
ARDS AND NORTH DOWN BOROUGH COUNCIL 
 
 

       13 March 2019 
 
Dear Sir/Madam 
 
You are hereby invited to attend a meeting of the Planning Committee of the Ards 
and North Down Borough Council which will be held in the Council Chamber, 2 
Church Street, Newtownards on 21 March 2019 commencing at 7.00pm. 
 
Tea, coffee and sandwiches will be available from 6.00pm. 
 
Yours faithfully 
 
 
 
Stephen Reid 
Chief Executive 
Ards and North Down Borough Council 

 
 

A G E N D A 
 

1. Apologies 
 
2. Declarations of Interest  

 
3. Planning Applications (Reports attached)  

 

3.1 

 
LA06/2018/0742/F 
 
 

Demolition of former petrol filling station, retail unit 
and canopy for redevelopment for Nos. 14 X 2 
apartments for social housing, including associated 
car parking, landscaping and all other ancillary site 
works. 
 
Former Petrol Station at No 375 Old Holywood 
Road, Holywood 
 
Speaking against application: Anne Gilmore (on 
behalf of Clarehill Residents) 
 
Speaking for application: Andy Stephens (Agent)  
Representative from Clanmill Housing (To be 
confirmed) 
 

3.2 LA06/2018/1279/F 

Removal of the existing memorial stone and 
installation of a new black granite base with the 
existing stone placed on top. 
 



Marine Gardens, Shore Street, Donaghadee (behind 
War Memorial) 
 

 
***IN CONFIDENCE***  

Towards Preferred Options Paper: 

4. Employment Land Review for LDP (ELR) (Report attached)  
 
4.1. Presentation by Consultant 
 

5. Sustainability Appraisal (SA) incorporating Strategic Environmental Assessment 
(SEA) – Scoping Report and Interim SA (Report attached)  

 

MEMBERSHIP OF PLANNING COMMITTEE (15 MEMBERS) 
 

Alderman Carson   Councillor Cathcart (Chairman) 

Alderman Fletcher Councillor Dunne 

Alderman Gibson Councillor McKee 

Alderman Girvan Councillor McClean 

Alderman Graham Councillor McIlveen 

Alderman Henry Councillor Thompson 

Alderman Keery Councillor Walker 

Alderman McDowell (Vice Chairman)  
 



ITEM 3.1 

Ards and North Down Borough Council 

Application Ref LA06/2018/0742/F 

Proposal 

Demolition of former petrol filling station, retail unit and canopy 
for redevelopment for Nos. 14x2 bedroom apartments for 
social housing, including associated car parking, landscaping 
and all other ancillary site works 
 
Note -amended description following receipt of amended 
drawings 

Location 
Former Petrol Station at No 375 Old Holywood Road, 
Holywood 

Committee 
Interest 

Application with 6 or more representations contrary to officer 
recommendation 

Validated 06/07/2018 

Summary 

Main considerations: 
 

• Proposal being brought back before Planning Committee 
following deferral from 05 February 2019 meeting for a site 
visit 

• Site visit was held on 14 February 2019 

• Amended drawings were received following Planning 
Committee meeting on 05 February Planning Committee 

• 14x2 bedroom apartments now proposed instead of 18 x2 
bedroom apartments 

• Site is located within the settlement of Holywood. 

• Full planning permission previously granted for 2 No. ground 
floor retail units and 8 No. 2 bedroom apartments 
(W/2007/0901/F) on 11.10.2012. 

• Principle of residential development on this site is therefore 
acceptable. 

• The Housing Executive is in support of the proposal and has 
confirmed that there is demand for two-bed social housing 
accommodation in the Holywood area. 

• The surrounding area is largely characterised by high density 
two storey terraced dwellings. 

• The site comprises a former petrol filling station and is 
currently being used as a car wash. The proposed apartment 
building will introduce a more attractive frontage along Old 
Holywood Road. 

• Adequate parking and private amenity space will be provided 
for all residential units 

• No objections from consultees. 

 

 
Recommendation 
 

Approval 

Attachment 
Item 3.1a - Original Case Officer Report 
Item 3.1b– Addendum to original case officer report 



Item 3.1c- 2nd Addendum 
Item 3.1d – Note of site meeting 
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Development Management Case Officer Report 
 

Application Ref: LA06/2018/0742/F DEA:  Holywood & Clandeboye 

Proposal: Demolition of former petrol filling station, retail unit and canopy for 

redevelopment for Nos 18 x 2 bedroom apartments for social housing, including 

associated car parking, landscaping and all other ancillary site works 

Location: Former petrol filling station at 375 Old Holywood Road 

 Holywood 

Applicant: Lacuna Developments Agent: Matrix Planning Consultancy 

 

Date Valid: 06/07/2018 Env Statement Requested: No 

 

Date last Advertised: 24/01/2019 

 

Date last Neighbour Notified: 18/01/2019 

 

Consultations: Yes 

 

 

Representations: Yes 

 

Letters of Support 0 Letters of Objection 10 Petitions 0 

 
Summary of Main Issues: 

 

• Principle of development 

• Visual and residential amenity impacts 

• Access and road safety 

• Potential to impact on setting of a listed building 

 

Case Officer: Caroline Herron  

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 

Full details of this application, including the application forms, relevant drawings, 

consultation responses and any representations received are available to view at the 

Planning Portal www.planningni.gov.uk 
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1.   Description of Site and Surrounding Area 

 

The site is located on the western side of the Old Holywood Road.  The site is flat and 

irregular in shape with a depth of 38m front to back.  The northern boundary is defined 

by a 1.5m high red brick boundary wall.  The southern and western boundaries are 

defined by a close boarded timber fence.  There is a single storey building on the site 

with forecourt and canopy which has previously been used as a petrol filling station.  

The site is currently being used for car washing. 

 

No. 397 Old Holywood Road located immediately north of the application site is grade 

B2 listed building (HB23/17/005).  The site contains a veterinary practice and tennis 

court.  The application site is abutted on its western and southern sides by two storey 

dwellings which form the development known as Clarehill Lane. The dwellings west of 

the site sit on land slightly lower than the application site.  The dwellings to the south 

are located on a similar ground level fronting the Old Holywood Road.  The former 

Redburn Primary School site is on the opposite side of the Old Holywood Road. 

 

The site is located within the settlement limit for Holywood as shown in both the North 

Down and Ards Area Plan 1984-1995 and Draft Belfast Metropolitan Area Plan 2015 

(BMAP). 

 

2.   Site Location Plan 
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3.   Planning History 

 

Site: 

 

W/2007/0901/F - Adjacent to 397a Old Holywood Road, Belfast - Mixed use 

development comprising of 2 No ground floor retail units and 8 no. 2 bedroom 

apartments – Permission granted 11.10.2012 

 

Planning permission was previously granted for the redevelopment of this site.  This 

permission was not implemented and has now expired; however, remains material to 

the determination of the application presently under consideration.   

 

Adjacent site to north: 

 

W/2014/0213/F - Lands at 397 Old Holywood Road, Holywood - Proposed residential 

developments of 4 no. dwellings (with new vehicular access from Old Holywood Road) 

including new walls and all other associated siteworks. Also includes demolition of 

select existing buildings to the rear of the site – Permission granted 31.07.2015. 

 

This planning permission relates to the adjacent site where there is a live permission 

for 4 no. dwellings.  The existing tennis courts will be replaced by the access to the 

proposed dwellings and a formal garden adjacent to the listed building.  The proposed 

apartment block has the potential to over-look this site and therefore the application 

must be considered. 

 

 

 

 

4.   Planning Policy Framework  

The relevant planning policy framework for this application is as follows: 

 

• North Down and Ards Area Plan 1984 – 1995 (NDAAP) 

• Draft Belfast Metropolitan Area Plan 2015 (BMAP) 

• Strategic Planning Policy Statement for Northern Ireland 

• Planning Policy Statement 2: Natural Heritage  

• Planning Policy Statement 3 - Access, Movement and Parking 

• Planning Policy Statement 6: Planning, Archaeology and the Built Heritage 

• Planning Policy Statement 7: Quality Residential Environments 

• Addendum to Planning Policy Statement 7: Safeguarding the Character of 

Established Residential Areas 

• Planning Policy Statement 12: Housing in Settlements 
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5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 

 

• Creating Places 

• Development Control Advice Note 8 

 

 

6.   Consultations  

Consultation was carried with the following statutory and non-statutory consultees and 

a synopsis of responses is listed 

Consultee Response 

DfI Roads No objection to the proposal subject to conditions 

NI Water No objections to the proposal. 

Ards and North Down Borough 

Council Environmental Health  

No objections to the proposal subject to conditions. 

NIEA – Land and Groundwater 

Team (Waste Management) 

No objections to the proposal subject to conditions. 

NIEA – Water Management 

Unit 

No objections to the proposal.  

 

Historic Environment Division No objections to proposal subject to conditions 

 

7.   Consideration and Assessment 

 

Section 6 (4) of The Planning Act (NI) 2011 establishes that the planning system within 

the Councils will be plan-led and advises that ‘Where, in making any determination 

under this Act, regard is to be had to the local development plan, the determination 

must be made in accordance with the plan unless material considerations indicate 

otherwise.’ Until the Council adopts its new Local Development Plan, planning 

applications will continue to be assessed against the provisions of the Department of 

the Environment’s development plans and Planning Policy Statements (PPSs) which 

contains the main operational planning policies for the consideration of development 

proposals. 

 

Section 45 (1) of the Planning Act (Northern Ireland) 2011 requires regard to be had to 

the Development Plan, so far as material to the application and to any other material 

considerations. Section 6 (4) states that where regard is to be had to the Development 

Plan, the determination must be made in accordance with the Plan unless material 

considerations indicate otherwise.  
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Development Plan 

 

The 0.15 hectare application site is located within the settlement of Holywood. The 

adopted Belfast Metropolitan Area Plan 2015 (BMAP) has been quashed as a result of 

a judgement in the Court of Appeal delivered on 18th May 2017.  As a consequence of 

this, the North Down and Ards Area Plan 1984-1995 (NDAAP) is now the statutory 

development plan for the area. A further consequence of the judgment is that draft 

BMAP published in 2004, is a material consideration in the determination of this 

application. Pursuant to the Ministerial Statement of June 2012, which accompanied 

the release of the Planning Appeals Commission’s Report on the BMAP Public Inquiry, 

a decision on a development proposal can be based on draft plan provisions that will 

not be changed as a result of the Commission’s recommendations. 

 

The site is not zoned for any particular use and remains as ‘whiteland’ in both the 

NDAAP and draft BMAP.  The principle of housing is therefore in conformity with the 

development plan provided it complies with the relevant regional planning policies. 

 

 

Strategic Planning Policy Statement for Northern Ireland (SPPS) 

 

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 interest of acknowledged importance.  

 

The SPPS retains the policy provisions of PPS 7 until they are replaced by a Local 

Development Plan for Ards and North Down Borough. The SPPS also refers to the 

continued materiality of Creating Places. 

 

 

Planning Policy Statement 2 Natural Heritage 

 

This sets out the policies for conservation, protection and enhancement of our natural 

heritage. Within this, natural heritage is defined as the diversity of our habitats, species, 

landscapes and earth science features. In taking decisions, the planning authority 

should ensure that appropriate weight is attached to designated sites of international, 

national and local importance; priority and protected species and to biodiversity and 

geological interests with the wider environment.  

 

Policy NH1 relates to European and Ramsar sites and states that planning permission 

will only be granted for a development proposal that, either individually, or in 

combination with existing and/or proposed plans or projects, is not likely to have a 

significant effect on those sites. 
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The potential impact of this proposal on Special Areas of Conservation, Special 

Protection Areas and Ramsar sites has been assessed in accordance with the 

requirements of Regulation 43 (1) of the Conservation (Natural Habitats, etc.) 

Regulations (Northern Ireland) 1995 (as amended). The proposal would not be likely to 

have a significant effect on the features, conservation objectives or status of any of 

these sites. 

 

Policy NH 2 of PPS 2 states that planning permission will only be granted for a 

development proposal that is not likely to harm a species protected by law. To this end, 

the NI Biodiversity Checklist has been used to identify whether the proposal is likely to 

adversely affect certain aspects of biodiversity including protected species. In this 

instance it has indicated that there is not a reasonable likelihood of there being 

protected species present and therefore further investigation is not considered 

necessary. 

 

 

Planning Policy Statement 3 Access, Movement and Parking 

 

Policy AMP 7 Car Parking and Servicing Arrangements 

 

Development proposals will be required to provide adequate provision for car parking 

and appropriate servicing arrangements. The precise amount of car parking will be 

determined according to the specific characteristics of the development and its location 

having regard to the Council’s published standards or any reduction provided for in an 

area of parking restraint designated in a development plan. Proposals should not 

prejudice road safety or significantly inconvenience the flow of traffic. 

 

The proposal is for the erection of 18 No. 2 bedroom apartments.  PPS 3 is 

accompanied by supplementary guidance on parking standards, which calculates the 

recommended number of parking spaces for each type of development.  It is 

recommended that 1.5 unassigned parking spaces are provided per unit for 2 bed 

apartments.  The requirement for this proposal would therefore be 27 spaces.  The 

proposal however only provides 19 spaces.  This shortfall in parking has been raised 

by objectors expressing concern that people will park in Clarehill Lane. Generally, 

statistical evidence suggests that residents of social housing exhibit lower levels of car 

ownership and it is recognised that car ownership per household for social housing is 

lower than that required for private housing.  The site is also in close proximity to public 

transport in the form of a regular bus service on the Old Holywood Road. Therefore, I 

am content the level of car parking provided is acceptable.  

 

DfI Roads has been consulted on the proposal and no objections have been raised. 
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Planning Policy Statement 7 - Quality Residential Environments 

 

QD1 (a) The development respects surrounding context and appropriate to the 

character and topography of the site 

 

The proposal seeks re-development of a former petrol filling station to facilitate one 

block comprising of 18 No. apartments.  The block is set 3.9m back from the public 

road to ensure that it respects the existing building line along the road frontage.  The 

proposed building will be three and a half stories high with a ridge height of 10.08m.  

The finishes will be brick and render mix for the ground, first and second floors and a 

slate tile roof with dormer windows for the third floor. 

 

The area west and south of the application site is characterized by residential 

development comprising of 2 storey terraced dwellings.  The area would be categorized 

as high density and therefore the apartment development would not be considered to 

be out of character with the area. The height of the proposed building will be higher 

than the adjacent dwellings. The typical height of a 2 storey dwelling is approx. 8m; 

therefore, the proposal will only be approximately 2m higher than adjacent buildings.  It 

should also be noted that planning permission was granted on the site in 2012 for a 

mixed use development with a similar ridge height.  The proposed finishes complement 

the brick and pebble dash dwellings in the surrounding area. 

 

Ample spacing has been provided between the proposed building and the neighbouring 

dwellings on either side to allow for the ease of movement around the building, for 

landscaping to soften the visual appearance of the building and for the integration of 

the development into the area.  

 

The topography of the site is flat which is similar to the surrounding area.  The dwellings 

to the rear of the site in Clarehill lane sit at a slightly lower level than the application site 

by 0.8 metres. 

 

The proposed building will result in the introduction of a more attractive frontage along 

the Old Holywood Road where there is currently a forecourt with canopy being used as 

a car wash.  Hedging is proposed along the roadside boundary which will soften the 

visual appearance of the building and provide screening for the ground floor windows.  

The existing wall along the northern boundary will be retained and it will be extended 

along the western and southern boundaries.  The future residents of the units will also 

have an attractive outlook due to the landscaping proposed around the building and the 

grassland located on the opposite side of the road.  

 

I am satisfied that unacceptable harm will not be caused to the local character, 

environmental quality or residential amenity of the area.  
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QD 1 (b) Archaeological and built heritage 

 

The site is not located within any designated area in the development plan.  There are 

no archaeological or landscape features identified in the NDAAP 1984-1995 or in draft 

BMAP which need to be integrated into the development. 

 

Historic Environment Division (HED) were consulted on the proposal due to its proximity 

to the Garden Lodge Veterinary Practice at 397 Old Holywood Road which is a grade 

B2 listed building.   HED was content with the proposal however it was requested that 

the northern wall was retained.  Due to the contained nature of the existing listed 

building, the proposal is not considered to harm its setting in this instance.  In my 

opinion the proposal would be a more appropriate land use on the site in comparison 

to the current commercial use and which does not make a positive visual contribution 

to the street scene.  

 

QD 1 (c) Private and Public Open Space 

 

The development incorporates communal amenity space to the side of the proposed 

building and adjacent to the rear boundary meeting the minimum 10sqm per unit.  The 

site benefits from being in close proximity to Redburn Country Park which is accessed 

from the northern end of the Old Holywood Road, some 215 metres from the application 

site. 

 

Landscaping is provided as an integral part of the development with laurel hedging 

abutting the public road and small laurel trees and grass bordering the building and 

parking areas.  The site is currently finished in hardstanding and therefore the proposed 

landscaping is welcomed.  Any approval of the proposed application will be conditional 

on the submission and implementation of a Landscape Management and Maintenance 

Plan. 

 

QD 1 (d) Necessary Local Neighbourhood Facilities 

 

Due to the proposal only being for 18 units there is no need for local neighbourhood 

facilities to be provided as an integral part of the development. 

 

QD 1 (e) Movement Pattern 

 

The site is located approximately 1 mile from Holywood town centre, with footpaths and 

street lighting on both sides of the Old Holywood Road, which encourages walking.  

The site is also located on a bus route with bus shelters located 40 metres to the south 

and 80 metres to the north.  There is a further stop 200m to the north offering regular 

services to Belfast and Bangor.  Holywood train station is located 1.3 miles away.  To 
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date there are no cycle paths in close proximity to the site.  The site is not dependent 

on private car travel due to its location and a cycle store has been integrated into the 

layout. 

 

QD 1 (f) Adequate and appropriate provision is made for parking 

 

The development provides 19 No. unassigned in-curtilage car parking spaces.  The 

shortfall in parking spaces has been previously assessed and on this occasion it is 

considered to be acceptable. 

 

QD 1 (g) Design 

 

The proposed finishes are similar to those found in the surrounding area.  The proposed 
design is modern; however, the complementary finishes will ensure the proposal will 
cause no detriment to local character.  
 
QD 1 (h) Residential amenity 

 

The proposed apartments will provide two bedroom accommodation on all four floors.  

The apartments will be 16m from the western boundary and approximately 4.9m from 

the southern boundary.  I have considered the previous planning application and whilst 

the permission has now expired, it remains a material consideration.  The proposal at 

three and a half stories in height is located further away from the boundary with No. 1 

Clarehill Lane than the previous approval. The separation distance to the southern 

boundary has increased from 1.4m to 4.9m.  The 45 degree light test as detailed in the 

“BRE Site Layout and Planning for Daylight and Sunlight: A Guide to Good Practice 

(2011)” has been applied from the nearest rear window on the rear elevation of No. 1 

and the proposed building meets this guideline.  This dwelling also benefits from being 

on the southern side and therefore the path of the sun is not affected by the proposal.  

With regards to over-looking, a ground floor hall window is proposed on the gable facing 

this southern boundary however the 1.75m high proposed brick wall will restrict over-

looking into the neighbouring dwelling.  Landing windows are proposed on the gable at 

first and second floor however they are to be finished in obscure glazing and shall be 

conditioned accordingly.  

 

The proposed apartment building will be approximately 16m from the rear (western) 

boundary. A ‘back to back’ separation distance of approximately 23-25m will be 

provided between the apartment building and the dwellings to the west.  Paragraph 

7.17 of Creating Places states that “Where such development abuts the private garden 

areas of existing properties, a minimum distance of around 15m should be provided 

between the rear of the apartments and the common boundary.”  The proposal 

therefore is in excess of the recommended separation distance.  Paragraph 7.18 goes 

on to state that “Greater flexibility will generally be appropriate in assessing the 
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separation distance for apartments … in inner urban locations or other higher density 

areas. … but schemes likely to result in a significant loss of privacy or overlooking, 

particularly of existing properties, will not be acceptable.”  

 

The proposed apartment contains living room and bedroom windows on the upper floor 

rear elevation and whilst the separation distance to the boundary has been adhered to, 

the planning agent was asked to amend the proposal to reduce potential overlooking 

on Nos 22-25 Clarehill Lane.  The windows were all reduced in size on the rear 

elevation and the Juliet balconies were removed from the proposal.  Two living room 

windows were moved to the northern gable which will look towards No. 397 Old 

Holywood Road.  The majority of the remaining upper floor windows serve bedrooms 

with the exception of three living room windows which are located directly to the rear of 

Nos. 23 & 24 Clarehill Lane.  These neighbouring terrace dwellings have three first floor 

windows each, one being narrow and one high level.  The separation distance is in 

excess of 25 metres back to back between the proposed living room windows and the 

existing properties which is considered to be an acceptable separation distance to 

minimize any potential adverse impact on existing residential amenity.  A degree of 

overlooking is to be expected in an urban environment and therefore the proposal is 

not considered to cause an unacceptably adverse loss of privacy or over-looking to 

warrant a refusal.  

 

The proposal will not adversely impact the level of sunlight currently received by these 

neighbouring dwellings due to the separation distance.  The 25 degree light test as 

detailed in the BRE Site Layout and Planning for Daylight and Sunlight document has 

been applied between the proposed unit and the dwellings to the rear of the site and 

the 25 degree angle is adhered to.  Parking is provided adjacent to this western 

boundary however a 1.75m high brick wall is proposed to mitigate noise and light 

impacts from the movement of cars within the site.  A grass area and laurel trees are 

also provided as a decorative border which will prevent parking immediately adjacent 

to the wall. 

 

The northern boundary abuts the curtilage of the listed building.  The intervening 

boundary wall and existing mature trees within the neighbouring site will mitigate 

against any adverse impacts on the listed building and the on the four dwellings 

approved under ref: W/2014/0213/F.  The windows proposed on the northern gable are 

in excess of 30 metres from No. 397 Old Holywood and would be even further from the 

approved dwellings west of this property. 

 

Bin storage is located north of the application site, 10m back from the public road but 

is easily accessible to the vehicular access for bins to be emptied. 
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QD 1 (i) Development designed to deter crime and promote personal safety 

 

The proposal is designed to deter crime and promote personal safety with viewpoints 

out of both the front and rear of the development.  Bicycle parking is provided along the 

southern boundary, set in from the public road by 17m which should ensure bicycle 

security. 

 

 

Other Considerations 

 

A revised Preliminary and Generic Quantitative Risk Assessment, dated July 2018 and 

referenced A1069249-1 was submitted to the Council due to the previous use on the 

site.  The report refers to a previous 2007 risk assessment undertaken on the site (WYG 

Preliminary and Generic Quantitative Risk Assessment ref: E011769 dated March 

2007). This report previously confirmed a remedial strategy as: 

• A clean cover system to sever direct contact pathways with Nickel on site and tank 

removal and verification in line with PPG2 & PPG27. 

 

Anecdotal information suggests that the use as a petrol filling station stopped 

operations in 2010 and that in April 2011 tanks were decommissioned in situ. In June 

2018 the site conditions were reviewed and concluded that no additional sources were 

present within the site. 

 

Environmental Health has considered the reports and has suggested conditions be 

attached to any potential planning approval to ensure any contamination on site is 

effectively remediated. 

 

 

Addendum to Planning Policy Statement 7 - Safeguarding the Character of 

Established Residential Areas 

 

Policy LC1 is applicable. It states that 'in established residential areas planning 

permission will only be granted for the redevelopment of existing buildings, or the 

infilling of vacant sites (including extended garden areas) to accommodate new 

housing, where all the criteria set out in Policy QD 1 of PPS 7, and all the additional 

criteria set out in Policy LC1 are met. 

 

In accordance with Policy LC1 the proposed density is not significantly higher than that 

found in the area, the pattern of development is in keeping with the overall character 

and environmental quality of the area.  Communal amenity space and parking areas 

have been provided and the units will be built to a size not less than those set out in 

Annex A. 
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Planning Policy Statement 12 – Housing in Settlements 

 

The proposal complies with relevant policy and guidance in PPS12. The proposal 

allows for an increase in density of housing without town cramming. The proposal has 

a good design and respects the character of the area. It will not have a detrimental 

impact on the surrounding area. 

 

 

Development Control Advice Note 8  

 

Proposals should seek to ensure that the form, density and character of any new 

development is in harmony with adjacent housing and does not detract from the 

environmental quality, residential amenity and established character of the surrounding 

area.  As discussed above this would be the case for this proposal. 

 

 

 

8.   Consideration of Representations 

Letters of representation have been received from 10 No. addresses in relation to this 
proposal.  
 
The concerns relate to: 

• Out of character with the area – the height of the proposed unit is of great 
concern to the nearby residents however the proposal is no higher than the 
previously approved scheme.  The separation distances to the nearby dwellings 
are also similar to the previous scheme.  I am content that the site can 
accommodate this proposal without compromising the character of the area. 

• Over-looking – I have considered residential amenity in the body of the report 
and the proposal is not considered to have a significant adverse impact to 
warrant a refusal.  Obscure glazing has been provided on the gable facing No. 
1 Clarehill Lane and changes have been made to re-configure windows and 
reduce their size on the rear elevation.  The majority of the upper floor windows 
on the rear elevation serve bedrooms, with only three windows serving living 
rooms.  The separation distance is in excess of 25 metres back to back which 
will ensure that potential impacts on the residential amenity of the dwellings at 
Nos. 22 to 25 Clarehill Lane will not be unacceptably adverse.   

• Loss of light/Over-shadowing – The path of the sun as well as the 25 degree 
light test as set out in the ‘BRE Site Layout and Planning for Daylight and 
Sunlight: A Guide to Good Practice (2011)’ have been considered and applied 
accordingly.  The proposal will not cause any unacceptable adverse impact on 
existing residential amenity in terms of loss of light/daylight or overshadowing. 

• Loss of view - It is should be noted that there is no right to a view; however, 
proposals which would have an adverse overbearing/dominant effect on an 
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existing property which would result in an unduly oppressive living environment 
for existing and future residents is a material planning consideration. 

• Overbearing – Whilst it is noted that the proposed development is approximately 
2m higher than the adjacent dwellings, there are windows provided on four 
floors.  The dwellings at 22 – 25 Clarehill Lane are located 0.8 metres below the 
level of the application site.  The brick wall along the party boundary and the 
separation distance will ensure the proposal will not cause an unacceptable 
dominant or over-bearing impact on the neighbouring dwellings. 

• Density – The site is located within an area of high density and therefore the 
provision of apartments is not considered to be out of character with the area. 

• Parking provision – Considered in body of report. 

• Overflow parking – Whilst there is no control over where someone can park their 
car in a residential area, I am content that ample parking provision is made within 
the curtilage of the building. 

• Traffic congestion – The proposal is not considered to involve such significant 
traffic movements to cause congestion.  DfI Roads was consulted in relation to 
the provision of a safe access to the public road and the proposal was 
considered to be acceptable. 

• Noise and disturbance – A proposal for housing within a primarily residential 
area is considered to be in-keeping with the character of the area.  The impact 
on the parking area adjacent to the rear amenity space of Nos. 1 and 22-25 
Clarehill Lane is reduced by the provision of a brick wall and a landscaped border 
to deflect and limit noise and disturbance.  The previously proposed balconies 
have since been removed from the proposed drawings in order to reduce the 
impact on residential amenity. The Council’s Environmental Health Department 
has provided no objection to the proposal in terms of noise. 

• Boundary treatments – The comments regarding the provision of a brick wall 
and landscaped border were taken on board by the Applicant and a brick wall of 
1.75 metres high is now proposed along the rear (western) elevation with grass 
and laurel trees planted on the inside. 

• Grass area to be planted to avoid parking – The open space within the site will 
be conditioned that it shall only be retained as open space and not used for any 
other purpose. 

• Building line – The proposal was amended during the processing of the planning 
application to set it back and respect the existing building line as requested by 
the third parties. 

• Social housing need - Assertions were made that 3-4 bed family homes were 
needed in the area however no evidence was submitted to support this 
comment.  The Northern Ireland Housing Executive has confirmed that there is 
a demand for 2 bed accommodation in the Holywood area.  The Annual Housing 
Need Assessment has been published for Ards and North Down.  As of March 
2018 the social housing need projection for 2018-2023 in Holywood is 156.  The 
Housing Executive supports this proposal.  

• Human Rights and loss of house value - The issue of Human Rights was raised 
by third parties in relation to potential financial loss and potential impact on 
enjoyment of a person’s property.  No substantive evidence specific to this 
proposal has been submitted to verify that approval of this application would 
result in any financial loss in terms of the value of neighbouring residential 
properties.   
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• Request for building survey –This matter is assessed under a separate 
regulatory regime and is not relevant to the determination of the planning 
application.  

 

 

9.   Conclusion  

The proposal has been considered having regard to the Development Plan, all material 

planning considerations, the relevant regional planning policies, consultee comments, 

planning history and representations.  The proposal is considered to improve the visual 

amenity of the area and is not considered to have an unacceptable adverse impact on 

the residential amenity of the neighbouring dwellings.  Having weighed all the material 

planning considerations, on balance, it is the professional planning judgement that the 

application should proceed by way of an approval of full planning permission.  

 

 

10.    Recommendation 

 

Grant Planning Permission 

 

 

11.    Conditions 

 

CONDITIONS 

 

1. The development hereby permitted shall be begun before the expiration of 5 

years from the date of this permission. 

  

 Reason: As required by Section 61 of the Planning Act (Northern Ireland) 

 2011.  

 

2. The residential development hereby approved shall be allocated for social 

housing use and shall be managed by a registered Housing Association.  

 

Reason: To ensure the orderly development of the site and community benefits 

of the development are fully implemented.  

 

3. The gable windows on the southern elevation, as indicated in green on the 

approved drawing No. 17, date stamped 6 July 2018, shall be finished with 

obscure glass and be non-opening unless the parts of the window which can be 

opened are more than 1.7 metres above the floor of the room in which the 

window is installed.  These windows shall be installed prior to the occupation of 

the first dwelling unit and permanently retained thereafter. 
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Reason: In order to preserve the amenity of the adjoining property. 

 

4. A landscape management plan for the development, including long term design 

objectives, performance indicators, management responsibilities and 

maintenance schedules for all landscaped areas shall be submitted to and 

approved by the Council in writing prior to the occupation of any part of the 

development herby permitted.  The landscape management plan shall be 

carried out as approved in perpetuity. 

 

 Reason: To ensure the provision and maintenance of public open space within 

the site. 

 

5. The long term management and maintenance of the open space, as indicated 

on Drawing No. 14C bearing the Council’s date stamp 16 January 2018, shall 

be undertaken by a management company commissioned by the developer. 

Details of the arrangements to be put in place to establish the management 

company and details of the alternative measures which will take effect in the 

event that the management arrangements break down, must be submitted to 

and agreed in writing with the Council prior to the occupation of any part of the 

development hereby permitted.  

    Reason: To ensure the provision and maintenance of public open space within 

the site. 

 
6. No part of this development hereby approved shall be occupied until the 

proposed open space outlined blue on Drawing No. 14C bearing the date stamp 
17 January 2019 has been provided in accordance with the details shown on 
said plan. The open space area shall be permanently retained and shall not be 
used for any purpose other than as open space. 
 
Reason: To ensure the provision and retention of public open space within the 
site. 
 

7. Hard surfaced areas shall be constructed in accordance with the approved 
drawing 14C bearing the date stamp 16 January 2019 to provide adequate 
facilities for parking within the site prior to the occupation of any part of the 
development hereby permitted.  No part of these hard surfaced areas shall be 
used for any purpose at any time other than for the parking of vehicles. 
 
Reason: To ensure that adequate provision has been made for parking within 
the site. 
 

8. All hard and soft landscape works shall be carried out in accordance with the 

approved plan Drawing Nos. 14C date stamped 16 January 2019 and the 

appropriate British Standard or other recognised Codes of Practise. The works 

shall be carried out during the first available planting season following the 

occupation of any part of the development hereby approved. 
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Reason: To ensure the provision, establishment and maintenance of a high 

standard of landscape. 

 

9. The existing wall along northern boundary of the site coloured yellow on drawing 

No.14C bearing the Council’s date stamp 16 January 2019 shall be retained at 

the existing height of 1.5m in perpetuity. 

 

           Reason: To maintain the setting of the adjacent listed building. 

 

10. The proposed 1.75m high redbrick wall coloured blue on drawing No. 14C shall 

be constructed prior to the occupation of any part of the development hereby 

permitted. 

 

           Reason: To ensure the provision, establishment and maintenance of a high    

standard of landscape and to protect the amenity of adjoining neighbours. 

 

11. If within a period of 5 years from the date of the planting of any tree, shrub or 

hedge, that tree, shrub or hedge is removed, uprooted or destroyed or dies, or 

becomes in the opinion of the Council, seriously damaged or defective, another 

tree, shrub or hedge of the same species and size as that originally planted shall 

be planted at the same place unless the Council gives its written consent to any 

variation. 

 

Reason: To ensure the provision, establishment and maintenance of a high 

standard of landscaping. 

 

12. Prior to the occupation of the proposed development, the applicant shall provide 

to the Council, for approval, a Verification Report.  This report shall be completed 

by competent persons in accordance with the Model Procedures for the 

Management of Land Contamination (CLR11). The Verification Report shall 

present all the remediation and monitoring works undertaken and demonstrate 

the effectiveness of the works in managing all the risks and achieving the 

remedial objectives. 

 

In particular, this Verification Report must also demonstrate that:  

 

(a) All fuel storage tanks (and associated infra-structure) have been fully 

decommissioned and removed in line with current Guidance for Pollution 

Prevention (GPP 2) and the Pollution Prevention Guidance (PPG27) and the 

quality of surrounding soils and groundwater has been fully verified. All 

certificates of decommissioning, all waste consignment and/or duty of care 
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transfer notes for waste movements and all verification sample laboratory 

certificates and all documentary evidence of backfilling must be presented. 

 

(b) All remaining soils at each side of the tank are to be sampled to confirm that 

current ground conditions are representative of what was previously found and 

are to be proven suitable for the proposed end-use (Residential without Plant 

Uptake) under current criteria. 

 
Reason: Protection of environmental receptors to ensure the site is suitable for 

use and protection of human health. 

 

13. If during the development works, new contamination and 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 the Model Procedures for the Management of Land 

Contamination (CLR11). In the event of unacceptable risks being identified, a 

remediation strategy shall be agreed with the Council in writing and 

subsequently implemented to its satisfaction. 

 

Reason: Protection of environmental receptors to ensure the site is suitable for 

use and protection of human health. 

 

14. No development or piling work shall commence on this site until a piling risk 

assessment has been submitted in writing and agreed by the Council. Piling risk 

assessments shall be undertaken in accordance with the methodology 

contained within the Environment Agency document “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

entagency.gov.uk/scho0202bisw-e-e.pdf. In the event of unacceptable risks 

being identified, a remediation strategy shall be agreed with the Council in 

writing, and subsequently implemented and verified to its satisfaction. 

 

Reason: Protection of environmental receptors to ensure the site is suitable for 

use. 

 

15. The vehicular access, including visibility splays and any forward sight distance, 

shall be provided in accordance with Drawing No. 14C bearing the date stamp 

16 January 2019 prior to the commencement of any other development hereby 

permitted. The area within the visibility splays and any forward sight line shall be 

cleared to provide a level surface no higher than 250mm above the level of the 

adjoining carriageway and such splays shall be retained and kept clear 

thereafter. 

http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.gov.uk/scho0202bisw-e-e.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.gov.uk/scho0202bisw-e-e.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.gov.uk/scho0202bisw-e-e.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.gov.uk/scho0202bisw-e-e.pdf
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Reason: To ensure there is a satisfactory means of access in the interests of 

road safety and the convenience of road users. 

 

16. The access gradient to the development hereby permitted shall not exceed 8% 

(1 in 25) over the first 10 m outside the road boundary.  Where the vehicular 

access crosses footway, the access gradient shall be between 4% (1 in 25) 

maximum and 2.5% (1 in 40) minimum and shall be formed so that there is no 

abrupt change of slope along the footway. 

 

Reason: To ensure there is a satisfactory means of access in the interests of 

road safety and the convenience of road users 
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Draft Belfast Metropolitan Area Plan (BMAP) 2015 

 

 

Source: Map 4A – Holywood Draft BMAP 2015 

 

 

Photographs of site 

 

From Old Holywood Road 
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From site towards the rear of Nos. 22-25 Clarehill Lane 

 

 

Proposed site plan 
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Amended rear elevation 

  

Original rear elevation 
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Comparative front elevation with previously approved scheme 
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Background 

 

1. Following consideration of the above proposal by the Planning Committee at its 

meeting of 5 February 2019, the determination of the application was deferred 

for a site meeting, in line with paragraph 68 of the Protocol for the Operation of 

the Planning Committee, as it was considered that the proposed development 

was difficult to visualise from the case officer’s report, photographs and 

drawings, in respect of objector’s concerns regarding car parking and the scale 

and massing of the proposal in relation to dwellings adjacent to and to the rear 

of the proposal. 

 

2. A site visit was convened by the Head of Planning which took place at the site 

on Thursday 14 February 2019 at 5pm. 

 

Amended Proposal 

 

3. On the 21 February 2019, the Council received an amended P1 application 

form and revised plans from the Planning Applicant showing a reduction in the 

number of units, from 18 x 2 bedroom apartments to 14 x 2 bedroom 

apartments.  This report is an addendum to the original report presented to the 

Committee on 5 February 2019, and has been prepared to consider the 

application in light of the amended scheme proposed by the Planning Applicant. 

2nd Addendum to Development Management Case Officer Report 
 

Application Ref: LA06/2018/0742/F DEA:  Holywood & Clandeboye 

Proposal:   Demolition of former petrol filling station, retail unit and canopy for 
redevelopment for Nos 14 x 2 bedroom apartments for social housing, including 
associated car parking, landscaping and all other ancillary site works. 

Location:  Former petrol filling station at 375 Old Holywood Road 
 Holywood 
 BT18 9QR 

Applicant:   Lacuna Developments 
 

Agent:   Matrix Planning Consultancy 

 
Date Valid: 17/07/2018 

 
Env Statement Requested: No 

 
Date last Advertised: 28/02/2018 (amended proposal including a reduction from 
18 units to 14 units) 
   

Case Officer: Caroline Herron 
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4. Following neighbour notification and advertisement of the amended proposal, 

one objection was received from a previous objector to the original scheme.  

The objector remains concerned about the scale of the development, the design 

and proposed external finishes, and the quantity of in-curtilage car parking 

spaces.  The objector also expressed concern in relation to the extent of the 

landscape buffer to the rear of her property and the potential for this area to be 

used for parking in the future.  In addition, the objector requested that the 

boundary wall be constructed prior to the commencement of any other 

development (rather than prior to the occupation of the development as 

originally proposed) to maintain privacy and reduce noise, dust, and disruption 

during the construction phase.  These matters will be addressed within 

paragraphs below. 

 

5. The original proposal was for 18 units contained within a four storey apartment 

block. The revised proposal comprises 14 units within a three storey building. 

The amended scheme results in a reduction in the overall ridge height of the 

building from 10.08m to 9.46m.   The original flat roof design of the proposal 

has been modified to feature a double pitched roof, with an eaves height of 

7.3m, which effectively minimises the overall scale and massing of the building 

when viewed from the main critical viewpoints along the Old Holywood Road 

and from Clarehill Lane.  

 

6. It is considered that the proposed apartment building would not be out of 

character with the relatively high density terraced dwellings in the surrounding 

area. The proposed apartment building is considered to provide a good quality 

design that respects the character of the area.   

 

7. The proposed apartment building will read closely with the adjacent terrace 

block fronting Old Holywood Road. The proposed building is set back almost 

4m from the existing public footpath and will respect the building line of the 

adjacent terrace. The height of the amended apartment building is not 

significantly higher than the adjacent terraced block and it is considered the 

proposal would not appear incongruous in the street scene. The new frontage 

would be an improvement to that of the former petrol filling station and existing 

car wash facilities, which make no positive visual contribution to the character 

of this area. 

 
8. The slate roof and proposed render/brick external walls would complement 

building finishes found in the locality.  The colour of the external facing brick 

finish has not been specified on the amended plans.  Any potential approval of 

the application should be conditional on details and samples of the proposed 

external facing brickwork being submitted to the Council for approval prior to 

the commencement of development.   
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9. The footprint of the proposed apartment building is broadly similar to that of the 

original scheme.  The proposed 1.75m high brick wall along the southern and 

eastern boundaries of the site will restrict any unacceptable overlooking 

impacts at a ground floor level.  

 

10. The separation distance of 16m, from the rear elevation of the proposed 

building to the common boundary has been maintained, which exceeds 

guidance in Creating Places. It is considered that the separation distance 

provided is sufficient to ensure that the development will not result in an 

unacceptable adverse impact on the residential amenity of Nos. 22-25 Clarehill 

Lane, in terms of overlooking, loss of light/overshadowing, dominance or other 

disturbance. The reduction from a four storey to three storey apartment block 

will result in a lower ridge height, and in fewer upper floor windows (1 less living 

room window and 5 less bedroom windows) on the elevation facing the rear of 

Nos. 22-25 Clarehill Lane, which will further minimise any impact on existing 

residential amenity.  

 
11. The 45 degree light test as detailed in the BRE Site Layout and Planning for 

Daylight and Sunlight: A Guide to Good Practice (2011) has been applied from 

the nearest window on the rear elevation of No.1 Clarehill Lane.  The proposed 

apartment building meets this guideline. 

 
12. The amended drawings show a separation distance of approximately 4.9m 

between the southern gable elevation of the proposed apartment building and 

the boundary with No.1 Clarehill Lane, which contains a ground floor living room 

window and a first floor window.  It will be a condition of any future planning 

approval that upper floor windows on this proposed gable elevation will 

comprise obscure glazing to prevent overlooking.  

 

13. The separation distance between the existing gable windows and the proposed 

apartment building is approximately 8m.  Whilst the proposal would breach the 

25 degree light test in respect of No.1 Clarehill Lane’s ground floor gable living 

room window, this room is served by other windows along the front elevation 

that provide alternative sources of natural light.  Therefore, the proposal would 

not result in a detrimental loss of light to this room.  In addition, the proposal 

would not result in an unacceptable adverse loss of light to the upper floor gable 

window, given its elevated position.  

 

14. Due to the direction of the sun path and the position of No.1 Clarehill Lane to 

the south of the site, the proposed development would not result in any 

unacceptable adverse overshadowing impact on this existing property.  The 

separation distance is adequate to ensure the proposal will not cause an 

unacceptable impact on the existing residential amenity of No.1 Clarehill Lane 

in terms of dominance. 
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15. Planning permission for four dwellings at 397 Old Holywood Road was granted 

on 31 July 2015 under ref: W/2014/0213/F and remains extant.  A sufficient 
separation distance exists between the four approved dwellings and the 
proposed apartment building to ensure that unacceptable residential amenity 
impacts will not arise. 

 

16. It is considered that adequate communal amenity space (approximately 

166m2) has been provided.  The application site also benefits from its close 

proximity to Redburn Country Park.  

 

17. The objector to the amended proposal expressed concern that areas of open 

space may be used to provide additional parking in the future.  It should be 

noted that conditions will be attached to any potential approval of the application 

requiring that the proposed open space is provided, permanently retained, and 

used for no other purpose other than open space.   

 
18. The objector requested that the extent of the area of open space to the rear of 

her property is increased to help reduce the effect of pollution.  It is proposed 

that a 1.75m high wall will define the boundary between Clarehill Lane and the 

application site. Given the nature of the proposed development and its location 

within the built environment, it is considered that the application will not give 

rise to unacceptable adverse pollution impacts during the operational phase of 

the development. 

 
19. The occupant of No.22 Clarehill Lane requested that the proposed 1.75m high 

boundary wall to the rear of her property be constructed prior to the 

commencement of development to maintain privacy and minimise noise, dust 

and disturbance during the construction period.  It must be accepted that some 

noise and disturbance during construction is unavoidable. However, it is 

considered that good site management and adherence to best practice 

construction standards will help overcome any serious disturbance to local 

residents.  The Council’s Environmental Health Department provided no 

objection to the proposal in terms of noise during the construction and operation 

of the development.  The objector resides at No.22 Clarehill Lane and the rear 

of this property is already bound by an approximately 1.8m high close board 

fence.  On the basis on the above factors it is considered reasonable to retain 

the original wording of the proposed planning condition requiring the boundary 

wall to be construction prior to occupation of any part of the development.   

 
20. The original proposal for 18 units provided 19 in-curtilage car parking spaces, 

which resulted in a shortfall of 8 spaces based on the Parking Standards which 

recommends 1.5 spaces per apartment unit. The revised proposal provides 19 

car parking spaces for 14 units, which equates 1.36 spaces per unit and a 

shortfall of just 2 spaces.  
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21. PPS3 Policy AMP7 states that a reduced level of car parking provision may be 

acceptable in circumstances where the development is in a highly accessible 

location well served by public transport, or where development would benefit 

from spare capacity available in nearby public car parks, or adjacent on street 

car parking.   

 
22. The site is in a highly accessible location well served by a frequent Ulsterbus 

service connecting Belfast with Holywood and Bangor. The closest bus stops 

are 40m and 80m to the south and 200m to the north.   

 
23. It is acknowledged that there are typically lower car ownership rates for social 

housing apartments, compared with privately owned apartments. TRICS (Trip 

Rate Information Computer System) is a database of trip rates used for 

transport planning purposes, specifically to quantify the trip generation of new 

development. The Transport Assessment Form (TAF) was prepared by SW 

Consultancy and submitted in support of the application.  The TAF states that 

TRICS 7.5.1 Land-Use 03 – Residential – Category D – Affordable/Local 

Authority Flats was applied to estimate potential development trips. According 

to the TAF the typical modal split for publically owned flats highlights that 

approximately half of all development trips will typically be generated by means 

other than the private car. The TAF states there may be a relatively high 

percentage of public transport trips for this type of proposal, particularly as there 

is an adjacent high frequency bus service available. The TAF further asserts 

that it is clear that there are alternatives to car use at the site with effective 

public transport infrastructure and footways connections making sustainable 

travel options attractive at this location. On the basis of the factors outlined 

above, it is considered that the quantity of in-curtilage parking provision is 

acceptable, and fully compliant with policy requirements.  

 

24. The application site is located adjacent to Garden Lodge Veterinary Practice at 

No. 397 Old Holywood Road which is a Grade B2 listed building.  HED: HBU 

were consulted in relation to the original scheme and stated that due to the 

contained nature of the listed building, the proposal is not considered to harm 

its setting in this instance.  Given the previous comments from HED: HBU, and 

the reduced overall ridge height of the amended proposal, it is considered that 

further consultation is not warranted. 

 

Summary of Recommendation 

25. The proposal has been amended to reduce the number of apartments from 18 

units to 14 units, to address concerns raised by objectors and elected members, 

relating to the scale and massing of the proposed building, and the quantity of 

in-curtilage car parking provision. 
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26. The Housing Executive has confirmed that the projected social housing need 

in Holywood is approximately 156 units. The Housing Executive also confirmed 

support for the application and the need for 2 bed apartments in the area. The 

proposal for 14x 2 bed apartment units will therefore assist in meeting an 

identified social housing need in the Holywood area.   

 
27. Having weighed all material considerations, including the relevant planning 

policies, the views of bodies with environmental responsibilities, and third-party 

representations, it is recommended that the application proceeds by way of a 

recommendation to grant planning permission. 
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Updated 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 residential development hereby approved shall be allocated for social 

housing use and shall be managed by a registered Housing Association.  

 

Reason: To ensure the orderly development of the site and community benefits 

of the development are fully implemented.  

 

3. The gable windows on the southern elevation, as indicated in green on the 

approved Drawing No. 24, date stamped 21 February 2019, shall be finished 

with obscure glass and be non-opening unless the parts of the window which 

can be opened are more than 1.7 metres above the floor of the room in which 

the window is installed.  These windows shall be installed prior to the 

occupation of the first dwelling unit and permanently retained thereafter. 

 

Reason: In order to preserve the amenity of the adjoining property. 

 

4. A landscape management plan for the development, including long term design 

objectives, performance indicators, management responsibilities and 

maintenance schedules for all landscaped areas shall be submitted to and 

approved by the Council in writing prior to the occupation of any part of the 

development herby permitted.  The landscape management plan shall be 

carried out as approved in perpetuity. 

 

 Reason: To ensure the provision and maintenance of public open space within 

the site. 

 

5. The long term management and maintenance of the open space, as indicated 

on Drawing No. 14F bearing the Council’s date stamp 26 February 2019, shall 

be undertaken by a management company commissioned by the developer. 

Details of the arrangements to be put in place to establish the management 

company and details of the alternative measures which will take effect in the 

event that the management arrangements break down, must be submitted to 

and agreed in writing with the Council prior to the occupation of any part of the 

development hereby permitted.  

    Reason: To ensure the provision and maintenance of public open space within 

the site. 
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6. No part of this development hereby approved shall be occupied until the 

proposed open space outlined blue on Drawing No. 14F bearing the date stamp 

26 February 2019 has been provided in accordance with the details shown on 

said plan. The open space area shall be permanently retained and shall not be 

used for any purpose other than as open space. 

 

Reason: To ensure the provision and retention of public open space within the 

site. 

 

7. Hard surfaced areas shall be constructed in accordance with Drawing 14F 

bearing the date stamp 26 February 2019 to provide adequate facilities for 

parking within the site prior to the occupation of any part of the development 

hereby permitted.  No part of these hard surfaced areas shall be used for any 

purpose at any time other than for the parking of vehicles. 

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

8. All hard and soft landscape works shall be carried out in accordance with the 

approved plan Drawing Nos. 14F date stamped 26 February 2019 and the 

appropriate British Standard or other recognised Codes of Practise. The works 

shall be carried out during the first available planting season following the 

occupation of any part of the development hereby approved. 

 

Reason: To ensure the provision, establishment and maintenance of a high 

standard of landscape. 

 

9. The existing wall along northern boundary of the site coloured yellow on 

drawing No.14F bearing the date stamp 26 February 2019 shall be retained at 

the existing height of 1.5m in perpetuity. 

 

           Reason: To maintain the setting of the adjacent listed building. 

 

10. The proposed 1.75m high redbrick wall coloured blue on drawing No. 14F shall 

be constructed prior to the occupation of any part of the development hereby 

permitted. 

 

           Reason: To ensure the provision, establishment and maintenance of a high    

standard of landscape and to protect the amenity of adjoining neighbours. 

 

11. The laurel hedge proposed along the eastern and northern boundaries of the 

application site, as indicated in orange on Drawing No. 10E date stamped 26 

February 2019 shall be allowed to grow to a minimum height of 1.5m and 

retained in perpetuity at a minimum height of 1.5 metres. 
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Reason: To ensure the provision of amenity afforded by appropriate 

landscaping design. 

 

12. If within a period of 5 years from the date of the planting of any tree, shrub or 

hedge, that tree, shrub or hedge is removed, uprooted or destroyed or dies, or 

becomes in the opinion of the Council, seriously damaged or defective, another 

tree, shrub or hedge of the same species and size as that originally planted 

shall be planted at the same place unless the Council gives its written consent 

to any variation. 

 

Reason: To ensure the provision, establishment and maintenance of a high 

standard of landscaping. 

 

13. Prior to the occupation of the proposed development, the applicant shall provide 

to the Council, for approval, a Verification Report.  This report shall be 

completed by competent persons in accordance with the Model Procedures for 

the Management of Land Contamination (CLR11). The Verification Report shall 

present all the remediation and monitoring works undertaken and demonstrate 

the effectiveness of the works in managing all the risks and achieving the 

remedial objectives. 

 

In particular, this Verification Report must also demonstrate that:  

 

(a) All fuel storage tanks (and associated infra-structure) have been fully 

decommissioned and removed in line with current Guidance for Pollution 

Prevention (GPP 2) and the Pollution Prevention Guidance (PPG27) and the 

quality of surrounding soils and groundwater has been fully verified. All 

certificates of decommissioning, all waste consignment and/or duty of care 

transfer notes for waste movements and all verification sample laboratory 

certificates and all documentary evidence of backfilling must be presented. 

 

(b) All remaining soils at each side of the tank are to be sampled to confirm that 

current ground conditions are representative of what was previously found and 

are to be proven suitable for the proposed end-use (Residential without Plant 

Uptake) under current criteria. 

 
Reason: Protection of environmental receptors to ensure the site is suitable for 

use and protection of human health. 

 

14. If during the development works, new contamination and 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 the Model Procedures for the Management of Land 
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Contamination (CLR11). In the event of unacceptable risks being identified, a 

remediation strategy shall be agreed with the Council in writing and 

subsequently implemented to its satisfaction. 

 

Reason: Protection of environmental receptors to ensure the site is suitable for 

use and protection of human health. 

 

15. No development or piling work shall commence on this site until a piling risk 

assessment has been submitted in writing and agreed by the Council. Piling 

risk assessments shall be undertaken in accordance with the methodology 

contained within the Environment Agency document “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.environ

mentagency.gov.uk/scho0202bisw-e-e.pdf. In the event of unacceptable risks 

being identified, a remediation strategy shall be agreed with the Council in 

writing, and subsequently implemented and verified to its satisfaction. 

 

Reason: Protection of environmental receptors to ensure the site is suitable for 

use. 

 

16. The vehicular access, including visibility splays and any forward sight distance, 

shall be provided in accordance with Drawing No. 14F bearing the date stamp 

26 February 2019 prior to the commencement of any other development hereby 

permitted. The area within the visibility splays and any forward sight line shall 

be cleared to provide a level surface no higher than 250mm above the level of 

the adjoining carriageway and such splays shall be retained and kept clear 

thereafter. 

 

Reason: To ensure there is a satisfactory means of access in the interests of 

road safety and the convenience of road users. 

 

17. The access gradient to the development hereby permitted shall not exceed 8% 

(1 in 25) over the first 10 m outside the road boundary.  Where the vehicular 

access crosses footway, the access gradient shall be between 4% (1 in 25) 

maximum and 2.5% (1 in 40) minimum and shall be formed so that there is no 

abrupt change of slope along the footway. 

 

Reason: To ensure there is a satisfactory means of access in the interests of 

road safety and the convenience of road users 

 

http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.gov.uk/scho0202bisw-e-e.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.gov.uk/scho0202bisw-e-e.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.gov.uk/scho0202bisw-e-e.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environmentagency.gov.uk/scho0202bisw-e-e.pdf
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18. Details and samples of the proposed external facing brick shall be submitted to 

the Council for approval prior to the commencement of development. 

Development shall be constructed in accordance with the approved details. 
 

Reason: To ensure the materials used compliment those found within the 

surrounding area.  

  



12 

 

Proposed site plan 

 

Proposed elevations 
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Front elevation 

 

Section through No. 22 Clarehill Lane 
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Comparative elevation 

 

 

 

 

 

 
 
 

 



 

 

 

 

 

Note of Site Meeting 

Application: LA06/2018/0742/F 

Proposal: Demolition of former petrol filling station, retail unit and canopy for 

redevelopment for 18no. two bedroom apartments for social housing, 

including associated car parking and all other ancillary site works 

Location: Former Petrol Filling Station at 375 Old Holywood Road, Holywood 

 

Following consideration of the above proposal by the Planning Committee at its 

meeting of 5 February 2019, the matter was deferred for a site meeting in line with 

paragraph 68 of the Protocol for the Operation of the Planning Committee as it was 

considered that the proposed development was difficult to visualise from the case 

officer’s report, photographs and drawings, in respect of objectors’ concerns 

regarding car parking and the scale and massing of the proposal in relation to 

dwellings adjacent to and to the rear of the proposal. 

 

A site visit was convened by the Head of Planning which took place at the site on 

Thursday 14 February 2019 at 5pm. 

In attendance: 

Cllr Cathcart – Chair of Planning Committee 
Aldermen Keery, Graham, Fletcher, McDowell, Girvan, and Henry 
Councillors Thompson and Walker 
Ann McCullough – Head of Planning 
Susie McCullough – Director of Regeneration, Development and Planning 
 
In line with paragraph 75 of the Protocol the site visit was a fact finding exercise and 
therefore there were no public rights of attendance by either objectors or 
applicant/agent. 
 
The Head of Planning directed Members to the matters they had come to view and 
handouts were provided as follows: 

• Site location plan showing site outlined in red; 

• Explanation and comparison of parking provision in previously approved 
development and current proposal; 

• Proposed front and rear elevational drawings of current proposal; 



• Section through proposed development showing height in relation to dwelling 
at 22 Clarehill Lane; 

• Front and rear elevational drawings of previously approved development; 

• Site layout/block plan of current proposal showing proposal in relation to 
frontage of 1-4 Clarehill Lane. 

 
Members noted the current location of the former petrol filling station building and 
canopy in relation to where the proposed building would be located, and the windows 
on the side gable of no 4 Clarehill Lane, adjacent to the proposal site were 
referenced and the separation distance between the gable and the boundary fence, 
and proposed separation distance from the fence to gable of proposed building. 
 
Reference was made to location of proposal on public transport route, and reference 
to lack of parking restrictions along road to front of site and also along access to 
cemetery opposite. 
 
Members viewed the site in context of the adjacent line of four dwellings to the 
immediate south of the site, and the relationship of the proposed building in relation 
to the existing dwellings to the west of the site, noting the difference in levels. 
 
The group then walked from the front of the site around into Clarehill Lane itself to 
view the proposal site from the context of the dwellings situated to the rear (Nos. 22-
25 Clarehill Lane).  The separation distance between the rear elevations and the red 
line of the proposal site was noted and the location of the rear windows at ground 
and first floor level of those dwellings.  Members made reference to the height of 
those particular blocks of dwellings in Clarehill Lane whereby the first floor windows 
are set almost into the eaves. 
 
Returning to the site itself, Members’ attention was drawn to the listed building to the 
north of the site at 397 Old Holywood Road, and the view from the front of the site 
across Old Holywood Road to the bank in front of the previous Redburn Primary 
School site. 
 
The site visit ended at 5.30pm. 
 



          ITEM 3.2 

Ards and North Down Borough Council 

Application Ref 

 
 
LA06/2018/1279/F 
 
 

Proposal 
Removal of the existing memorial stone and installation of a 
new black granite base with the existing stone placed on top 
 

Location 

 
Marine Gardens, Shore Street, Donaghadee (behind War 
Memorial) 
 
DEA: Bangor East and Donaghadee 
 

Committee 
Interest 

Council application 

Validated 16/01/2019 

Summary 

• Existing memorial stone to be replaced 

• No objections received 

• HED consultee content 
 

Recommendation 
 
Approval 
 

Attachment 
 
Item 3.2a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref: LA06/2018/1279/F DEA:  Bangor East & Donaghadee 

Proposal: 
Removal of the existing memorial stone and installation of a new black granite 
base with the existing stone placed on top 
 

Location: 
Marine Gardens, Shore Street, Donaghadee (behind War Memorial) 
 

Applicant: 
Ards and North Down Borough 
Council 
The Castle  
Bangor 
BT20 4BT 

Agent: 

 
Date Valid: 16/01/2019 

 
Env Statement Requested: No 

 
Date last Advertised: 31/01/2019 

 
Date last Neighbour Notified: 18/01/2019 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

 
Summary of Main Issues: 
 

The main issues to consider in the determination of this application are: 
• Principle of Development; 
• Design and Appearance; 
• Impact on Character and Appearance of the Conservation Area; 
• Impact on Landscape Features and Environmental Quality; 
• Biodiversity; 
• Impact on Amenity/Recreational Space. 
 

Case Officer: Victoria Waugh  

  

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 
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2.   Site Location Plan 

 

 

Full details of this application, including the application forms, relevant drawings, 
consultation responses and any representations received are available to view at the 
Planning Portal www.planningni.gov.uk using Public Access 

1.   Description of Site and Surrounding Area 

 
The site is located on the northern side of Shore Street, immediately adjacent to the 
coastline and to the rear of an existing marble War Memorial. It is located at the south-
eastern end of a triangular area of grass, paths and public seating, recently upgraded 
as part of the Donaghadee public realm scheme and named ‘Marine Gardens.’ 
 

http://www.planningni.gov.uk/
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3. Relevant Planning History 

 
X/2014/0069/F - Replacement of existing paving and kerbs, tree planting and 
installation of street furniture to include: signage street lighting and feature lighting. 
Replacement of existing sea defences with new wall – APPROVAL – JULY 2014 
 
LA06/2016/0376/F - Erection of a memorial stone, mounted in a sandstone plinth – 
APPROVAL – JUNE 2016 
 

 
 

4.   Planning Policy Framework  

The relevant planning policy framework for this application is as follows: 
 

• Ards & Down Area Plan 2015 
 

• Strategic Planning Policy Statement for Northern Ireland 

• Planning Policy Statement 2: Natural Heritage 

• Planning Policy Statement 6: Planning, Archaeology & the Built Heritage 
 

 

5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 
 

• Living Places 

• Creating Places 

• Donaghadee Conservation Area 
 

 
 
 

6.   Consultations  
Consultation was carried with the following statutory and non-statutory consultees and a synopsis of 
responses is listed 

Consultee Response 

HED -Historic Monuments No objections 

  

 
 

7.   Consideration and Assessment 

 

Ards and Down Area Plan 
This sets out the designations, policies, proposals and zonings specific to the Ards and 
Down Area. The site lies within the development limits of Donaghadee and also within 
the Donaghadee Conservation Area as designated in the Plan. 
 
Strategic Planning Policy Statement for Northern Ireland (SPPS) 
Paragraph 3.8 sets out the guiding principle relating to the grant/refusal of development. 
This states that sustainable development should be permitted, having regard to the 
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development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged importance. 
 

Principle of Development 
The principle of the development was previously accepted under application 
LA06/2016/0376/F. The memorial stone was erected following the granting of this 
planning permission in 2016. The current proposal is to remove the existing stone from 
its base and install a new, taller base with the existing stone fixed to it. The proposed 
plinth base will be black granite, with a fine honed finish which is durable and will 
complement the existing limestone. 

 
 
Section 6.18 of the Strategic Planning Policy Statement for Northern Ireland 
(SPPS) and Section 104 of the Planning Act (Northern Ireland) 2011 
 
The SPPS states that when considering development within a Conservation Area, the 
guiding principle is to afford special regard to the desirability of enhancing its character 
or appearance where and opportunity to do so exists, or to preserve its character and 
appearance where an opportunity to enhance does not arise.  
 
Although, there is no opportunity to enhance in this particular instance, the proposal 
will maintain the overall character and appearance of the Conservation Area, i.e. it will 
cause no harm. The principle of the memorial was accepted under the previous 
permission and the Council’s Conservation Officer was content that the proposal would 
have no adverse impact on the character or setting of the Conservation Area. Therefore 
the proposal is compliant with the above.  
 
 
Planning Policy 6: Policy BH12 (New Development in a Conservation Area) PPS6 
states that new developments which impact upon the setting of a Conservation Area 
will only be permitted where a number of specific criteria are met.  This policy states 
that a new development should ensure that: 

• It preserves or enhances the character and appearance of the area. 

• It is in sympathy with the characteristic built form of the area. 

• That the scale, form, materials and detailing of the development respects the 

characteristics of adjoining buildings in the area.  

• Important views within, into and out of the area are protected. 

• Trees and other landscape features are protected. 

• It does not result in environmental problems such as noise, nuisance or 

disturbance. 

• The design conforms to the guidance set out in the Conservation Area 

documents.  

The proposed plinth is modest in scale measuring 0.6m wide by 0.4m tall and is to be 
constructed from black granite. The original memorial stone is to be removed and then 
be placed on top of the proposed plinth in the exact locations as previously approved. 
 
Historical plaques and memorials such as this would be commonplace within historical 
town centres and add to the cultural understanding and heritage interest of these areas. 
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The memorial will contribute positively to creating a sense of place and to increasing 
the tourism value of the town.  
 
There are no landscape features in the area that would be adversely affected by this 
minor development. In terms of the visual amenity, it is my opinion that the plinth will 
not detract or have a negative upon the character and appearance of the Conservation 
Area. The proposal complies with the above policy.  
 
The plinth will be positioned in the exact location of the previous approval and it will 
therefore continue to cluster with the existing memorial. The proposed scale, form and 
materials will respect the characteristics of the area. The proposal also complies with 
the guidance set out in the Donaghadee Conservation Area.  

 
Consideration of potential effects on European Sites  
The potential impact of this proposal on Special Areas of Conservation, Special Areas 
of Conservation, Special Protection Areas and Ramsar sites has been assessed in 
accordance with the requirements of Regulation 43(1) of the Conservation (Natural 
Habitats, etc) Regulations (Northern Ireland) 1995 (as amended). The proposal would 
not be likely to have a significant effect on the features, conservation objectives or 
status of any of these sites. 

 

 

8.   Consideration of Representations 

No objections have been received in regards to the application. 
 

 

9.   Conclusion  

 
The proposal has been considered having regard to the development plan, material 
considerations, the relevant planning policies, and the views of bodies with 
environmental responsibilities. It is the planning judgment that the proposal will not 
result in an unacceptable adverse impact on local environmental considerations or the 
character and appearance of the Conservation Area. The proposal complies with 
prevailing policy and guidance relating to Conservation Area. The memorial stone and 
plinth is modest in scale, simple in design, utilises traditional materials and therefore 
will add to the historical understanding of Donaghadee.  
 
It is therefore recommended that this application is GRANTED planning permission. 

 
 

 

10.    Recommendation 

 
Grant Planning Permission 
 

 

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

 
             Reason: Time Limit. 
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Site location map 
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Draft BMAP extract 
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 Ariel View 
 
 

 
  
Existing plinth – view along Marine Gardens 
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Existing plinth 
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Existing plinth – View out to sea 
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Detailed Plans 


