management
(LCRM) guidance available at https://www.gov.uk/guidance/landcontaminationhow-to-manage-the-risks, as applicable. 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 human health and environmental receptors to ensure the
site is suitable for use.
5. After completing the remediation works under Condition 4; 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 Land Contamination: Risk Management (LCRM)
guidance available at https://www.gov.uk/guidance/landcontamination- how-tomanage-the-risks, as applicable. The verification report should 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 and that the site is now fit for end-use.
Reason: Protection of human health and environmental receptors to ensure the
site is suitable for use.
6. No development or piling work should commence on this site until a piling risk
assessment has been submitted in writing and agreed with the Planning
Authority. Piling risk assessments should be undertaken in accordance with the
methodology contained within the Environment Agency document on 'Piling and
Penetrative Ground Improvement Methods on Land Affected by Contamination:
Guidance
on
Pollution
Prevention'
available
at
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environm
ent-agency.gov.uk/scho0202bisw-e-e.pdf.
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Reason: Protection of environmental receptors to ensure the site is suitable for
use.
7. Prior to commencement of development on site, including demolition, site
clearance or site preparation, a Construction Environmental Management Plan
(CEMP) shall be submitted to the Planning Authority for review and approval in
writing. The CEMP shall include measures to control noise, dust and vibration
during the demolition / construction phase, demonstrating the use of 'best
practicable means'. The CEMP shall include rationale for and details of the
chosen piling methodology and demonstrate that noise and vibration levels will
not have an adverse impact on nearby premises. The CEMP must also have due
regard to Parts 1 and 2 of BS 5228:2009+A1:2014 Code of practice for noise and
vibration control on construction and open sites, and to the Institute of Air Quality
Management (IAQM) 'Guidance on the assessment of dust from demolition and
construction', version 1.1 dated February 2014. The CEMP shall include
arrangements for liaison and communication with nearby residents and other
potentially sensitive premises likely to be impacted by the demolition and
construction works.
Reason: Protection against adverse construction impacts.
Informatives
1. 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.
2. 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
application to the DfI Section Engineer whose address is 1A Airport Road, Belfast,
BT3 9DY. A monetary deposit will be required to cover works on the public road.
3. All construction plant and materials shall be stored within the curtilage of the site.
4. 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 roadside
drainage is preserved and does not allow water from the road to enter the site.
5. The purpose of the Conditions 4 - 6 is to ensure that any site risk assessment
and remediation work is undertaken to a standard that enables safe development
and end-use of the site such that it would not be determined as contaminated
land under the forthcoming Contaminated Land legislation i.e.
Part III of the Waste and Contaminated Land Order (NI) 1997. It remains the
responsibility of the developer to undertake and demonstrate that the works
have been effective in managing all risks
6. The applicant should ensure that the management of all materials onto and off
this site are suitably authorized through the Waste and Contaminated Land
(Northern Ireland) Order 1997, the Waste Management Licensing Regulations
(Northern Ireland) 2003 and the Water Order (Northern Ireland) 1999.

Page 185
9

7. RU recommend that the applicant consult with the Water Management Unit within
the NIEA regarding any potential dewatering that may be required during
the redevelopment works including the need for discharge consent. Discharged
waters should meet appropriate discharge consent Conditions.
8. The applicant is advised to ensure that all plant and equipment used in connection
with the development is so situated, operated and maintained as to prevent the
transmission of noise, vibration or odours to nearby commercial premises.
9. The design of any proposed new/relocated lighting for the proposal should be in
accordance with guidance contained within the Institute of Lighting Professionals
'Guidance for the Reduction of Obtrusive Light' ILP (2020) available online at:
https://theilp.org.uk/publication/guidance-note-1-for-the-reduction-of-obtrusivelight-2020.
10. The relocated flood lighting should be optically controlled and directed in such a
manner as to minimise light pollution from glare and light spill.

ANNEX
Valid

28.02.2020

Date First Advertised

27.03.2020

Date Last Advertised

N/A

Details of Neighbour Notification (all addresses)
26/05/2020

1 St Vincent Street,Belfast,Antrim,BT15 3QG
10 St Vincent Street,Belfast,Antrim,BT15 3QG
107a ,Shore Road,Belfast,Antrim,BT15 3PL
11 St Vincent Street,Belfast,Antrim,BT15 3QG
12 St Vincent Street,Belfast,Antrim,BT15 3QG
13 St Vincent Street,Belfast,Antrim,BT15 3QG
14 St Vincent Street,Belfast,Antrim,BT15 3QG
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15 St Vincent Street,Belfast,Antrim,BT15 3QG
16 St Vincent Street,Belfast,Antrim,BT15 3QG
17 Loughview Terrace,Belfast,Antrim,BT15 3QL
17 St Vincent Street,Belfast,Antrim,BT15 3QG
19 Loughview Terrace,Belfast,Antrim,BT15 3QL
19 St Vincent Street,Belfast,Antrim,BT15 3QG
2 St Vincent Street,Belfast,Antrim,BT15 3QG
21 Loughview Terrace,Belfast,Antrim,BT15 3QL
21 St Vincent Street,Belfast,Antrim,BT15 3QG
23 Loughview Terrace,Belfast,Antrim,BT15 3QL
23 St Vincent Street,Belfast,Antrim,BT15 3QG
3 St Vincent Street,Belfast,Antrim,BT15 3QG
30 St Aubyn Street,Belfast,Antrim,BT15 3QF
4 St Vincent Street,Belfast,Antrim,BT15 3QG
47 Shore Road,Belfast,Antrim,BT15 3PG
49 Shore Road,Belfast,Antrim,BT15 3PG
49 Shore Road,Belfast,Antrim,BT15 3PG
5 St Vincent Street,Belfast,Antrim,BT15 3QG
51 - 58 Shore Road,Belfast,Antrim,BT15 3PG
59-93 ,Shore Road,Belfast,Antrim,BT15 3PZ
6 St Vincent Street,Belfast,Antrim,BT15 3QG
60 - 68 Shore Road,Belfast,Antrim,BT15 3PY
7 St Aubyn Street Belfast Antrim
7 St Vincent Street,Belfast,Antrim,BT15 3QG
72 - 76 Shore Road,Belfast,Antrim,BT15 3PZ
76a ,Shore Road,Belfast,Antrim,BT15 3PZ
76b ,Shore Road,Belfast,Antrim,BT15 3PZ
76c ,Shore Road,Belfast,Antrim,BT15 3PZ

Page 187
11

78-82 ,Shore Road,Belfast,Antrim,BT15 3PZ
8 St Vincent Street,Belfast,Antrim,BT15 3QG
80 Shore Road,Belfast,Antrim,BT15 3PZ
82 Shore Road,Belfast,Antrim,BT15 3PZ
86-88 ,Shore Road,Belfast,Antrim,BT15 3PZ
9 St Vincent Street,Belfast,Antrim,BT15 3QG
95 Shore Road,Belfast,Antrim,BT15 3PL
97 Shore Road,Belfast,Antrim,BT15 3PL
99 Shore Road,Belfast,Antrim,BT15 3PL
Apartment 1,1a ,St Vincent Street,Belfast,Antrim,BT15 3QG
Apartment 1,74a ,Shore Road,Belfast,Antrim,BT15 3PZ
Apartment 2,1a ,St Vincent Street,Belfast,Antrim,BT15 3QG
Apartment 2,74a ,Shore Road,Belfast,Antrim,BT15 3PZ
Apartment 3,1a ,St Vincent Street,Belfast,Antrim,BT15 3QG
Flat 1,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 1,70 Shore Road,Belfast,Antrim,BT15 3PZ
Flat 10,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 2,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 2,70 Shore Road,Belfast,Antrim,BT15 3PZ
Flat 3,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 4,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 5,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 6,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 7,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 8,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat 9,66 Shore Road,Belfast,Antrim,BT15 3PY
Flat A,49 Shore Road,Belfast,Antrim,BT15 3PG
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Date of Last Neighbour
Notification

26/05/2020

Date of EIA Determination

N/A

ES Requested

No

Drawing Numbers and Title
01 – Location Plan
02 - Site Location Map
03 – Existing Stand Seating Plan
04 – Existing Elevations
05 – Proposed Ground Floor Plan
06 – Proposed First Floor Plan
07 – Proposed Second Floor Plan
08 – Proposed Elevations
09 – Proposed Parking Level Plan
10 – Site Survey
Notification to Department (if relevant) – N/A
Date of Notification to Department:
Response of Department:
Elected Representatives:

N/A
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Agenda Item 6g
Committee Report
Development Management Report
Application ID: LA04/2020/1417/F
Date of Committee: Tuesday 16th February
Proposal:
Location:
Part of the Forth Meadow Community
Various park entrances and signage/wayfinding
Greenway project, section 1 proposes
installations in and adjacent to the Glencairn
new footpaths, path widening and
Park at Forthriver Crescent and Forthriver Road,
resurfacing, a new park entrance and
Belfast
new wayfinding signage and street
furniture at the boundaries of or
adjacent to Glencairn Park as well as
the Forthriver Road and Forthriver
Crescent
Referral Route: Referral to the Planning Committee under Section 3.8.5 (c) as the
applicant is Belfast City Council
Recommendation:
Approval
Applicant Name and Address:
Agent Name and Address:
Belfast City Council
McAdam Design
Property and Projects Department
1c Montgomery House
3rd Floor
Castlereagh Business Park
9-12 Adelaide Street
478 Castlereagh Road
Belfast
Belfast
BT2 8DJ
BT5 6BQ
Executive Summary:
The proposal is an environmental improvement scheme at three entrances to Glencairn Park.
Two entrances are from Forthriver Crescent while the other is accessed from Forthriver Road.
The works include new footpaths, path widening and resurfacing, a new park entrance and new
wayfinding signage and street furniture.
The key issues to be considered are:
 Principle of development
 Design of the proposal
 Impact on Glencairn Historic Park
Glencairn Park is designated as lands reserved for landscape, amenity or recreation use in BUAP
and as open space in draft BMAP. Glencairn Park is also a Historic Park, which forms the setting
to the B2 listed Fernhill House.
The proposals will complement and improve the area and complies with the relevant policy and
area designations.
DFI Roads and NIEA were consulted and have offered no objection to the proposal.
Having had regard to the development plan, relevant planning policies, and other material
considerations, it is determined that the proposal should be approved.
Recommendation
It is recommended that planning permission is granted with delegated authority given to the
Director of Planning and Building Control to finalise the wording of conditions.
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Case Officer Report
Site Location Plan

Block Plan- Forthriver Road
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Block Plan-Forthriver Crescent (east)

Block Plan- Forthriver Crescent (west)
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Typical Elevations

Characteristics of the Site and Area
1.0

Description of Proposed Development
This application forms part of the Forth Meadow Community Greenway project and
seeks full planning permission for Section 1 works including new footpaths, path
widening and resurfacing, a new park entrance and new wayfinding signage and street
furniture at various locations including:




The creation of a new park entrance along Forthriver Road with new gates and
associated wayfinding signage and street furniture;
A new finger post at the entrance to the existing carpark/ play park from
Forthriver Crescent;
New surfacing, gates, wayfinding signage, street furniture at existing entrance to
Glencairn Park from Forthriver Crescent.

Amended plans were submitted over the course of the application to include additional
detail as required by DFI Roads.
2.0

Description of Site
The application includes three sites, which are located at entrances at the north end of
Glencairn Park. Two are accessed from Forthriver Crescent with the entrance further west
containing a car park and pedestrian access while the entrance further east has pedestrian
and vehicular access. The third entrance is accessed from Forthriver Road. All three site
entrances are located within close proximity to residential properties.
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Glencairn Park is designated as lands reserved for landscape, amenity or recreation use
in BUAP and as open space within draft BMAP. Glencairn Park is also a Historic Park,
which forms the setting to the B2 listed Fernhill House.
Planning Assessment of Policy and other Material Considerations
3.0

4.0
4.1

Site History
LA04/2019/2938/F - Lighting, including street lighting, lit & branded location 'Beacon' as
well as associated electrical control pillars – UNDER CONSIDERATION
Policy Framework
Belfast Urban Area Plan

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 preadoption 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
4.5
4.6

Planning Policy Statement 3: Access, movement and parking
Planning Policy Statement 6: Planning, Archaeology and the Built Heritage
Planning Policy Statement 8: Open space, sport and outdoor recreation

5.0

Statutory Consultees Responses
DFI Roads- No objections
NIEA- No objection, refer to standing advice
Non Statutory Consultees Responses
None

6.0

7.0

Representations
The application was neighbour notified most recently on the 19th August 2020 and
advertised in the local press most recently on the 07th August 2020. No representations
were received.

8.0
8.1

Other Material Considerations
None
Any other supplementary guidance
None

9.0
9.1

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

9.2

Assessment
The key issues to be considered are:
 Principle of development
 Design of the proposal
It is considered that the proposal is in compliance with SPPS in that the proposed
development will not cause demonstrable harm to interests of acknowledged importance
which are considered below.
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Principle of development
The proposal involves new footpaths, path widening and resurfacing, a new park entrance
and new wayfinding signage and street furniture. The proposal complies with policy OS1
of PPS8 as there will be no loss open space. It is considered that the proposals will improve
and compliment the open space designation. The proposal complies with policy AMP1 of
PPS3 as the use of wayfinding signage and shared surfaces will aid with accessibility and
ease of movement. DFI Roads and NIEA were consulted and had no objections.
Design
The proposals will improve the overall appearance of the area. The design complies with
the SPPS, which outlines the benefit of such improvements to urban neighbourhoods in
paragraphs 4.23-4.36.

9.3

Impact on Glencairn Historic Park
Glencairn Park is designated as a historic park which forms the setting to the B2 listed
Fernhill House. No lighting is proposed as part of the scheme. Whilst the new entrance
from Forthriver Road would result in the loss of one tree, there is a well-established tree
belt at this location and the loss of one tree would not undermine its contribution. In
relation to the works themselves which are located at the boundary of the historic park,
given their minor nature and distance from the listed buildings, it is not considered that
they would adversely impact the historic park in accordance with Policy BH6 of PPS6.
Having regard for the policy context and the considerations above, the proposal is
deemed acceptable.

10.0

Summary of Recommendation:

11.0

Conditions

Approval

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.

The drawing refs referred to above correspond with those drawings submitted
to the Authority in respect of this application and published to the Planning
Portal NI on: 27/07/2020, drawing nos. 04, 05, 07, 08, 09 and on 06/11/2020,
drawing nos. 02A and 06A

Notification to Department (if relevant): N/A

Representations from Elected members: None
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Agenda Item 6h
Committee Report
Development Management Report
Date of Committee: Tuesday 16th February
2021
Proposal:
Location:
New footpaths, path widening and resurfacing, Various park entrances and signage/wayfinding
new park entrance, wayfinding signage and
installations bordering the Forthriver Linear Park
street furniture
as well as at Somerdale Park and the Crumlin
Road, Belfast
Referral Route: Referral to the Planning Committee under Section 3.8.5 (c) as the
applicant is Belfast City Council
Recommendation:
Approval
Application ID: LA04/2020/1322/F

Applicant Name and Address:
Belfast City Council
Property and Projects Department
3rd Floor
9-12 Adelaide Street
Belfast
BT2 8DJ

Agent Name and Address:
McAdam Design
1c Montgomery House
Castlereagh Business Park
478 Castlereagh Road
Belfast
BT5 6BQ

Executive Summary:
The proposal is an environmental improvement scheme at three locations on the Crumlin Road,
Somerdale Park and within the Forthriver Linear Park. The works include new footpaths, path
widening and resurfacing, new park entrance, wayfinding signage and street furniture.
The key issues to be considered are:
 Principle of development
 Design of the proposal
 Impact on Site of Local Nature Conservation Importance
Forthriver Linear Park is designated as lands reserved for landscape, amenity or recreation use in
the BUAP. The Crumlin Road is designated as an arterial route while Forthriver Linear Park is
designated as open space and a Site of Local Nature Conservation Importance within draft
BMAP.
The proposals will complement and improve the area and comply with the relevant policy and
area plan designations.
DFI Roads and NIEA were consulted and have offered no objection to the proposal.
Having had regard to the development plan, relevant planning policies, and other material
considerations, it is determined that the proposal should be approved.
Recommendation
It is recommended that planning permission is granted with delegated authority given to the
Director of Planning and Building Control to finalise the wording of conditions.
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Case Officer Report
Site Location Plan

Block Plan- Junction of Somerdale Park and Crumlin Road
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Block Plan - Somerdale Park / Ingledale Park junction leading to Clarendon Multi Sports
Facility

Block Plan- Forthriver Linear Park Path

Page 199

Typical Elevations of Street furntiure
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Characteristics of the Site and Area
1.0

Description of Proposed Development
This application seeks full planning permission for the construction of new footpaths,
path widening and resurfacing, new park entrance, wayfinding signage and street
furniture at various locations including;




2.0

A new finger post on the footpath at the junction of the Crumlin Road and
Somerdale Park;
New park entrance, new surfacing, wayfinding signage at the junction of
Somerdale Park and Ingledale Park leading to the entrance to Clarendon multi
sports facility;
New fencing, path widening, street furniture and wayfinding signage at Forthriver
Linear Park.

Amended plans were submitted over the course of the application to include additional
detail as required by DFI Roads.
Description of Site
The application includes three sites within the same area at which improvements are to
take place. The three sites are located as below:




Footpath on the junction of Crumlin Road and Somerdale Park
The junction of Somerdale Park and Ingledale Park leading to the entrance to
Clarendon multi sports facility
Section of path within Forthriver Linear Park
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With the exception of the site within the park itself, the surrounding area is residential
comprised of semi-detached properties. Forthriver Linear Park is designated as lands
reserved for landscape, amenity or recreation use in BUAP. The Crumlin Road is
designated as an arterial route while Forthriver Linear Park is designated as open space
and a Site of Local Nature Conservation Importance within draft BMAP.
Planning Assessment of Policy and other Material Considerations
3.0

Site History
LA04/2019/2938/F - Lighting, including street lighting, lit & branded location 'Beacon' as
well as associated electrical control pillars – UNDER CONSIDERATION

4.0
4.1

Policy Framework
Belfast Urban Area Plan

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 preadoption 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
4.5
4.6

Planning Policy Statement 2: Natural Heritage
Planning Policy Statement 3: Access, movement and parking
Planning Policy Statement 8: Open space, sport and outdoor recreation

5.0

Statutory Consultees Responses
DFI Roads- No objections
NIEA- No objection, refer to standing advice
Non-Statutory Consultees Responses
None

6.0

7.0

Representations
The application was neighbour notified most recently on the 26th August 2020 and
advertised in the local press most recently on the 08th September 2020. No
representations were received.

8.0
8.1

Other Material Considerations
None
Any other supplementary guidance
None

9.0
9.1

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

9.2

Assessment
The key issues to be considered are:
 Principle of development
 Design of the proposal
 Impact on Site of Local Nature Conservation Importance
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It is considered that the proposal is in compliance with the SPPS in that the proposed
development will not cause demonstrable harm to interests of acknowledged importance,
which are considered below.
Principle of development
The proposal involves new footpaths, path widening and resurfacing, new park entrance,
wayfinding signage and street furniture. The proposal complies with policy OS1 of PPS 8
as there will be no loss open space. It is considered that the proposals will improve and
complement the open space designation. The proposal complies with policy AMP 1 of
PPS 3 as the use of dropped kerbs and shared surfaces will aid with accessibility and
ease of movement. DFI Roads were consulted and had no objections.
Design
The proposal will improve the overall appearance of the area. The design complies with
the SPPS, which outlines the benefit of such improvements to urban neighbourhoods in
paragraphs 4.23 - 4.36.

9.3

Impact on Site of Local Nature Conservation Importance
The works within Forthriver Linear Park fall within a Site of Local Nature Conservation
Importance which is a local wildlife site. The Natural Environment Division (NIEA) were
consulted and have referred to standing advice. Given the minor nature of the proposed
works, it is not considered that the proposal would have any significant adverse impact
on this site in accordance with Policy NH4 of PPS2 and the SPPS.
Having regard for the policy context and the considerations above, the proposal is
deemed acceptable.

10.0

Summary of Recommendation:

11.0

Conditions

Approval

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.

The drawing refs referred to above correspond with those drawings submitted
to the Authority in respect of this application and published to the Planning
Portal NI on: XX, drawing no’s XX.

2.

Attention is drawn to Article 4 of the Wildlife (Northern Ireland) Order 1985 (as
amended) under which it is an offence to intentionally or recklessly:
• kill, injure or take any wild bird; or
• take, damage or destroy the nest of any wild bird while that nest is in use or
being built; or
• at any other time take, damage or destroy the nest of any wild bird included
in Schedule A1; or
• obstruct or prevent any wild bird from using its nest; or
• take or destroy an egg of any wild bird; or
• disturb any wild bird while it is building a nest or is in, on or near a nest
containing eggs or young; or
• disturb dependent young of such a bird.
Any person who knowingly causes or permits to be done an act which is
made unlawful by any of these provisions shall also be guilty of an offence.
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It is therefore advised that any tree or hedgerow loss or vegetation clearance
should be kept to a minimum and removal should not be carried out during
the bird breeding season between 1st March and 31st August.
Notification to Department (if relevant): N/A

Representations from Elected members: None
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Agenda Item 6i
Committee Decision Application
Development Management Report
Application ID: LA04/2020/2216/F
Proposal:
Replacing existing kiosk with upgraded kiosks
which includes covered area

Date of Decision: Tuesday 16 February 2021
Location:
Lands in front of Calvert House
23 Castle Place
Belfast
BT1 1GB
Referral Route: Application made by Belfast City Council
Approval
Recommendation:

Applicant Name and Address:

Agent Name and Address:

City Regeneration and Development
Belfast City Council
9-21 Adelaide Street
Belfast
BT2 8DJ

MMAS Architects
Conway Mill
Belfast
BT13 2DE

Executive Summary:
Planning Permission is sought for the replacement of the existing kiosk with upgraded kiosks which
includes a covered area. The proposal to replace the kiosk has ultimately arisen from the negative
impacts on the City Centre felt by the Primark Fire and Covid19 Pandemic. The overarching aim is
to encourage local communities, pedestrians and shoppers back into the city centre, particularly
back to Castle Place, building on previous successful and popular attempts to reactivate and
pedestrianise this key node of Belfast City Centre through ‘Pop-up parks’ and other interventions.
The key issues in the assessment of the proposed development include:
 Impact on character and appearance of the area including Belfast City Centre Conservation
Area and Setting of Listed Buildings
 Impact on amenity
 Impact on highway safety
The site is located within Belfast City Centre Conservation Area. Overall the proposal would
enhance the character and appearance of the area including the Conservation Area and would not
be detrimental to the setting of nearby listed buildings, amenity of neighbouring properties or
harmful to highway safety.
The application has been neighbour notified and advertised in the local press, no comments have
been received to date. Historic Environment Division, Environmental Health and Conservation
and Heritage have been consulted and offer no objections. Whilst there is an outstanding
response from DFI Roads, they have indicated that they are unlikely to object to the application.
The formal response will be reported to members in the Late Items update.
The proposal has been assessed against and is considered to comply with the SPPS, BUAP, Draft
BMAP, PPS3 and PPS6. Having regard to the policy context and other material considerations, the
proposal is considered acceptable and planning permission is recommended for approval.
Recommendation – Approval subject to conditions
It is recommended that planning permission is granted subject to no objection from DFI Roads with
delegated authority given to the Director of Planning and Building Control to finalise the wording of
conditions
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Application ID: LA04/2020/2216/F

Case Officer Report
Site Location Plan
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Application ID: LA04/2020/2216/F

Characteristics of the Site and Area
1.0

Description of Proposed Development
The application is for the replacement of the existing kiosk with upgraded kiosks which
includes a covered area. The existing kiosk will be replaced with two separate corten steel
kiosks, with a corten steel frame to support the sail inspired canopy above. The proposal will
be erected in the position of the existing kiosk and the Belfast bikes, which are to be relocated
further along Castle Place. The total area to be used for the proposal is approximately 14.6m
by 7.5m, with the maximum height being 7.5m. The application also includes six bespoke
concrete planters/seats surrounding the kiosks to varying sizes.

2.0

Description of Site and Area
The application is located at Castle Place, which is considered the historical heart of the City.
The character of the area is representative of the city centre, comprising primarily of retail and
office uses. The application boundary is on the site of the existing kiosk and Belfast bikes. The
site is within the development limit of Belfast as designated in both the BUAP and draft BMAP.
The site also falls within the City Centre Conservation Area.

Planning Assessment of Policy and other Material Considerations
3.0

Site History
Z/2006/1479/F
Remove existing kiosk and replace with a new single storey kiosk.
Permission Granted
Z/2005/0590/F
Removal of existing tower feature, display panels and shop kiosk. Replace with new singlestorey shop kiosk.
Permission Granted
Z/1999/2698
Replacement of existing kiosk with tram for information and ticket point and cafe facilities for
temporary period.
Permission Granted
Z/1999/2697
Erection of signage forming an integral part of proposed kiosk.
Permission Granted

4.0

Policy Framework

4.1
4.2

Belfast Urban Area Plan 2001 (BUAP)
(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
Draft BMAP 2015 (purported to be adopted)
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4.2.2
4.3
4.4
4.5
4.6
5.0

Policy SETT 2 Development within the Metropolitan Development Limits and
Settlement Development Limits.
Regional Development Strategy 2035
Strategic Planning Policy Statement 2015
Planning Policy Statement 3: Access, Movement and Parking
Planning Policy Statement 6: Planning Archaeology and the Built Heritage
Statutory Consultees Responses

5.1
5.2
6.0

Historic Environment Division – no objection
DFI Roads – no response received as of yet
Non-Statutory Consultees Responses

6.1
7.0

BCC Conservation and Heritage – no objection
Representations

7.1

It was advertised in the local press on the 24th December 2020. Neighbour notifications were
issued on the 23rd December 2020. The consultation period expired on 7th January 2021. No
representations have been received to date. Any further representations received will be
reported as an update to committee.
Other Material Considerations

8.0
8.1
9.0

Belfast City Centre Conservation Area Design Guide
Section 104 of the Planning Act (Northern Ireland) 2011
Assessment

9.1
9.2

The proposal is considered to be in compliance with the development plan.
The key issues in the assessment of the proposed development include:
 Impact on the character and appearance of the surrounding area including Belfast
City Centre Conservation Area and setting of Listed Buildings
 Impact on amenity
 Impact on highway safety

9.3

Impact on the character and appearance of the area including Belfast City Centre
Conservation Area and setting of Listed Buildings
Inspiration for the proposed kiosks has been drawn from both international examples and the
history of Castle Place and Belfast City Centre itself. The kiosks have been designed to be
able to expand out and close down, making it a dynamic and flexible space for all users, while
also being an engaging place where pedestrians and shoppers are encouraged to interact
with the space, whether by buying a coffee, or viewing artists work. The kiosks will be designed
such that they can open at a 90 degree angle via hinges to create unique spaces for vendors
to sell and display goods, while allowing the overall proposal to be a useable and permeable
space.

9.4

Historical photographs of this area of the city centre have been greatly influential in the design,
and particularly with the use of awnings for the covering of the kiosk areas. It has been
recognised that the use of awnings nods to the historical city centre, while providing a flexible
form, which can change in scale and height, making it an accessible approach for this
proposal. The proposed use of materials and ropes would be a strong reference to Belfast’s
industrial heritage, while creating a dynamic presence, bringing colour and life back to Castle
Place.

9.5

The scale, form, materials and detailing of the kiosks and covered area respects the adjoining
buildings in the area, while making a nod to the city’s historical past. At present, Castle Place
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is suffering in terms of footfall as a result of the Primark fire and Covid19 Pandemic, however
the proposal represents an opportunity to draw shoppers and tourists alike back to the area.
The kiosks will present an inviting space to pass through or stop by for a coffee. Due to the
open aspect of the area, it is important that careful consideration is given to the impact on the
surrounding area and buildings, particularly as there are a number of neighbouring listed
buildings. Historic Environment Division were consulted as part of the application process and
they have confirmed they have no objection to the proposal subject to conditions being added
to any permission including the proposed materials. The submitted drawings propose no
attachments from the structure to any listed buildings. However if any connections are to be
made to the listed building from the structure, a separate listed building consent application
would be required. An informative has been recommended to address this.
9.6

Given the site also falls within Belfast City Centre Conservation Area, the Conservation and
Heritage team have been consulted as part of the application process. The Conservation
Officer advised that street furniture should not result in physical obstruction and visual clutter
and items of street furniture should be based on historical research and be appropriate /
sensitive to the age and character of the area that they serve. It was noted that the proposal
would be a larger structure than what currently exists, but due to its centralised location within
a large area of public space, it is sufficiently distanced from key buildings to ensure that it
doesn’t obscure or compete with the surrounding historic vistas and views of historic buildings.
The Conservation Officer concluded that the scheme will encourage street usage and an
increase in footfall and will contribute to the ongoing vitality of the area without resulting in
detriment or demonstrable harm on the existing historic assets.

9.7

Overall, it is considered that the proposal complies with PPS6, the SPPS and Section 104 of
the Planning Act (Northern Ireland) 201 in that the kiosks and canopy would enhance the
character and appearance of the area including the City Centre Conservation Area, while also
improving the usability of the space.

9.8

9.9

10.0

Amenity
There are no residential properties located in close proximity to the proposal with the majority
of buildings in commercial use and therefore there will be no detrimental impact on the amenity
of adjoining properties in accordance with the SPPS. Given the nature of the development,
with two new kiosks proposed, the Environmental Health team have been consulted as part
of the application process, and have confirmed they have no objection to the proposal.
Impact on highway safety
The proposed kiosks and canopy will be positioned on the existing footpath of Castle Place,
therefore, it is expected that there will be no impact on vehicular traffic in the area, and it is not
expected to impair views of any road signs or traffic signals. The existing Belfast Bikes kiosk
will be relocated further along Castle Place to allow for the installation of the proposal. While
the kiosks are proposed on the footpath, and will cover a larger area than the existing kiosk, it
is considered that careful design ideas have been implemented to ensure the development
will be permeable and accessible for all pedestrians and users. DFI Roads have been
consulted as part of the application process. DFI Roads have indicated that they are unlikely
to object to the proposal. The formal response will be reported to members in the Late Items
update. As such, it is expected there will be no detrimental impact on highway safety and the
proposal would comply with PPS3 and the SPPS in this regard.
Summary of Recommendation: Approval subject to conditions
Having regard to the policy context and other material considerations, it is concluded that the
proposal is considered acceptable, subject to no objection being raised by DFI Roads. It is
recommended that planning permission is granted with delegated authority given to the
Director of Planning and Building Control to finalise the wording of conditions.
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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.
2. Materials and finishes shall be as per approved drawings 04, 05 and 06 (date published
on the Planning Portal 03/12/2020).
Reason: In order to protect the setting of the neighbouring listed buildings in
accordance with Policy BH 11 (Development affecting the Setting of a Listed Building)
of the Department's Planning Policy Statement 6: Planning, Archaeology and the Built
Heritage.
Informative
1. Any connections to listed buildings from the structure would require separate listed
building consent.

Notification to Department (if relevant): N/A

Representations from Elected members: N/A

Details of Neighbour Notification (all addresses)
Details of Neighbour Notification (all addresses)
The Owner/Occupier,
1 Donegall Place,Belfast,Antrim,BT1 5AA
The Owner/Occupier,
1-27 ,Castle Street,Belfast,Antrim,BT1 1BL
The Owner/Occupier,
1-3 ,Donegall Place,Belfast,Antrim,BT1 5AA
The Owner/Occupier,
1-5 ,Royal Avenue,Belfast,Antrim,BT1 1FB
The Owner/Occupier,
10 Donegall Place,Belfast,Antrim,BT1 5BA
The Owner/Occupier,
10-16 ,Castle Place,Belfast,Antrim,BT1 1GB
The Owner/Occupier,
16 Castle Street,Belfast,Antrim,BT1 1HB
The Owner/Occupier,
17 Castle Place,Belfast,Antrim,BT1 1EL
The Owner/Occupier,
17 Castle Place,Belfast,Antrim,BT1 1GA
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The Owner/Occupier,
18 Castle Place,Belfast,Antrim,BT1 1GB
The Owner/Occupier,
18-22 ,Castle Place,Belfast,Antrim,BT1 1GB
The Owner/Occupier,
2 Royal Avenue,Belfast,Antrim,BT1 1DA
The Owner/Occupier,
2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1HB
The Owner/Occupier,
2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1SA
The Owner/Occupier,
2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1SY
The Owner/Occupier,
2-4 ,Donegall Place,Belfast,Antrim,BT1 5BA
The Owner/Occupier,
24-26 ,Castle Place,Belfast,Antrim,BT1 1GB
The Owner/Occupier,
24-26 ,Castle Place,Belfast,Antrim,BT1 1GB
The Owner/Occupier,
24-26 ,Castle Place,Belfast,Antrim,BT1 1GB
The Owner/Occupier,
28-30 ,Castle Place,Belfast,Antrim,BT1 1GB
The Owner/Occupier,
3 Donegall Place,Belfast,Antrim,BT1 5AA
The Owner/Occupier,
33 Castle Place,Belfast,Antrim,BT1 1GA
The Owner/Occupier,
4-8 ,Donegall Place,Belfast,Antrim,BT1 5BA
The Owner/Occupier,
4-8 ,Donegall Place,Belfast,Antrim,BT1 5BA
The Owner/Occupier,
8 Castle Place,Belfast,Antrim,BT1 1GB
The Owner/Occupier,
Calvert House,23 Castle Place,Belfast,Antrim,BT1 1FY
The Owner/Occupier,
Kiosk 1,2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1HB
The Owner/Occupier,
Mcauley House,2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1HB
The Owner/Occupier,
Office 2f,2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1HB
The Owner/Occupier,
Office 3f,2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1HB
The Owner/Occupier,
Office 4f,2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1HB
The Owner/Occupier,
Ofifice 2f To 4f,2-14 Mcauley House,Castle Street,Belfast,Antrim,BT1 1HB
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Agenda Item 7a

By virtue of paragraph(s) 2 of Part 1 of Schedule 6
of the Local Government Act (Northern Ireland) 2014.

Document is Restricted
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