
ARDS AND NORTH DOWN BOROUGH COUNCIL 
 
 

28 January 2020 
 
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 Tuesday, 4 February 2020 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. Matters arising from minutes of Planning Committee dated 3 December 2019 

(Copy attached)  
 

4. Planning Applications (Reports attached) 
 

4.1 
 
LA06/2019/0988/A 
 

48 sheet billboard poster site 
98 John Street, Newtownards 

4.2 LA06/2017/0037/F 

Proposed erection of 1 no. 2-storey flat-roofed 
domestic dwelling and associated siteworks including 
a new vehicular access onto the Ballyrobert Road 
Site to the north of 15a Ballymullan Road, 
Crawfordsburn 

4.3 LA06/2018/0767/F 

Proposed retention, conversion and extension of 
existing building at ‘The Maltings’ from redundant 
industrial brewery and malting facility to 27 no. 
apartments, access, car parking, amenity space, 
landscaping and ancillary works. 
82 Portaferry Road, Newtownards 



4.4 LA06/2019/0738/F 

Demolition of existing garage and erection of single-
storey, two bedroom annex with shower room and 
creation of two car parking spaces to the front of the 
proposed annex 
9 The Hill, Groomsport 

4.5 LA06/2017/1149/O 
Proposed residential development comprising 15no. 
houses with associated site works and landscaping  
10 Prospect Road, Ballygowan 

4.6 LA06/2019/0584/F 
New visitor centre/coffee shop, access road, car park, 
restoration to existing cottages and replacement barn 
Ballycopeland Windmill, Moss Road, Millisle 

4.7 LA06/2019/1032/F 

Extend and enhance the existing car park to include 
an engineering base, revised junction layout in 
accordance with DMRB, additional car park spaces 
and pedestrian footway around the carpark. A new 
forest entrance path and supporting retaining wall 
0.2m -1.5m high will be provided to achieve a 1:21 
gradient to enable people of all abilities to enter the 
forest Cairn Wood, 21 Craigantlet Road, Newtownards 

 
5. Update on Planning Appeals (Report attached) 

 
6. Budgetary Control Report (Report attached) 

 
***IN CONFIDENCE*** 

7.    Update on Planning Enforcement Matters (Report attached) 
 
 

MEMBERSHIP OF PLANNING COMMITTEE (16 MEMBERS) 
 

Alderman Gibson Councillor Cooper 

Alderman Girvan Councillor Kennedy 

Alderman Keery Councillor McAlpine 

Alderman McDowell Councillor McClean 

Alderman McIlveen (Chairman) Councillor McKee 

Councillor Adair Councillor P Smith 

Councillor Brooks Councillor Thompson 

Councillor Cathcart Councillor Walker (Vice Chairman) 
 



ITEM 3 

ARDS AND NORTH DOWN BOROUGH COUNCIL 

 
A meeting of the Planning Committee was held in the Council Chamber, 2 Church 
Street, Newtownards on Tuesday, 3 December 2019 at 7.00pm. 
 
PRESENT: 
  
In the Chair:  Alderman McIlveen   
  
Aldermen:  Gibson  
   Girvan  
   Keery  
          
Councillors:  Adair   McAlpine 
   Brooks  McKee 
   McDowell  P Smith 
   Kennedy (7.10pm) Thompson 
      Walker 
          
Officers: Director of Regeneration, Development and Planning (S 

McCullough), Head of Planning (A McCullough), Principal 
Professional and Technical Officer (G Kerr) and Democratic 
Services Officers (M McElveen & R King)  

 

1. Apologies  
 
Apologies for inability to attend were received from Councillor Cathcart, Councillor 
Cooper and Councillor McClean.  An apology for lateness was received from 
Councillor Kennedy. 
 

2. Declarations of Interest  
 
The Chairman sought declarations of interest at this stage. The undernoted interests 
were declared:  
 
Councillor Adair – Items 4.6 and 4.7 
Councillor P Smith – Items 4.8 and 10 
 
NOTED.  
 

3. MATTERS ARISING FROM MINUTES PLANNING COMMITTEE 
MEETING OF 5 NOVEMBER 2019  

 
PREVIOUSLY CIRCULATED:- Copy of the above. 
 
There were no matters arising from the above minutes. 
 
AGREED that the minutes be noted. 
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4. PLANNING APPLICATIONS   
 
4.1 LA06/2018/0417/F – Erection of farm shed as cattle house and general 

purpose shed with underground slurry tank and hardstanding area 
  
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Newtownards 
Committee Interest: Application relating to land in which the Council has an estate 
Proposal: Erection of farm shed as cattle house and general purpose shed with 
underground slurry tank and hardstanding area 
Site Location: Agricultural fields 415m SW of No. 4 Drumhirk Way, Newtownards, 
BT23 7QE 
Recommendation: Refuse Planning Permission  
 
The Principal Professional and Technical Officer outlined the above planning 
application LA06/2018/0417/F which was for a proposed erection of a farm shed as a 
cattle house and general purpose shed with an underground slurry tank and 
hardstanding area.  

The site was located at agricultural fields 415metres SW of no 4 Drumhirk Way, 
Newtownards.  

The proposal had been recommended for refusal of planning permission and had 
been called in by Cllr Adair for consideration by members of the Planning 
Committee.  

Members should note that it had been indicated that if the principle of the building 
was deemed to be acceptable this evening, additional outstanding requested 
information would be submitted by the planning agent for consideration and 
comment by statutory consultees. 

The Officer showed members a Google Earth image of the site which showed it was 
located in the countryside and was located close to the Bangor to Newtownards dual 
carriageway. Drumhirk Way was accessed off the dual carriageway. The general 
area was characterised by fields and dispersed dwellings. There was no planning 
history associated with the application site.  

The officer showed slides which showed drawings and elevations of the proposed 
shed.  

The proposed building was to consist of block built rendered walls and green 
coloured tin to clad parts of the sides and roof of the building. 

The building was to be used for housing some animals and bedding in the winter, 
pens with a feeding and access passage and general-purpose storage for 
machinery, tools, feed and other associated agricultural related items. 

The relevant policy in the consideration of a proposal such as this was CTY12 of 
PPS 21. CTY12 stated that planning permission would be granted for development 
on an active and established agricultural or forestry holding. 
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The starting point for the assessment of this policy was establishing if there was an 
active and established business and holding.  

The SPPS at paragraph 6.73 provided clarity when dealing with proposals for 
agriculture and forestry development – it stated that “provision should be made for 
development on an active and established (for a minimum of 6 years) agricultural 
holding or forestry enterprise….” 

The Planning Appeals Commission (PAC) had also accepted this clarification by the 
SPPS. For example -appeal reference 2017/A0010 which was for an agricultural 
building at Eglinton in the Derry & Strabane Council area – the decision issuing on 
11 September 2017, the Commissioner stated that the SPPS “ provided clarity in 
respect of the reference to an “active and established…holding”  The Commissioner 
went on to explain – “I cannot ignore the fact that it (i.e. – the holding) was not in his 
possession until the Autumn of 2014. Policy CTY 12 requires consideration of the 
holding that has been in existence for 6 or more years”  

When assessing this proposal, the Planning Department did accept that there was 
an existing farm business established for 6 years and evidence had been submitted 
demonstrating this.  

However as previously explained - planning policy required that such development 
be located on an active agricultural holding which must be established for at least 6 
years.  

Where the proposal failed was in relation to the farm holding – the application site 
did not consist of a holding that had been active for 6 years.  

As part of evidence for the applicant to demonstrate that the holding had been 
established for a minimum of 6 years a farm map was provided dated 2016 showing 
3 fields at Drumhirk Way where the proposed shed was to be located.  

DAERA had also confirmed that this land had been used to claim the Basic Payment 
Scheme (BPS) in 2017 and 2018. However, as those fields were only purchased in 
2016 it had not been demonstrated that these lands formed part of an active holding 
that had been established at least six years.  

In the supporting information submitted as part of the application the planning agent 
stated that  

‘The main reason for this building is for the applicants to start their very own farm 
holding, to own and use their very own building and not to have to rely on rented 
sheds’.  

In such circumstances the ‘6-year test’ requiring proposals for farm buildings and 
dwellings to be located on an active and established agricultural holding could not be 
satisfied and the proposal was considered to be contrary to planning policy.  

Although each application had its own particular set of circumstances, this council 
area was not alone in this assessment and interpretation of this policy. A further slide 
showed the summary of appeal decisions against refusal of planning permission that 
were heard by the PAC across NI.  

The officer provided a summary of a recent submission by Mr Donaldson to 
members of the Planning Committee. 
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Whilst acknowledging the particular circumstances of each application, the Council’s 
Planning Department had sought to apply the policy in a consistent manner. That 
proposal sought the erection of an agricultural building on a holding that had not 
been active and established for at least 6 years. 

Furthermore, approval of the proposed development would have the potential to 
create a precedent for future applications that would undermine the policy. 
Compliance with planning policy was in the public interest and a matter of 
acknowledged importance and this particular proposal would result in demonstrable 
harm for the reasons stated.  

Refusal of planning permission was therefore recommended. 
 
(Councillor Kennedy entered the meeting – 7.10pm) 
 
Councillor Walker asked for clarity on what members were being asked to consider 
about the application and if they were being asked to give partial permission in light 
of the applicant’s request to speak for the application. 
 
The officer advised that the Planning Service did not agree with the principle of the 
building because it was not on an active farm holding but if the officer’s 
recommendation was overturned then a series of further studies would be required. 
These related to drainage, contamination, agricultural data and air dispersion 
modelling reports. It had been agreed that until the principle of the development was 
established those reports would not be submitted.  Re-advertisement of further 
information and re-consultation with consultees would also be required. At this stage 
however it was felt unnecessary to ask the applicant to go to the additional expense 
when the application did not meet the principle of the policy. 
 
Alderman Gibson asked for clarification on the status of the business, and if the 
applicant was an active farmer with an established business. 
 
As already stated, it was accepted that the application was from an active farmer 
who had farmed for 30 years but had previously rented land and had only owned the 
land in question for four years. It was a requirement that the applicant must have the 
holding a minimum of six years under the relevant planning policy. It was confirmed 
that the residence of the applicant was located four miles away from the site. 
 
Councillor P Smith asked for further details about issues raised in the officer’s report 
about scale and visibility and impact on the countryside of the proposed building. 
 
It was clarified that the proposed building had to be grouped with an established farm 
holding and there were not yet any buildings at the site, so it had been deemed as a 
new structure in the countryside. In addition, it failed to meet the criteria of CTY14 
and CTY13 which dealt with integration, so it had also been refused on that basis. 
 
Councillor P Smith understood that the applicant had tried to minimise the impact of 
visibility with hedging. He asked if this was still an issue with the application. 
The officer confirmed that an additional hedge was to be planted however it would 
have been a different scenario if there had already been a farmhouse at the site that 
the new building could have been grouped with. 
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Alderman Keery asked if the Planning Service was aware that this land had been 
farmed on traditionally but had been split by the dual carriageway between Bangor 
and Newtownards. 
 
It was acknowledged that this was established farm land however the policy required 
the applicant to have owned the holding for a minimum of six years and the applicant 
had failed to meet the requirement. 
 
The Chairman invited Mr Bob McCartney, Mr Ronan Kee, Mr David Donaldson and 
Mr Wesley Wightman to speak in favour of the planning application. They were given 
five minutes. 
 
Mr McCartney said that the applicant’s dairy farming business – a father and son 
operation - had been active and established for 30 plus years. Up until 2016 the 
applicant had not owned any land of his own and had operated on a conacre system. 
It was still running the main function of its business on these terms on land at 
Crawfordsburn Road. 
 
He said the planners contended that because the applicant had only owned the 
subject land for four years it did not comply with the six-year test. He added that 
there was nothing in planning legislation that stated the land had to be owned for a 
minimum of six years, and only that the applicant had to have operated a farm 
business for six years. 
 
He said that the applicant was currently farming on rented land under a conacre 
agreement that was renewed annually. Since November 2018 this land had reduced 
in size due to part of it being sold for a housing development. That was now being 
constructed within 200 yards of the existing cattle shed which was also rented under 
the conacre terms. 
 
Following professional advice, the applicant had therefore decided to purchase the 
additional 50 acres of land in 2016 to erect its own farm buildings and secure the 
long-term future of the business. 
 
The applicant had managed to raise £85,000 to acquire the land and Mr McCartney 
warned that if the Planning Committee accepted the interpretation of the Planning 
Service, which he said was unique to the Borough, it could be sentencing the 
destruction of the business. 
 
The Chair invited questions from members. 
 
Alderman Gibson asked for clarification on where the existing cattle sheds were 
located. 
 
It was advised that those were on rented land on just one site at Crawfordsburn 
Road – 200 yards from a housing development. That was leased on a year to year 
rental agreement and the long-term use of those buildings was threatened by a 
housing development. 
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It was further advised that the existing sheds were rented sheds and not owned by 
the applicant. The motivation behind the application was to enable the business to 
have its own buildings and secure its long-term future. 
 
In response to a query from Alderman Girvan, the applicant’s representative advised 
that the interpretation of the PPS21 was that the applicant had to have an active and 
established business for a minimum of six years. He said the policy was to deter 
developers, who were not established farmers, from building houses and other 
buildings in the countryside. The difference in the application was that in CTY10 it 
referred to an active farm business and in CTY12 it related to an active farm holding. 
The applicant’s view was that there was no difference between an active farm 
business and an active farm holding. The purpose of the policy was to ensure that 
the development was by an established farmer. It was accepted that the land in 
question had only been in the current holding for four years but the entire business, 
which he referred to as a holding, had been in operation for over 30 years. He asked 
the Committee to look at the Planning Policy ‘in the round’. 
 
Alderman Girvan commented that she felt many of the Planning policies were 
making it difficult for businesses and asked how far away the subject land was from 
the other rented site. She also asked how the application, if overturned, would help 
the applicant’s business. 
 
Mr McCartney replied that if it was not approved then the farming business would be 
vulnerable. If the landowner at the rented location decided not to renew the annual 
lease or sell off for further housing then that could destroy the business. It would be 
extremely unlikely for the farmer to find alternative land with buildings at such short 
notice. 
 
Responding to a question from Councillor Walker about the existing security of the 
business, Mr McCartney acknowledged that there was no immediate threat and the 
land that was currently farmed on had not been sold for development. He added 
however that any prudent farmer working under those conditions would be looking to 
safeguard the longer term of their business. 
 
Councillor Walker asked why the Planning Committee should ignore the advice of 
professional planners and overturn the application. 
 
Mr McCartney said that it was not stated anywhere in planning legislation that it was 
a requirement to own land and the term holding could vary from year to year. 
 
His colleague said the Policy could be potentially flawed on the basis that CTY12 
talked about planning permission being granted on an established and active farm 
holding but the explanatory text below it stated that the determining criteria for an 
active and established business could be found in CTY10. It referred to a holding at 
the top of CTY12 but then reverted back to a business at CTY10. He felt that the two 
were one in the same and it was an artificial distinction. 
 
The Chair advised that Strategic Planning Policy Statement for Northern Ireland 
which was published in 2015 had not been addressed so far. He said that in matters 
of interpretation SPPS would take priority. He asked the applicant to respond to the 
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definition of a farm holding within SPPS. 
 
The applicant’s representative said that SPPS also linked the CTY10 and CTY12 
and the six-year point as previously discussed, and felt that the applicant’s holding 
dated back to more than 30 years, albeit on different sites, however the existing land 
that was the subject of the planning application was added to the existing holding. 
He did not see anything in the SPPS that made the task harder, he felt that the 
holding still applied, and the applicant’s farm holding had been active and 
established for more than six years. 
 
In response to the comments from Councillor Walker, Alderman Keery felt that 
having lost a field at the end of last November, the housing development was 
encroaching on the farmland currently in use and threatening the business. 
 
Responding to Councillor P Smith, it was argued that the only part of the proposed 
building that could be visible from the carriageway was a small part of the green 
curved roof. He also felt that it was difficult to understand the reasoning behind the 
particular objection around visibility when there were a number of commercial 
buildings stretched along part of the carriageway. He said the area was zoned for 
commercial use. 
 
It was added that Policy CTY13 was not a refusal reason and in a second point 
around the ‘exceptional test’, it was argued that it could be proved that this was an 
essential building as other buildings used by the business were only rented. 
 
It was also clarified that the hedge shown in an earlier slide was the embankment 
and the hedge would be on top of the embankment. The building would be sitting 
lower than that. 
 
The Chair invited the officers to speak to address any points of clarification. 
 
The Planning Officers appreciated that there was always a story behind any planning 
application and a reason why it was submitted. The Policy was there to be 
considered and debated and decision was there to be made. The SPPS which was 
introduced in 2015 added further clarification to the definition of a farm holding and 
took priority over the policy and the differentiation between a business and holding 
was clear within that.  
 
The officer said that that was not a unique decision to Ards and North Down and also 
wished to advise that the land which was currently zoned for commercial use was 
currently being reviewed in the Area Plan so it may not be the case that that would  
remain that way.  
 
Pointing to the housing development at Crawfordsburn Road, she explained that that 
land had been included for housing in BMAP.  
 
The PAC was very clear. It was not about aspirations or future scenarios that may or 
may not happen, it was the situation of the ‘here and now’ and the reality was that 
there were two more years until the holding would be in place for a minimum of six 
years. 
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The applicant would be able to come back and make an application again in two 
years. There were many other similar applications for farm sheds and they too had 
been advised about the six-year rule. Many other applicants were currently waiting 
so it was important that there was a consistency element. 
 
The Head of Planning added that the six years applied as did the 10 years for any 
development opportunity sell-off for farm dwellings. Those were policies that came 
from the DOE and to not apply those in a consistent approach (in respect of the 
years stated) would make a mockery of other planning policies. The officer added 
that the site at Crawfordsburn Road was zoned for housing following an objection to 
BMAP when it was erroneously adopted in 2014. 
 
The option before the Committee was to defer a decision pending additional 
information or go with the officer’s recommendation to refuse the application. 
 
If it was accepted that this was a holding, then there would be other criteria to be 
filled and further studies would be required. 
 
The application was on the list for refusal for the reasons given, which detailed that 
many other studies or information were required, however the applicant was not 
prepared to go to the expense until the principle of development had been decided 
by the Committee. 
 
Alderman Gibson proposed that the application be deferred so the Council could 
obtain legal clarification on whether a holding and business were the same.  
 
Proposed by Alderman Gibson, seconded by Alderman Keery, that the planning 
application be deferred to enable Council to seek legal clarification on the definition 
of a holding and a business, and whether they were the same. 
 
Alderman Gibson understood there was a similar case approved previously and was 
convinced the applicant was an established and active farm business for more than 
30 years. 
 
The Chair recalled the decision related to the potential of housing pedigree animals 
to avoid contamination and the impact that could have on that particular aspect of 
the farming. 
 
Alderman Keery agreed with the request made by Alderman Gibson and he was not 
convinced that the officer’s interpretation was correct. 
 
Councillor Walker felt the proposal was a waste of time as it would ultimately come 
back to the Committee to make a decision. He said the proposal may as well be to 
either approve planning permission or go with the officer’s recommendation. He felt 
that the differentiation between a holding and a business had been clearly explained 
and would not be voting for any deferral or approval of the application. 
 
Councillor P Smith felt it was important to be consistent and that policies were there 
for a reason. 
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On the proposal being put to the meeting and with five voting FOR and six 
AGAINST, the proposal FELL. 
 
FOR (5) AGAINST (6) ABSTAINED (1) ABSENT (2) 
Aldermen Alderman Alderman Councillors 
Girvan McDowell McIlveen Cathcart 
Gibson Councillors  Cooper 
Keery Walker   
Councillors McAlpine   
Thompson Brooks   
Adair P Smith   
 McKee   

     
*Councillor Kennedy was unable to vote having not been present for the duration of 
the debate. 
 
Proposed by Councillor Walker, seconded by Councillor McKee, to refuse planning 
permission. 
 
Councillor Walker felt that the officer had explained very clearly what a holding was 
and repeatedly why this did not qualify as a holding. He also pointed out that while 
the applicant could come back in two years’ time and would qualify under the six-
year rule, there were other factors that had to be considered and it might not 
necessarily be approved at that stage. 
 
It was important to show consistency and the applicant had not shown there was 
anything essential about the requirement for the shed or that there was any 
immediate threat to the business. The applicant could reapply in two years and all 
the outstanding detail would also be available at that point. At this point however he 
felt it was necessary to go along with the officer’s recommendation to refuse 
planning permission. 
 
Alderman Gibson asked the officer for clarification on why the six-year rule was not 
stated in legislation. 
 
The officer advised that the decision to refuse was based on planning policy and not 
legislation. The previous case that the Alderman had referred to as being approved 
had also come to the Planning Committee with a recommendation for refusal but had 
been overturned at that point and legal advice had been sought at the time regarding 
the difference between business and holding and planners were being consistent in 
that respect. That information was available. 
 
On the proposal being put to the meeting and with five voting FOR, five voting 
AGAINST, two ABSTAINED and two ABSENT, the Chair opted to use his casting 
vote and the proposal was CARRIED.  
 
FOR (5) AGAINST (5) ABSTAINED (2) ABSENT (2) 
Aldermen Aldermen Aldermen Councillors 
McDowell Gibson Girvan Cathcart 
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Councillors Keery McIlveen Cooper 
McAlpine Councillors   
McKee 
P Smith 

Adair 
Brooks  

  

Walker  Thompson   
    

*Councillor Kennedy was unable to vote having not been present for the duration of 
the debate. 
 
RESOLVED, on the proposal of Councillor Walker, seconded by Councillor 
McKee, that the recommendation be adopted, and planning permission be 
refused.   
 
4.2 LA06/2018/1213/F – Wastewater Treatment Works (WWTW) with tanks, 

pipework, metalwork access walkways, paladin perimeter fencing, 
perimeter earth bund, landscaping and solar PV array 
Lands to the East of 52 to 74 Dickson Park and to the South of 
Ballygowan WWTW Dickson Park, Ballygowan 

  
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Comber  
Committee Interest: Application relating to land in which the Council has an estate 
Proposal: Proposed wastewater treatment works (WWTW) with tanks, pipework, 
metalwork access walkways, paladin perimeter fencing, perimeter earth bund, 
landscaping and solar PV array 
Site Location: Land to the East of 52 to 74 Dickson Park and to the South of 
Ballygowan WWTW Dickson Park, Ballygowan 
Recommendation: Grant Planning Permission  
 
(Alderman Keery left the meeting – 8.25pm) 
 
The Officer outlined the above application which proposed wastewater treatment 
works (WWTW) with tanks, pipework, metalwork access walkways, paladin 
perimeter fencing, perimeter earth bund, landscaping and solar PV array.  
 
This application was one of a series of applications that marked a significant and 
much needed investment by NIW and represented a programme of vital 
infrastructure works required to upgrade the sewage system throughout the Borough  
 
The existing WWTW on the site was beyond its intended design life and was in need 
of replacement. The new facility would comprise a state-of-the-art facility with 
improved screening and associated habitat creation and visual amenity and would 
improve the quality of wastewater. thereby bringing substantial community benefit to 
Ballygowan.  
 
A Google Earth image was shown. The site was located at Lands to the East of 52 to 
74 Dickson Park and to the South of Ballygowan WWTW Dickson Park. The site lay 
within the settlement limit of Ballygowan and was currently zoned as existing amenity 
open space and recreation in the local area plan.  
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To the east of the site lay agricultural land with a children’s playground to the west 
with housing beyond that at Dickson Park. 
The Ballygowan River ran parallel with the northern boundary of the site and was 
designated as a local landscape policy area as shown in the following slide.  
 
South of the site was land zoned for housing land designated as HPA 2 in the local 
area plan. There were no current approvals on this land for housing however a key 
design consideration in the area plan stated that until such time as the required 
upgrade to the WWT Works for Ballygowan was complete and fully operational 
internal sewage disposal measures may be required. This statement shows that the 
upgrading of the existing facility had been a much-needed facility for a number of 
years. 
  
The only planning history associated with the site dates from 2017 and this was 
permitted development for the installation of a pumping station and septicity dosing 
unit which was to replace the existing equipment on site - this proposal along with 
the current application is part of NI Water’s long term measures project for 
Ballygowan. 
  
The Officer showed slides of the location site, explaining that NI Water was seeking 
to utilise the existing Ballygowan WWTW site for optimum efficiency rather than 
develop a completely new site which would have resulted in extensive pumping for 
the effluent to reach the treatment area with negative environmental and cost 
implications  
 
Further slides were shown of the plans. The proposal included the erection of a 
number of underground and above ground tanks up to 4.5 metres high, solar panels 
and a 2-metre-high vegetative bund with security fencing to screen the tanks and 
pumps from public views and allowed the development to integrate with the 
surrounding landscape. 
 
A hedgerow was to be planted along the southern boundary to screen the site from 
the land zoned for housing and an environmental vegetative buffer planted to the 
western boundary to screen the site from the housing to the west.  
 
Development would not infringe on the Local Landscape Policy Area to the north of 
the site. The relevant environmental bodies were consulted on this issue and none 
raised any objections.  
All consultees were content and Environmental Health, Natural Environmental 
Division (NED) and Shared Environmental Service had recommended conditions to 
be added to any decision notice to ensure the protection of designated sites as the 
site was hydrologically linked to protected sites.  
 
A Habitats Regulations Assessment was prepared and agreed with consultees 
concluding that there will be no adverse effect on the site integrity of any European 
Site. 
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NED was content with the proposal and stated that the proposal was not likely to 
harm a protected species or habitat, species or features of natural heritage 
importance.  
 
The proposal would not cause harm to human health or result in an unacceptable 
adverse impact on the environment. In relation to human health the Council’s 
Environmental Health Department was consulted and Noise and Odour assessments 
were submitted. Following consideration of the details within these reports, 
Environmental Health offered no objections as there would be no adverse impacts 
from noise or odours and appropriate conditions had been added. 
 
No objections had been received in relation to the proposal, consultees had no 
objections and the proposal complied fully with relevant planning policy and grant of 
planning permission was recommended.  
 
Councillor P Smith welcomed the development but queried whether that would have 
any more impact on local residents. 
 
The officer advised it would be an improvement on what was already there at the site 
and would include state of the art facilities. Odour and noise would be cut down. 
Environmental Health had signed off on that and there were no objections from 
residents. There would be reduced odour than currently from the site. 
 
Alderman Gibson welcomed the plan and that there were no objections. He asked if 
it would be the same access route to the site. The officer showed on the slide that 
existing access would be maintained. 
 
RESOLVED, on the proposal of Councillor P Smith, seconded by Alderman 
Gibson, that the recommendation be adopted and planning permission be 
granted.  
 
(Alderman Keery returned to the meeting – 8.35pm) 
 
4.3 LA06/2019/0094/F – Construction of new foul sewer adopted pumping 

station for treatment of domestic foul sewerage – Lands opposite and 
approximately 18 metres south of No. 7A Hazelwood Lane, Lisbane 

  
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Comber  
Committee Interest: A local development application attracting six or more separate 
individual objections which are contrary to the officer’s recommendation  
Proposal: Construction of new foul sewer adopted pumping station for treatment of 
domestic foul sewerage. The pumping station will consist of one underground 
pumping chamber (approx. depth 3.6M below existing ground) and an underground 
valve chamber (approx. 1.9M below existing ground) with associated underground 
works. Two above ground kiosks will be provided, a control kiosk and a hose kiosk. 
The pumping station will benefit from a 4M x 1.8M high wide security gated access 
and 1.8M high mesh security fencing. An access track some 40M long x 4M wide 
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with 2M x 33M sightlines with 12M East/West x 10M North/South turning head with 
6M Radius 
Site Location: Lands opposite and approximately 18 metres south of No. 7A 
Hazelwood Lane, Lisbane, BT23 6DG 
Recommendation: Grant Planning Permission  
 
The Head of Planning outlined the application advising that it was for a pumping 
station to accommodate three properties in Hazelwood Lane, namely nos. 7A, 7B 
and 7C.  However, the capacity of the pumping station would facilitate service of a 
total of 5 dwellings.  The proposal was located within the settlement limit of Lisbane. 
 
There were particular legal proceedings before the High Court which related to the 
lack of storm and foul water drainage for properties located at Hazelwood Lane.  
This application had been submitted to attempt to address the issues affecting 
certain properties at Hazelwood Lane in respect of storm and foul water.  The 
speakers for the application would be able to elucidate on these legal matters if so 
required. 
 
Members were reminded of an email received from the objector’s solicitor asserting 
that the Council must only approve a system that reflected/respected the objector’s 
rights in relation to his proposed development.  The Council confirmed with its legal 
advisers that this was not relevant to the application before the Council.  As stated in 
the officer’s response to the solicitor, which members were forwarded earlier in the 
day, a private law dispute/property matter concerning rights contained within title 
documents relating to land between the objector and the planning applicant was not 
a matter for the Council.  The Planning Committee were asked to determine the 
application in accordance with the development plan and any other material planning 
considerations, on its own merits. 
 
The application site was currently an area of overgrown grass and gorse on uneven 
land, sloping down toward no. 5A Hazelwood Lane.   The proposal was not 
considered to be unduly prominent, with the facility largely beneath the surface dug 
into the land. 
 
In respect of consultees, NIEA Water Management Unit stated that from the 
information provided there would be no discharge from the foul pumping station, and 
that 24 hour, contained, water storage facility would be utilised for any potential 
overflow and consequently there will be no emergency overflow in operation then.  
 
Environmental Health recognised that any noise or odour nuisance would be 
intermittent and would not have a serious impact upon amenity of human health. 
Parking at the site would only occur when occasional maintenance was required and 
there was not considered to be any detrimental impact on traffic volume/flow. 
The proposal involved installation of an aerial atop a 5m aerial column however this 
was not considered to have any significant visual impact.  A proposed lighting unit 
fitted to the top of the aerial column would be directed to shine to the east where 
there were no residential properties.  Such lighting would only be utilised by NIW 
when required to attend in hours of darkness. 
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In respect of concerns raised by third party representations, NIW had confirmed that 
options for a storm/surface water sewer were being considered by NIW and was a 
standalone proposal from this particular proposal. 
 
It had been clarified that there would be no discharge from this foul pumping station 
– it would have a 24 hour reserve capacity and did not require a storm overflow 
provision.  In respect of issues of concern raised in respect of surface water, it was 
proposed to use a permeable blacktop solution so that the drainage upon completion 
of the proposal was as per the existing drainage regime, with the road to be 
constructed to mimic existing topography to provide a suitable flat area for surface 
water to infiltrate the porous surface. 
 
This particular application had necessitated repeated consultation and confirmation 
with statutory consultees as a result of various issues being raised and reiterated by 
various objectors.  None of the concerns had been upheld by the competent 
authorities, and as such the application was finally recommended for approval.  The 
Officer requested delegated authority to make some minor amendments to 
conditions as appropriate. 
 
Alderman Gibson queried if there were any protected species at the site and asked if 
there had been comment from the Environmental Agency. 
 
The Officer confirmed that the proposal was not in any designated priority habitats or 
species sites. The issues had been considered in the case officer’s report and the 
fact it lay within the settlement limit was also taken in to account and NIEA had no 
objection. 
 
Councillor P Smith noted that there was a similar plant nearby which was 100m from 
the nearest dwelling. He asked how close the pumping station would be to the 
nearest dwelling. 
 
The Officer was able to show the distance to the nearest dwellings on the screen. It 
was 13 metres north of 5A Hazelwood Lane and in excess of 35 metres east of 5 
Hazelwood Lane and in excess of 45 metres south of 7A Hazelwood Lane. 
 
Councillor P Smith asked if 13 metres was normal distance and he understood that 
5A was going to be the closest property to the pumping station but it would not be 
serviced by it.  
 
The officer advised that the applicant would be in a better position to provide that 
information and was due to speak shortly. A consultation was carried out with 
Environmental Health in relation to the proximity and there were no concerns raised. 
 
Councillor P Smith noted that there was 24 hour capacity for the storm drain and 
asked that there was no risk of any flooding or overspill from that. 
 
The officer said that the matter had been raised with NIW and Rivers and the Land 
Management Unit and they were satisfied that that would not occur. 
The Chair introduced the speakers for the application. 
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Mr Martin Hoy said he would like to clear up a few points and would take any 
questions from members. A court had directed that the applicant provided a drainage 
solution to three properties, he advised that the storm drain had been brought 
forward as part of a separate application by NIW. He said that the property no 7B 
has had no drainage at all and currently discharging into a cesspit.  It was instructed 
that the applicant brought forward a drainage solution that would be acceptable to 
NIW. That was what had been brought forward to the Planning Committee. 
 
There had been no objections from the statutory consultees. That was the foul 
element that was before members. 
 
Councillor P Smith was aware of the background and reason why the plant was 
needed. His concern was over the location and why it was so close to neighbouring 
properties. He asked if there was an alternative. 
 
It was advised that the the regulations stated that the closest should be 7.5m but the 
proposal was 13m. He was content that the applicant had gone beyond that. There 
was also an intent to bring in other properties at a future time and that would enable 
connection to those properties. 
 
Councillor P Smith asked if there was potential for properties to be blighted by the 
plant and future resale values. 
 
Mr Hoy was not aware of house prices ever being affected. He pointed to a similar 
plant at another location and houses close to the plant had sold for the same as 
others in the residential area. 
 
The Chair asked how the pumping station would be secured and if the additional two 
houses referred to in the application were aware that they could eventually be 
connected to it. He asked if the proposed pumping station would have any impact on 
the existing pumping station that was currently serving two other properties. 
 
There was a standard way of securing pumping stations. There would be a 1.85m 
high green fence surrounding it and those were constructed to deter antisocial 
behaviour. The vast majority of the pumping station would be underground. 
 
He added that the plant was developed for three dwellings under direction from the 
Court for 7a, 7b and 7c but would be able to accommodate two further dwellings in 
case there was further instruction from the Court. 
 
He confirmed that there had been no other contact with the other two properties as 
that had not been stipulated by the Court. The two pumping stations were completely 
separate and if it was decided that the pumping station would only service the three 
rather than five properties, the other pumping station would not be affected. 
 
Councillor Brooks asked if the residents of the properties identified in the application 
had agreed to use the proposed pumping station. It was confirmed that the applicant 
had been directed by the Court to develop for the three properties. 
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Alderman Gibson said that the objectors to the application would have liked to have 
attended but they were not notified that the application was on the agenda until 26th 
November 2019 and that had not given them sufficient time to attend. 
 
Alderman Gibson asked the Planning Officers if the Council had any responsibilities 
to ensure that objectors were made aware when applications would be discussed by 
the Planning Committee. He said it had been brought to his attention that that was 
only published on the planning portal on the 26th November 2019. 
 
The Head of Planning advised that there was no statutory duty placed on the 
Planning Department to notify when a planning application would be coming to the 
Planning Committee.  If it was made a practice to inform and one was missed it 
would escalate complaints to the Ombudsman and potential compensation. The 
guidance was clear and published online what was required in order to speak at 
Planning Committee meetings. The Schedule was consistently published 10 working 
days before Planning Committee meetings. The particular objector that Alderman 
Gibson was referring to had appointed an agent and they were aware of the 
procedures having appeared before the Planning Committee previously. 
 
Councillor Thompson referred to the Environmental Health response to the 
application, noting that it had no major concerns but that the applicant must comply 
with one condition. He asked what that condition was. 
 
It was advised that the condition was that the proposed development should comply 
with the requirements set out in the specification for the construction of a waste 
water pumping station to service 5 to 500 properties for adoption by Northern Ireland 
Water. 
 
Councillor P Smith expressed concerns about the closeness to the nearest property. 
He asked if there was any room for manoeuvre so it could be located further away 
from the properties. 
 
The Head of Planning said that the Planning Committee was required to determine 
the application that was before them and that the relevant Protocol stipulated that 
members should not seek to redesign or negotiate amendments to an application 
and that the Committee must determine the proposal as presented before it. The 
Planning Department had taken the necessary steps of taking the proposal to the 
statutory consultees including Environmental Health which was content with the 
application subject to the condition outlined previously. Should any further issues 
arise with Environmental Health, further changes could be made if a statutory 
nuisance or complaint was established. 
 
Proposed by Alderman Keery, seconded by Councillor Thompson, that the 
recommendation be adopted and planning permission be granted.  
 
RECESS 
 
The meeting went into recess at 9.03pm and resumed at 9.19pm 
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Councillor P Smith asked if there was any capacity for the proposed pumping station 
to service more than the five houses referred to in the application. It was confirmed 
that the pumping station was designed to accommodate five houses. 
 
On the proposal being put to the meeting and with eight voting FOR and three 
AGAINST, the proposal was CARRIED. 
 
FOR (8) AGAINST (3) ABSTAINED (1) ABSENT (3) 
Aldermen Alderman Alderman Councillors 
Girvan Gibson McIlveen Cathcart 
McDowell Councillors  Cooper 
Keery Brooks  Kennedy 
Councillors P Smith   
Thompson    
Adair    
Walker    
McKee    
McAlpine    

 
*Councillor Kennedy was unable to vote having not been present for the duration of 
the debate. 
  
(Councillor Kennedy returned to the meeting – 9.25pm) 
 
4.4 LA06/2019/0615/F – Demolition and replacement of existing single storey 

sea water pumphouse, with new 2 storey structure on existing footprint, 
providing additional storage facilities at first floor Exploris Aquarium, 
The Rope Walk, Castle Street, Portaferry 

 (Appendix IV)  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Ards Peninsula  
Committee Interest: Application relating to land in which the Council has an estate 
Proposal: Demolition and replacement of existing single storey sea water 
pumphouse, with new 2 storey structure on existing footprint, providing additional 
storage facilities at first floor 
Site Location: Exploris Aquarium, The Rope Walk, Castle Street, Portaferry 
Recommendation: Grant Planning Permission  
 
This application had been brought before members as it concerned Exploris, a site 
which the Council had an interest.  This proposal concerned demolition of the 
existing single storey sea water pumphouse and replacement with a new two-storey 
structure on the same footprint, to provide additional storage facilities at first floor 
level. 
 
The current pumphouse was located to the rear of the main building, out of the main 
public view, and was a Nissan hut style structure. The replacement would be a portal 
framed structure built on the existing concrete base, in green metal profile sheeting, 
with two sets of sliding doors to the front, and double doors to either end. 
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The site was currently enclosed by a stone wall, and the proposed building would not 
be significantly taller, and no impact was anticipated in respect of the Conservation 
Area. 
 
Planning permission was recommended. 
 
RESOLVED, on the proposal of Councillor P Smith, seconded by Alderman 
Gibson, that the recommendation be adopted and planning permission be 
granted.  
 
4.5 LA06/2019/0657/DCA – Removal of existing steel cladding/structure. 

Existing pump equipment and concrete base to be retained 
Exploris Aquarium, The Rope Walk (Seawater Pump House), Castle 
Street, Portaferry 

   
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Ards Peninsula  
Committee Interest: Application relating to land in which the Council has an estate 
Proposal: The application seeks full planning permission for the removal of existing 
steel cladding/structure. Existing pump equipment and concrete base to be retained 
Site Location: Exploris Aquarium, The Rope Walk (Seawater Pump House), Castle 
Street, Portaferry 
Recommendation: Grant Planning Permission  
 
This item was the associated Demolition in a Conservation Area application to 
accompany the previous application.   
 
The Planning Department was required to make an assessment in accordance with 
policy as to whether the existing Pump House building made a material contribution 
to the character or appearance of the Portaferry Conservation Area.  
 
Given the Nissan Hut style structure, there were no defining architectural features, 
the building was not visible from public viewpoints, and was not considered to make 
a positive contribution, and therefore grant of demolition consent within the 
Conservation Area was recommended. 
 
RESOLVED, on the proposal of Alderman Gibson, seconded by Councillor 
Adair, that the recommendation be adopted and planning permission be 
granted.   
 
4.6 LA06/2018/1380/F – The refurbishment of an existing stone blinded car 

park, including coach parking and a newly kerbed and drained bitmac 
surface. New heavy-duty timber furniture – Lands approximately 80m 
South East of 1 Portaferry Road, Greyabbey  

  
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
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DEA: Ards Peninsula 
Committee Interest: Application relating to land in which the Council has an estate  
Proposal: The refurbishment of an existing stone blinded car park, including coach 
parking and a newly kerbed and drained bitmac surface. New heavy-duty timber 
furniture  
Site Location: Lands approximately 80m South East of 1 Portaferry Road, 
Greyabbey 
Recommendation: Grant Planning Permission  
 
(Having declared in Interest Councillor Adair left the meeting for the duration of Items 
4.6 and 4.7 – 9.30pm) 
 
The Head of Planning advised that this was an application made by the Council to 
upgrade an existing car parking facility located some 200ft south of the Orange Tree 
establishment, on the Portaferry Road, Greyabbey. 
 
The current layout was informal with no spaces marked out.  The proposal sought to 
formalise the car park by marking out of spaces for 41 cars, including 3 disabled 
parking bays, and parking for 2 coaches.  Also proposed was the installation of 
heavy-duty timber picnic tables and seating. 
 
No representations were received in relation to the proposal.  The only concern was 
raised by DAERA’s Marine and Fisheries Division.  It considered that the upgrading 
of the car park at this location could encourage an increase in footfall adjacent to a 
sensitive and currently undeveloped section of the coast.  The concern centred on 
the possibility of visitors wishing to walk to neighbouring island across protected 
habitat features, causing disturbance to feeding or resting birds and damage to 
habitat through trampling.  However, the car park was existing, benefited from 
previous planning permission, and there was currently no restriction on parking, this 
proposal sought to formalise the layout and provide a better facility.  It was 
considered that appropriate signage could be installed by DAERA to highlight the 
sensitivity of the adjacent site if so desired.  Members would note that the next item 
related to information signage for the site. 
 
This proposal came about as a result of a consultation undertaken as part of the 
development of the integrated village plan for Greyabbey.   One of these aims was 
dedicated to ‘Addressing car parking and traffic issues’, and a number of actions 
were outlined in the plan which were linked to reducing those problems in the 
village.  Car parking was highlighted as a major concern, often people parked in the 
village centre and would car share to work in Belfast, meaning spaces were blocked 
up for the day, reducing the level of parking for those wishing to stop and spend time 
in Greyabbey.  Local businesses felt they were losing out on trade, as without 
parking people drove through the village and went elsewhere.  The group suggested 
that if the appropriate works were undertaken to improve the Loughshore car park, it 
could provide not only additional parking for the village but could also result in 
tourism benefits as the site overlooks Strangford Lough.   
Agreement had been obtained with the National Trust to redevelop the site. 75% of 
the funding for the scheme would be grant aided by the Rural Development 
Programme’s Village Renewal scheme, with the remainder being match funded by 
the Council. 
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Planning permission was recommended. 
 
Responding to Alderman Girvan, the Head of Planning advised that there would be 
41 parking spaces.  Councillor Walker was concerned that the car park could be 
used by people parking and travelling to Belfast for work. He said it was important to 
keep an eye on it. 
 
Alderman Gibson was concerned that the disabled parking spaces were at the 
furthest end of the car park, away from the village. The Officer said she would raise 
that with the appropriate Department. 
 
RESOLVED, on the proposal of Councillor Thompson, seconded by Councillor 
Kennedy, that the recommendation be adopted and that planning permission 
be granted.  
 
(Councillor Adair left the meeting at this stage – 9.33pm) 
 
4.7 LA06/2019/0744/A – 2 no. freestanding car park signage and 3 no. 

freestanding information boards – Greyabbey Village Car Park, The 
Square, Portaferry Road, Greyabbey  

  
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Ards Peninsula  
Committee Interest: Application where the application is made by the Council 
Proposal: 2 no. freestanding car park signage and 3 no. freestanding information 
boards.  
Site Location: Greyabbey Village car park, The Square, 1 Portaferry Road, 
Greyabbey 
Recommendation: Grant Planning Permission  
 
The Head of Planning advised that this application followed on from the previous 
item. It sought consent to erect 2 free standing signs and 3 freestanding information 
boards. 
 
Signs 1 and 2 would be positioned either side of the entrance with the wording 
‘Welcome to Greyabbey Village Car Park’ and be 3m tall by 1m wide.  The three 
other signs would be positioned at appropriate locations within the car park and 
would detail Village Amenities, Heritage, and Biodiversity respectively, on aluminium 
mount fixed to a local grey stone pier-type structure, c1.5m tall, 0.6m wide, 0.35m 
deep, finished to match the existing boundary wall. 
 
Grant of advertising consent was recommended. 
 
RESOLVED, on the proposal of Councillor Thompson, seconded by Councillor 
P Smith, that the recommendation be adopted and planning permission be 
granted.  
 
(Councillor Adair re-entered the meeting at this stage – 9.35pm) 
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(Councillor P Smith left the meeting at this stage – 9.35pm) 
 
4.8 LA06/2019/0680/F – New footpath, removal of existing playpark to 

provide an extension to car-parking facilities (25 spaces), installation of 
a new playpark, paths and pump track. Planting of vegetation and all 
associated site works – Lands at No. 27 Beechvale Road, Killinchy 

 
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
(Having declared an interest in the item Councillor P Smith left the meeting for the 
duration of the item. Councillor Adair returned to the meeting – 9.40am) 
 
DEA: Comber  
Committee Interest: Application relating to land in which the Council has an estate 
Proposal: New footpath, removal of existing playpark to provide an extension to car-
parking facilities (25 spaces), installation of a new playpark, paths and pump track. 
Planting of vegetation and all associated site works 
Site Location: Lands at No. 27 Beechvale Road, Killinchy, BT23 6PH 
Recommendation: Grant Planning Permission  
 
The Head of Planning advised that the proposal related to the village of Killinchy, 
where to the immediate south of the village, but within the settlement limit lay the 
Community Hall, with car park, alongside a playpark and playing field, and at a lower 
level, an area of rough grassland.  
 
This area was designated as Proposed amenity and open space within the Ards and 
Down Area Plan. 
 
The Council proposed to remove the existing playpark in order to provide an 
extended car parking facility, install a new playpark, paths and pump track. 
The officer used slides to show the existing arrangement.   
 
The new play area would be sited to the northern corner of the existing open space, 
with additional areas of interest such as the provision of a cable way, play tunnel, 
embankment slide and scramble net.  A pump track was proposed to the south west 
of the site. 
 
The proposal had been assessed against relevant policy and it was considered that 
it provides an excellent opportunity for enhancement of an already well utilised area 
for active open space and additional parking. 
 
The need for this project was established as part of the review and update of 
Killinchy’s Village Plan, via a process of engagement with the local community.   
 
The proposed project would deliver on a number of actions outlined in the Village 
Plan. 
 
The proposed project emanated initially from discussions held at the village planning 
consultation exercises, where it came to the fore that the area around the community 
hall was in need of regeneration.   
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The playpark was outdated, and the current equipment was suited to younger 
children; this proposal would enable a new, modernised playpark suitable to cater for 
a wider age group.   
 
The playing field next to the play park was currently not fit for purpose. A poor 
surface combined with a lack of drainage restricted its use for sports and recreation 
activities.   
 
The overgrown grass areas and bank to the playing field was currently a designated 
biodiversity area.  However, it appeared unmaintained and its potential had not been 
maximised.  In addition, the current available car parking at the site wasn’t sufficient 
for the level of hall users.   
 
Following consultation AECOM was appointed to develop a concept design for the 
area.  As part of this process further consultation was undertaken with the local 
community and via a public meeting where there was support for the implementation 
of the scheme. 
 
75% of the funding for the scheme would be grant aided by the Rural Development 
Programme’s Village Renewal scheme, with the remainder being match funded by 
the Council. 
 
Planning permission was therefore recommended, with additional delegated powers 
to correct one of the conditions which erroneously referred to a dwelling. 
 
Alderman Keery asked if the area was protected from development as a designated 
area for biodiversity, pointing out that there were wild flowers in the area. 
 
The Head of Planning confirmed that status was introduced by the Council’s 
Regeneration Section and would be incorporated within the development. 
 
RESOLVED, on the proposal of Alderman Gibson, seconded by Councillor 
Adair, that the recommendation be adopted and planning permission be 
granted.   
 
Alderman Gibson welcomed the proposal and that the wild flowers would be 
protected. Councillor Adair echoed those comments. 
 
(Councillor McKee left the meeting at this stage – 9.39pm) 

 

5. UPDATE ON PLANNING APPEALS  
 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning detailing the following: 
 
Decisions 
 

1. At the date of writing no appeal decisions had been received. 
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New Appeals Lodged 
 

2. The following appeal was lodged on 01 November 2019. 
 

Appeal reference:  2019/A0153 

Application Reference: LA06/2018/1236/A 

Appeal by: Richard Dorrian Cars 

Subject of Appeal: Freestanding digital sign 

Location: 16b Belfast Road, Bangor 

 
3. The following appeal was lodged on 24 October 2019. 

 

Appeal reference:  2019/A0149 

Application Reference: LA06/2018/0589/F 

Appeal by: Will Hollinger 

Subject of Appeal: Development of 20 no single storey retirement living 
dwellings with associated landscaping and site 
works. Relocation of car park approved as part of 
adjacent care home permission. 
 
Appeal against Condition 3 of Approval worded as 
follows: 
 
‘None of the approved dwellings shall be occupied 
until the adjacent Residential Nursing Home, 
approved under X/2011/0347/F has been 
constructed and is operational.’ 

Location: Land to west of Kiltonga Estate access south of Old 
Belfast Road and south and east of Milecross Road, 
Newtownards 

 
Details of appeal decisions, new appeals and scheduled hearings can be viewed at 
www.pacni.gov.uk. 
 
RECOMMENDED that Council notes this report. 
 
The Head of Planning spoke to the report outlining the salient details contained 
therein.  
 
AGREED TO RECOMMEND, on the proposal of Alderman Gibson, seconded by 
Alderman Keery, that the recommendation be adopted. 
 

6. Planning Budgetary Control Report – OCTOBER 2019 
 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning covering the 7-month period 1 April to 31 October 2019 
and was set out in Report 1 on page 2. The net cost of the service was showing an 
over spend of £11,609 (1.9%) – box A.  

http://www.pacni.gov.uk/
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 A key assumption of the 2019/20 rates setting process was that payroll budgets 
would be £600k underspent so this was built into the Council’s 2019/20 budget. This 
budget was shown separately from Services so was not included in the variance 
above. The Planning Service’s year-to-date share of this salary rebasing budget on a 
pro-rata basis was £21,620 so, if included, the adverse variance would increase to 
£33,229. 
 
Explanation of Variance 
 
The Planning budget performance was further analysed on page 2 into 3 key areas:  
 
Report Type Variance Box 

Report 2 Payroll Expenditure £2,324 favourable  B 

Report 3 Non-Payroll Expenditure £28,671 favourable  C 

Report 4 Income £42,605 adverse  D 

 
Boxes B, C and D add up to the overall adverse variance (Box A - £11,609).   
 
This variance could be summarised in the following table: - 
  

Type Variance 
£’000 

Comment 

Payroll 
Expenditure 

 (2.3)  

Non-payroll 
Expenditure 
 

 (28.8) 
A number of small underspends to date for 
mileage (£5.0k), tree services (£6.4k), 
consultancy (£8.0k) and legal fees (£5.4k). 

Income  42.6 
Planning application income is £78.7k behind 
budget. Property Planning Certificate income 
is £36.1k better than budget. 

Total    11.6 Box A 
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RECOMMENDED that the Council notes this report. 
 
AGREED TO RECOMMEND, on the proposal of Alderman Keery, seconded by 
Councillor Adair, that the recommendation be adopted.  

 
(Alderman Gibson left the meeting at this stage – 9.45pm) 

 

7. REVIEW INTO THE EFFICIENCY AND EFFECTIVENESS OF 
THE PLANNING SYSTEM IN NI 

 (Appendices I & II) 

 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning referring members to the attached letter from Katrina 
Godfrey, Permanent Secretary of the Department for Infrastructure. It referred to a 
review carried out earlier in 2019 in respect of efficiency and effectiveness of the 
planning system in NI, focussing on the role of statutory consultees. 
 
This review was carried out by the former acting Deputy Permanent Secretary, John 
Irvine, in conjunction with a range of officials and departments:  it included detailed 
engagement with Heads of Planning. 

Year to Date 

Actual

Year to Date 

Budget

Variance Annual 

Budget

Variance E

O

Y 
£ £ £ £ % £

Planning

330 Planning 631,509 619,900 11,609 1,207,400 1.9 

Total 631,509 619,900 A 11,609 1,207,400 1.9 

£ £ £ £ % £

Planning - Payroll Expenditure

330 Planning 1,102,376 1,104,700 (2,324) 1,895,600 0.2 

Total 1,102,376 1,104,700 B (2,324) 1,895,600 0.2 

£ £ £ £ % £

Planning - Non-Payroll Expenditure

330 Planning 80,829 109,500 (28,671) 310,300 26.2 

Total 80,829 109,500 C (28,671) 310,300 26.2 

£ £ £ £ % £

Planning - Income

330 Planning (551,695) (594,300) 42,605 (998,500) (7.2)

Totals (551,695) (594,300) D 42,605 (998,500) (7.2)

REPORT 4                                     INCOME BUDGETARY CONTROL REPORT

REPORT 3            NON-PAYROLL EXPENDITURE BUDGETARY CONTROL REPORT

REPORT 1                                            BUDGETARY CONTROL REPORT

Period 7 - October 2019 

REPORT 2                  PAYROLL EXPENDITURE BUDGETARY CONTROL REPORT
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The letter was accompanied by a copy of John Irvine’s Report, in which he had 
examined: 
 

• The role of statutory consultees 

• Their interaction with the consultation process, planning authorities and other 
stakeholders 

• Aspects of the planning system itself including a statutory consultee view  

• Experience of the quality and completeness of submitted applications 
 

The report contained four key conclusions as follows: 
 

1. Establishment of a cross-government Planning Forum to take ownership of 
conclusions and to build capacity and capability in the system and oversee 
continuous improvement in Development Management 
 

2. Any future Outcomes Delivery Plan (and any future Programme for 
Government and accompanying Investment Strategy) should ensure that the 
importance of planning as a key enabler of economic, societal and 
environmental wellbeing is more clearly recognised 
 

3. Appropriate review of the resourcing of statutory consultee bodies, in 
conjunction with consideration of level of consultations by planning authorities 
 

4. Consideration of proportionate legislative change to address poor quality 
applications and enhance responsiveness by planning authorities 
 

The report also identified some 13 Areas for Further Consideration to set out a 
framework for key stakeholder conversations around continuous improvement. 
It was proposed that the Head of Planning, in conjunction with Heads of Planning 
from the other councils, reviews the report in detail, compiling a response in respect 
of its content and recommendations, and responds via the Chief Executive to the 
Permanent Secretary as invited within her letter of 15 November 2019.  
 
A copy of the response would be tabled at a future Planning Committee.   
 
RECOMMENDED that Council notes the content of the attached Report by John 
Irvine and accordingly makes any comments for inclusion and approves the Head of 
Planning to respond via the Chief Executive. 
 
The Head of Planning recapped for Members that the above mentioned review had 
been undertaken by the former acting Deputy Permanent Secretary, John Irvine with 
particular focus on the role of the statutory consultees.  In that regard, Heads of 
Planning had had the opportunity to meet with him at a workshop.  He had taken into 
consideration other elements they had subsequently raised and that consultation had 
fed into the report now published.  Four key conclusions were reached alongside 13 
other areas identified around continuous improvement.  It would be the intention of 
the Heads of Planning to analyse that report and compile a response via the Chief 
Executive, which would be tabled at a future meeting. 
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Alderman Girvan expressed the view that it was an excellent report and easy to 
understand.  However, she queried point 4 – ‘consideration of proportionate 
legislation to address poor quality applications and enhance responsiveness by 
planning authorities’ and felt that surely that matter was the responsibility of the 
applicants themselves.  
 
In response, the Head of Planning asked Members to recall the Good Practice Guide 
she had mentioned last month to be trialled in the new year in an attempt to 
encourage better quality applications being submitted.  Officers had highlighted that 
the current legislative provision only required the bare minimum of appropriate 
information to be supplied in order to make an application valid.  They had therefore 
lobbied John Irvine to introduce subordinate legislation for a localised validation list 
and she was pleased to note that that request had indeed been taken on board. 
 
Councillor Kennedy admitted that he had only glanced through the report but drew 
attention to the role of the statutory consultees.  He was aware that there had been 
past discussions regarding the effectiveness of receiving reports back from 
Transport NI in relation to transport and roads.  He understood that it was not the 
remit of the report to review the possibility of local districts employing their own staff 
and personnel to undertake that role and was appreciative that that was set out 
under the Planning (General Development Procedure) (Amendment) Northern 
Ireland Order 2016.  However, as it remained an ongoing bone of contention within 
the Planning Committee, he wondered if there were any means available to address 
that issue. 
 
The Head of Planning agreed that there was a recognition that statutory consultees 
were vastly under resourced and Officers were mindful of the quality of some 
divisional offices.  As there were so many divisions within that department i.e. street 
lighting design, transport assessments, strategic applications etc, they all required a 
team and that was cost prohibitive.  Nonetheless, she stressed that it was an issue 
that would continue to be raised with the Strategic Planning Group. 
 
(Alderman Gibson re-entered the meeting at this stage – 9.50pm) 
(Councillor Adair left the meeting at this stage – 9.50pm) 
 
AGREED TO RECOMMEND, on the proposal of Alderman Girvan, seconded by 
Alderman Keery, that the recommendation be adopted.  
 

8. LETTER FROM ROYAL SOCIETY OF ULSTER ARCHITECTS 
REGARDING TERM ‘ARCHITECT’ 
(Appendix III)  

 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning detailing that the Council’s Planning Department 
received a letter from Ciaran Fox, Director of the Royal Society of Ulster Architects 
on 12 November 2019, drawing attention to the use, or misuse, of the protected term 
‘architect’. 
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It referred to particular legislation which protected the use of the title of architect and 
requested that the matter be highlighted through the Planning Committee, in order to 
ensure that Council, its officers or members, refrained from using the word ‘architect’ 
as a generic term of reference.  Rather it should only be used in respect of someone 
who had the education, training and experience needed to become an architect and 
who was registered with the Architects Registration Board. 
 
The letter had been circulated to planning staff to ensure that officers were aware. 
 
RECOMMENDED that Council notes the content of this report and the attached 
letter. 
 
AGREED TO RECOMMEND, on the proposal of Alderman Keery, seconded by 
Councillor Thompson, that the recommendation be adopted.  
 

9. LISBURN AND CASTLEREAGH CITY COUNCIL DRAFT PLAN 
STRATEGY CONSULTATION 

 

PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning detailing that Lisburn & Castlereagh City Council (LCCC) 
had published its draft Plan Strategy, the first stage of the new Local Development 
Plan 2032, for public consultation. 
 
The Plan Strategy for Lisburn & Castlereagh City Council was the first document in a 
two-stage process, the second being the Local Policies Plan.  Together those would 
constitute LCCC’s new Local Development Plan.  
 
Contained within that draft plan strategy were Strategic Policies underpinned by a 
suite of Operational Policies, which were the means of securing appropriate high 
quality development, meeting the needs of both residents and the council. The Plan 
Strategy was based on six objectives which would help shape the council area over 
the Plan period. 
 
The draft Plan Strategy took account of the particular characteristics of LCCC’s 
district and the views of its residents, council members and key consultees. It 
provided the statutory policy framework for the future development of the council 
area from 2017-2032 aligned with LCCC’s Community Plan. 
 
The draft Plan Strategy set out how the area would develop and grow over the 
period up to 2032. It would provide the strategic policy framework across a range of 
areas such as housing, employment, tourism and infrastructure. It took account of 
the ‘Regional Development Strategy 2035’ (RDS), the Strategic Planning Policy 
Statement (SPPS) and other advice and guidance issued by the Northern Ireland 
Government. 
 
The draft Plan Strategy contained strategic policies and the following six objectives: 
 
A: A Quality Place 
B: A Thriving Place 
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C: A Vibrant Place 
D: An Attractive Place 
E: A Green Place 
F: A Connected Place  
 
The Plan could be viewed online here: 
https://www.lisburncastlereagh.gov.uk/resident/planning/local-development-plan 
 
The draft Plan Strategy was published on Friday 8 November 2019, for formal 
consultation closing at 5pm on Friday 10 January 2020.  
 
As previously reported to Committee, officers had opportunity to discuss issues of 
mutual interest in terms of the LDP with LCCC during its detailed engagement 
sessions prior to the finalisation of its Strategy. 
 
Alongside work on our own LDP, the team was closely reviewing the two documents 
published by LCCC and sought delegated powers to respond as appropriate to the 
formal consultation. 
 
A copy of the response could be brought to a future meeting of Planning Committee.   
 
RECOMMENDED that Council approves delegated powers for Planning officers to 
respond as appropriate to Lisburn and Castlereagh City’s formal consultation on its 
Draft Plan Strategy. 
 
The Head of Planning explained that as Lisburn and Castlereagh City Council 
shared this Council’s boundary, delegated powers were sought to allow the Planning 
Committee to consider the consultation and return a response.  That response would 
focus on the test of soundness and proposed changes to meet requirements.  
Moreover, it would also demonstrate why it was considered that some elements of 
the draft Plan Strategy as published were not sound and suggest changes to better 
meet the requirements of the sustainability appraisal and be more appropriate in 
meeting the objectives of that draft Strategy.  It would also acknowledge common 
issues such as waste management, cemetery provision and the regional approach to 
minerals in the future.   
 
She clarified that it had been published in two volumes and officers had raised 
concerns where it referred to the consultation engagement strategy as an 
opportunity to discuss cross boundary issues, matters of collective interest and 
possible resolution and mitigation in areas of disagreement.  The Head of Planning 
indicated that the latter point was slightly disingenuous because it was not an 
agreement platform and not fully informed as the officers had not been privy to any 
technical evidence as that had not been published at that time. 
 
Alderman Girvan highlighted the valid points raised and wished the officers good 
luck in formulating that response.  
 
AGREED TO RECOMMEND, on the proposal of Alderman Girvan, seconded by 
Councillor Walker, that the recommendation be adopted.  
 

https://www.lisburncastlereagh.gov.uk/resident/planning/local-development-plan
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10. POTENTIAL FOR POST GRADUATE CERTIFICATES IN 
PLANNING AT QUB 

 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning detailing that the Chair had undertaken a part-time MSc 
in Planning and Development at Queen’s supported by the Council. 
 
Dr Neil Galway of the School of Natural and Built Environment, at Queen's University 
Belfast, had been exploring how the university could provide more flexibility in the 
delivery of postgraduate planning modules to offer flexibility to Councils that were 
looking to offer Continuous Professional Development (CPD) to Councillors or 
officers (in relation to their chartered membership).  
  
There were currently two Masters programmes provided by Queen’s in planning: 
MSc Planning and Development, and MSc City Planning & Design. 
 
Both had very outdated programme specifications and lacked the Post Graduate 
Certificate exit routes (current programme valued at 60 credits / CATS – the full MSc 
is 180).  Queen’s had advised that there may be potential for the process to change 
to enable a student to receive a PG qualification after completing any 60 CATS of 
modules, over 2 to 3 years.  Those PG Cert qualifications could incrementally be 
upgraded for PG Diplomas (120 CATs) and potentially full Masters, subject to 
interest. 
 
This option could allow established planners to upgrade their CPD, those working in 
related fields to enhance their skill base or it could serve as a grounding in planning 
for recently-elected councillors. The time commitment would be considerably lower 
than the part-time Masters completed over two years, potentially enhancing the 
viability and attractiveness of this option to a wider range of Councillors or Officers. 
 
Members should be aware that the NILGA course already on offer was more tailored 
to the specific needs of Members and also that through the Regional Member 
Development Group, NILGA had taken on an action to look into procuring planning 
training for non-Planning Committee members. 
 
Dr Galway had asked for confirmation if this was something that would be of interest 
to Council members or officers, although specifics on costs and time commitment 
was not yet known.  The Council’s Training Unit had advised that the 2020/21 
training budget was approx. £17k for all training. 
 
The purpose of this report was to establish whether or not in principle there would be 
an appetite for Dr Galway’s proposal.   
  
RECOMMENDED that Council notes the content of this report and determines 
whether the Council should pursue this training proposal with Queen’s University. 
 
The Head of Planning spoke to the report and highlighted the salient points.  She 
referred to the two Masters programmes currently provided by Queen’s University, 
Belfast, and advised that they were now deemed to be outdated in their 
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specifications and lacked the post graduate certificate exit routes.  Queens 
University had since verified that there may be potential to process a change to 
enable students to receive a post graduate qualification following completion of a 
required number of modules to build up to a full Masters, subject to interest.  Dr 
Galway had asked if she could establish in principle the level of interest amongst 
Councillors and Officers.  She also pointed out that the training budget for next year 
would be £17,000.                    
 
The Chairman (Alderman McIlveen) reiterated that he had recently completed his 
MSc and detailed how onerous an undertaking that had been.  He made mention of 
the fact that large portions of the course were particularly relevant to the Council and 
it did contribute to an overall planning knowledge.  In essence what was being 
suggested by Dr Galway rather than taking on the full course was a breakdown of 
individual modules e.g. planning skills and ethics – looking at a site, making an 
assessment from a planner’s perspective, taking a decision to refuse and making a 
statement to the PAC, thereby understanding the policy implications.  He added that 
he had found the course fascinating and informative and the idea presented an 
alternative option instead of committing to a full year of the NILGA course.  He      
also pointed out that the teaching had been very good.  At this formative stage, Dr 
Galway wanted to demonstrate to the management of the University the numbers of 
Councillors or Officers in each Council who wished to avail of this new way of 
completing the study.  
 
It was the view of Councillor Walker that it was an attractive idea and the main 
reason he had not participated in such a course was the necessary time commitment 
involved.  He believed this would be very helpful to Members and presumably 
Officers and he was supportive of the proposal.  On behalf of the Committee he 
extended his congratulations to the Chairman for his achievement and attaining top 
marks. 
 
In concurrence, Alderman Girvan thought the course would be extremely beneficial 
especially for the younger Councillors who sat on the Committee. 
 
Councillor McAlpine was of the opinion that the proposed change represented a 
good modernisation of the course to obtain a post graduate qualification.  Even if the 
finance was not available this time around, she outlined that the money may be 
available in other years and we should be participating in the design at least. 
 
AGREED TO RECOMMEND, on the proposal of Councillor Walker, seconded 
by Councillor McKee, that the recommendation be adopted.  
 

11. QUARTER 2 SERVICE PLAN PERFORMANCE 
(Appendix IV) 

 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning detailing that Members would be aware that Council was 
required, under the Local Government Act 2014, to have in place arrangements to 
secure continuous improvement in the exercise of its functions.  To fulfil that 
requirement Council approved the Performance Management Policy and Handbook.  
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The Performance Management Handbook outlined the approach to Performance 
Planning and Management process as: 
 

• Community Plan – published every 10-15 years  

• Corporate Plan – published every 4 years (2015-2019 plan in operation) 

• Performance Improvement Plan (PIP) – published annually (2018/19 plan 
published 30 June 2018) 

• Service Plan – developed annually (approved April 2018) 
 
The Corporate Plan 2015-19 set out 17 objectives for the plan period based on 
themes of People, Place, Prosperity and Performance. The Council’s 16 Service 
Plans outlined how each respective Service would contribute to the achievement of 
the Corporate objectives including, but not limited to, any relevant actions identified 
in the PIP. 
 
Reporting approach 
 
The Service Plans would be reported to relevant Committees on a quarterly basis as 
undernoted: 
 

Reference Period Reporting Month 

Quarter 1 (Q1) April – June September 

Q2 July – September December 

Q3 October – December March 

Q4 January - March June 

 
Key points to note: 
 

• Planning continued to monitor Building Control applications to ensure any 
submitted plans had the benefit of planning permission where appropriate, 
and that what was submitted to Building Control matched the planning 
approvals. 

Key achievements: 
 

• Both decisions issued by the Planning Appeals Commission on refusals of 
planning permission by the Council were dismissed at appeal. 

 
Emerging issues: 
 

• Some staff resourcing issues had and continued to have an impact on 
delivery of planning decisions within the Development Management section.  
The internal performance target of householder development decisions 
issuing within 8 weeks whilst not met in Quarter 2, 63 decisions issued, and 
61 of those issued within the statutory performance target of 15 weeks. 

 
Action to be taken: 
 

• Ongoing work on Good Practice Guide taking on board comments from 
Planning Committee made at its meeting of 1 October 2019, and experience 
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from Belfast City Council in relation to the outworking of its procedures 
relating to the process.  Application Checklist being finalised. 

 
RECOMMENDED that the Council notes this report. 
 
AGREED TO RECOMMEND, on the proposal of Alderman Gibson, seconded by 
Alderman Keery, that the recommendation be adopted.  
 

TERMINATION OF MEETING  
 
The meeting terminated at 10.01pm. 



 

ITEM 4.1 

Ards and North Down Borough Council 

Application Ref LA06/2019/0988/A 

Proposal 48 sheet billboard poster site 

Location 

98 John Street, Newtownards 

 

DEA: Newtownards 

Committee 
Interest 

A Local development application called-in to Planning 

Committee from the delegated list by a member of that 

Committee 

Called in by Cllr Adair: 

“I wish to call in the decision  

 

1Transport NI have indicated that there is no safety issue attached 

to the proposal. 

 

2. While it is acknowledged that there are residential properties 

close to the application site, the site itself is immediately adjacent 

the main entrance to the Ards Leisure Complex and opposite the 

Newtownards Ambulance station, two non-residential buildings. The 

primary views of the poster site are from the road network. 

 

3. It is acknowledged that there are a number of other building 

gables visible from the road network in the proximity of the site. 

These are predominantly dwellings, however, none of them are 

particularly suitable for poster sites due to their relative viewing 

distance, obstructions such as walls and hedging and their 

orientation. 

 

4. The Strategic Planning Policy Statement for Northern Ireland 

(SPPS) states that advertising is a familiar feature of our 

environment that can contribute to a vibrant and competitive 

economy. It is considered that the application site is one such site 

that in context and with regard to the specific circumstances of this 

proposal would make this contribution and not be detrimental to the 

overriding characteristics of the area. 

 

5.The poster site is set below the eaves of the dwelling and within 

the width of the gable of the dwelling so as not to break the roofline. 



There are existing poster sites on gables elsewhere in the town of 

Newtownards that are similar in proportion and layout to the 

proposal. 

There are no windows in the gable that would be affected by the 

proposal. A common pathway to the rear of dwellings runs along the 

gable so no garden or amenity space is directly affected by the 

proposal. A spin off benefit is that the proposed poster site would 

largely screen unsightly h/l foul drainage pipework from public view.” 
 

 

Validated 30 September 2019 

Summary 

• Proposed site located on gable of two storey property at 
end of terrace on new street to Ards Blair Mayne Wellbeing 
and Leisure Complex – ‘Dairy Hall Lane’ 

• Predominantly residential nature to area; 

• Minimal amount of advertisements on gables in locale; 

• Considered against planning policy re outdoor advertising:  

⎯ would not respect character of area; 

⎯ would be visually dominant and obtrusive in 
surrounding context; 

⎯ would be detrimental to amenity of residential 
properties; 

⎯ would have dominant effect on no. 98 John Street 
 

Recommendation 
 
Refusal of Consent 
 

Attachment Item 4.1a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref:     
LA06/2019/0988/A 

DEA:  Newtownards 

Proposal:       48 sheet billboard poster (externally illuminated) 
 

Location:      98 John Street, Newtownards, BT23 4NA 
 
 

Applicant:     Carvale Developments 
Ltd 

Agent:    Hugh Greene 

 
Date Valid: 30/09/2019 

 
Env Statement Requested: No 

 
Date last Advertised: n/a 

 
Date last Neighbour Notified: n/a 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

 
Summary of Main Issues: 
 

• Principle of a sign at this location 

• Residential Amenity 

• Impact of the proposal on the character of the area 
  

Case Officer: David Gibson 

Email:  

Recommendation: Refuse 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 using Public Access 

http://www.planningni.gov.uk/
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2.   Site Location Plan 

 
 

 

3. Relevant Planning History 

There is no relevant planning history material to the current assessment. 

 

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 

1.   Description of Site and Surrounding Area 

 
This site consists of an end terrace dwelling and associated curtilage in a mainly 
residential area of Newtownards.  
 
The gable of the two-storey property is adjacent to the access for the new Leisure 
Centre in the town.  There is an ambulance station facing the side of the house on the 
opposite side of the said access road.  The new access is served by an associated 
roundabout which is immediately to the north of the site.   
 
The area to the west is exclusively residential; the area north of the roundabout and 
the area beyond the ambulance station to the east is also residential. 
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• Planning Policy Statement 17: Control of Outdoor Advertisements 
 

 

5.   Supplementary Planning Guidance 

n/a 

 

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 

 

7.   Consideration and Assessment 

 
7.1 Planning Designations 
 
Authority in relation to the control of advertising is granted under The Planning 
(Control of Advertisements) Regulations (NI) 2015.  Part 3 (1) of the regulations 
states that the Council shall exercise its powers in the interest of amenity and public 
safety, and shall take into account of (1) the provisions of the local development plan, 
so far as they are material; and (2) any other relevant factors. 
 
The site described above is in the settlement of Newtownards as defined in the Ards 
and Down Area Plan 2015.  The site is not located within any special designation 
such as Conservation Areas or Areas of Townscape Character etc. 
 
It is considered the proposed development raises no material issues in relation to the 
above designation and is considered to be in general conformity with the Plan subject 
to the specific policy considerations detailed below. 
 
7.2 Policy Context and consideration 
 
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.  
The SPPS is material to all individual planning applications. 
 
The SPPS sets the context for control of outdoor advertisements (6.52) and 
recognises that advertising is a familiar feature of our environment that can contribute 
to a vibrant and competitive economy.  The SSPS adds that given the potential 
impact of outdoor advertising on amenity, both positive and negative, there is a need 
to balance the requirements of the industry with the protection and, where possible 
enhancement of the character and appearance of our cities, towns and villages.  
 
The Strategic policy came into effect in September 2015.  A transitional period is in 
operation until a Plan Strategy for the whole of the council area has been adopted.  
Existing policy provisions that have not been cancelled by the SPPS are to remain a 
material consideration.   
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Until the Council has adopted complete Plan Strategy existing planning policies, along 
with SPPS, are to be applied. The provisions of PPS17: Control of Outdoor 
Advertisements are retained and are therefore material to this assessment (see 
below). 
 
Planning Policy Statement 2: Natural Heritage 
 
The proposal will not impact on any protected species or protected habitat.  In relation 
to designated sites, 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.  No further ecological surveys required. 
 
PPS 17: Control of Outdoor Advertisements 
 
AD1 Amenity and Public Safety 
 
Consent will be given for the display of an advertisement where: 
i) it respects amenity when assessed in the context of the general characteristics of 
the locality; and 
ii) it does not prejudice public safety. 
 
In the amplification it is requested that care must be taken to ensure that an 
advertisement will not detract from the place where it is to be displayed or its 
surroundings.  Amenity, in relation to advertisements, is understood to mean its effect 
upon the appearance of the building or the immediate neighbourhood where it is 
displayed, or its impact over long distance views. 
 
In assessing the impact of an advertisement or sign on amenity a number of matters 
are taken into account: 
a) the effect on the general characteristics of the area; 
b) scale and size in relation to the building; 
c) cumulative impact; 
d) size, scale and dominance in relation to surrounding area; 
e) design and materials 
f) in the case of a freestanding sign, the design and materials of the structure and its 
impact on the appearance and character of the area where it is to be located; and 
g) the impact on the amenities of people living nearby and the potential for light 
pollution. 
 
The guidance in Annex A states that poster panels have the potential to be over 
dominant and obtrusive in the street scene. There is a need therefore to ensure that 
such displays respect the scale of their surroundings. 
 
The proposal involves the erection of a 48-sheet billboard on the gable of the dwelling 
described above. 
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Proposed elevation 

I have consulted with DFI Roads in relation to road safety and no concerns were 
raised. I do not consider the proposal represents any risk to public safety. 
 
In terms of the general characteristics, I consider the area to be mainly residential.  
The area immediately to the west of the site is exclusively residential.  The subject 
dwelling is the last of a row of 17 terraced properties and there is a residential 
development (John St Court) facing said terrace on the other side of the road.  While 
the residential quality of the area has been somewhat weakened by the introduction 
of the roundabout and access in associated with the new leisure centre, the houses at 
Mill St Court to the north and John Street to the east remain clearly visible and serve 
to inform my opinion that the character of the area remains largely residential. This is 
not to ignore the presence of the ambulance depot to the east of the site (facing the 
gable of the subject house). However, the depot is relatively sympathetic in terms of 
the building line along John Street (although there is a parking area rather than a 
garden to the front) and in its scale and massing. The building is finished in red brick 
and does not have the appearance of a more modern facility.  I do not consider the 
presence of the depot – and the leisure centre building (which is approximately 100m 
to the rear of the gable) – to be so prominent as to remove the remove the residential 
quality of the area. 
 
There is a minimal amount of advertising in the area. The sign for the leisure centre is 
set back 30m from the main road and is located farther within the curtilage of the site 
closer to the parking area. This sign has very minimal visual impact regardless of 
which direction one travels at the nearby junction. There is also a modest fascia sign 
on the front of the ambulance depot, but as with the leisure centre this is very much 
subordinate in scale and does not catch the eye of passing traffic. There are a 
number of typical road signs - especially at the roundabout - in the area, but they are 
very much as one would expect on any street/road junction and do not detract from 
the overall character of the area.  
 
As one stands adjacent to the site, there are several gable walls in sight (albeit at 
various angles and to varying degrees). These walls - with the exception of one which 
has a small mural - are clear of any advertising. It would be my contention that to 
introduce a billboard the width of a gable at the proposed location would not be 
appropriate for the area and would not respect the general character of the area. The 
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gable is also a prominent feature as on enters and exits the leisure centre.  I consider 
a billboard at this location to be visually dominant   
As one drives to the leisure centre, the gable and the depot define the entrance to the 

new leisure centre, and I consider a large hoarding would detract from this. 
 
The gable wall is a prominent feature as one enters and exits the leisure centre.  I 
consider a billboard at this location to be unduly dominant and would be obtrusive 
within the surrounding context.  
 
The main view of the sign will be taken from John Street (as one approaches the new 
roundabout from the east).  This will be over a distance of approximately 80m.  As 
one views the gable from this viewpoint, there are no material views of the leisure 
centre.  The proposed billboard would be read with the rest of the terrace and the 
other residential properties in John Street Court.  This outlook - with the proposed 
advertisement being seen with a residential backdrop - will also be the experience of 
pedestrians and passing traffic as one leaves the Leisure Centre onto John Street. 
 
 
 

 
Critical view taken from John Street (looking in a westerly direction) 

The other main viewpoint is taken from the road which links the large roundabout at 
Mill Street to the new smaller roundabout at the entrance to the Leisure Centre.  On 
account of the slight angle of the gable, the proposal would not be seen clearly until 
one has stopped at the roundabout (approximately 50m from the sign).  However, the 
proposed sign would be seen at an acute angle and would be viewed with the Leisure 
Centre in the background. 
 
Residential Amenity 
 
The above policy also makes residential amenity a yardstick with which to judge 
development proposals.  The sign will be illuminated by a static external LED strip 
lighting.  Given there is a road and non-residential building facing the proposed sign, I 
do not consider there to be a significant risk to residential amenity.  There are several 
streetlights in the immediate vicinity, and I do not consider the proposed lighting to 
significantly increase light pollution in the area.  
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8.   Consideration of Representations 

There are no objections or representations to consider. 

 

9.   Conclusion  

 
It is my professional judgement that the size and nature of this sign at this location 
does not respect the character of the immediate area, and would, if allowed, be 
detrimental to the amenity of the locality.  
 

 

10.    Recommendation 

 
Refuse Consent 
 

 

11.    Refusal reason  

 
1.      The proposal is contrary to the policy provisions of the Strategic Planning Policy 
Statement (6.57) and Policy AD1 of Planning Policy Statement 17: Control of Outdoor 
Advertisements, in that when assessed in the context of the general characteristics of 
the locality, it fails to respect amenity by reason of its size and scale which would 
have an adverse effect on the surrounding predominantly residential area and would  
have a dominant effect on the dwelling known as No.98 John Street. 
 

 

12.    Signatures 

Case Officer Signature: 
 

 
 

Date:  
 

Countersigning Officer  
Signature: 

 

Date:  

 

Appointed Officer  
Signature: 

 
 
 
 
 
 
 
 
 

 
 
 

 
 

 
 
 
 
 

 
 

 

Date:  
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ITEM 4.2 

Ards and North Down Borough Council 

Application Ref LA06/2017/0037/F 

Proposal 
Proposed erection of 1 No. 2 storey flat-roofed domestic 
dwelling and associated siteworks including a new vehicular 
access onto the Ballyrobert Road  

Location 

Site to the north of 15a Ballymullan Road, Crawfordsburn 

DEA: Holywood & Clandeboye 

Committee 
Interest 

A Local development application called-in to Planning 

Committee by the Head of Planning 

Validated 01 February 2017 

Summary 

• Site located in attractive established residential area 
predominantly characterised by detached dwellings, 
well-spaced out and in generous plots. 
 

• Site is currently the rear garden to 15a Ballymullan 
Road and rises steeply up from the Ballyrobert Road 
to the rear of 15a. Substantial ground works and 
retaining structures would be required to 
accommodate the proposed dwelling. This is contrary 
to the aims of Policy QD1 of PPS7 which states that 
proposals should respect existing topography and the 
use of prominent retaining walls will be unacceptable. 

 

• Proposal contrary to Policy QD1 of PPS7 and Policy 
LC1 of PPS7 Addendum as it would not be in keeping 
with existing pattern of development. Proposed 
dwelling would have a frontage and access onto 
Ballyrobert Road. This would be the first development 
with a frontage to Ballyrobert Road along this stretch 
and would harm the character of this area at the edge 
of the settlement which currently provides a green 
edge to the village and respects its rural setting. 

 

• Proposal would set a very undesirable precedent for 
other similar developments with accesses and 
frontages onto the Ballyrobert Road at this location. 
The cumulative impact of these developments would 
cause further irreversible harm to the character and 
appearance of the edge of the settlement. There are 
seven other adjacent ‘backland’ plots which may have 
the potential to accommodate development with a 



frontage and access onto this section of the 
Ballyrobert Road. 

 

Recommendation 
 
Refusal  
 

Attachment Item 4.2a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref: 
LA06/2017/0037/F 

DEA:   
Holywood & Clandeboye 

Proposal: Proposed erection of 1 no. 2-storey flat-roofed domestic dwelling and 
associated site works including a new vehicular access onto the Ballyrobert 
Road. 
 

Location: Site to the north of 15A Ballymullan Road, Crawfordsburn, BT19 1JG 
 

Applicant: 
Mr and Mrs Mark Brien 

Agent: 
23 Design Ltd 
 

Date Valid: 01/02/2017 Environmental Statement Requested: No  

Date last Advertised: 05/12/2019 

Date last Neighbour Notified: 22/11/2019 

Consultations: Yes 

Representations: Yes 

Letters of Support 0 Letters of Objection 1 Petitions 0 

Summary of Main Issues: 
The main issues to consider in the determination of this application are: 

• Principle of Development 

• Planning History of the Site and the Surrounding Area 

• Biodiversity  

• Access and Road Safety 

• Impact on Character and Appearance of Area 

• Impact on Residential Amenity 

• Precedent 
 
All material considerations have been assessed and the proposal, in my 
professional planning judgement, will cause demonstrable harm to interests of 
acknowledged importance and therefore REFUSAL is recommended.  
 

Case Officer: Dominic McLaughlin 

Recommendation: Refuse 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 using Public Access. 

http://www.planningni.gov.uk/
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Description of Site and Surrounding Area 

The application site is located within the Settlement Limits of Crawfordsburn as 
identified in the North Down and Ards Area Plan (NDAAP) 1984 - 1995 and the 
Draft Belfast Metropolitan Area Plan (dBMAP) 2015. The site is immediately 
adjacent to and north of 15A Ballymullan Road with its northern boundary 
adjacent to the edge of the Settlement Limit.  
 
The application site comprises the rear garden of 15A Ballymullan Road. This 
property was the original dwellinghouse but has been renumbered (15A) since a 
further dwelling was approved and built under W/2000/0537/F to the southeast. 
The boundaries of the site consist of a line of conifer trees and vegetation to the 
north and mature trees to the east and west. The boundary to the south is open 
as the site forms the garden area of 15A. The site slopes steeply downwards in a 
northerly direction towards the public road with a difference of approx. 10m 
between the finished floor level of 15A and the Ballyrobert Road.  
 
The surrounding area to the south of the Ballyrobert Road is within the Settlement 
Limit and is characterised predominantly by detached dwellings on generous 
plots.  The application site is immediately adjacent to and west of the proposed 
Crawfordsburn Area of Village Character (AVC). There is a blanket Tree 
Preservation Order (TPO) in this area (TPO/2014/0025) which covers the existing 
dwellings and their curtilages on both sides of the Ballymullan Road and includes 
the application site. The land to the north of the application site is designated as a 
Rural Landscape Wedge in draft BMAP and Crawfordsburn Country Park is also 
located further to the north off Bridge Road South. The Ballyrobert Road to the 
immediate north is a protected route.  
 

Site Location Plan 

 
Figure 1 - Site Location Plan 
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Relevant Planning History 

 
Planning history at 15 and 15A Ballymullan Road: 
 
Reference: W/2000/0537/F 
Proposal: Two storey dwelling. 
Address: 15 Ballymullan Road, Crawfordsburn 
Decision: PERMISSION GRANTED (04.01.2001) 
 
This property has been renumbered 15A Ballymullan Road. 
 
Reference: W/2008/0868/F 
Proposal: Proposed detached garage. 
Address: 15A Ballymullan Road, Crawfordsburn 
Decision: PERMISSION GRANTED (23.02.2009) 
 
Planning history in the immediate surrounding area: 
 
Reference: W/2003/0020/F 
Proposal: 3 New dwelling houses and alteration to entrance of existing dwelling 
(No. 19). 
Address: Lands to the rear of 17 and 19 Ballymullan Road, Crawfordsburn 
Decision: PERMISSION REFUSED (05.08.2003) 
 
Reference: W/2004/0544/F 
Proposal: New dwelling & detached garage. 
Address: 60m North West of 19 Ballymullan Road, Crawfordsburn 
Decision: PERMISSION GRANTED (23.03.2005) 
 
Reference: W/2008/0386/O 
Proposal: Proposed new detached dwelling and garage. 
Address: 25 Ballymullan Road, Crawfordsburn 
Decision: PERMISSION GRANTED (24.09.2008) 
 
Reference: W/2011/0399/F 
Proposal: Proposed subdivision of existing dwelling to 5 no apartments and 
associated siteworks. 
Address: 11 Ballymullan Road, Crawfordsburn 
Decision: PERMISSION GRANTED (29.02.2012) 
 
Reference: W/2013/0103/F 
Proposal: Proposed development of 3 No. detached dwellings and associated 
siteworks. 
Address: 11 Ballymullan Road, Crawfordsburn 
Decision: PERMISSION GRANTED (27.10.2014) 
 
Reference: LA06/2015/0161/F 
Proposal: New dwelling and garage. 
Address: 4a Ballymullan Road, Crawfordsburn 
Decision: PERMISSION GRANTED (03.06.2016) 
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Planning history in the wider surrounding area: 
 
Reference: W/2003/0985/O 
Proposal: Construction of 5 No dwellings. 
Address: Land adjacent to Lowburn Cottages, Ballyrobert Road, Crawfordsburn 
Decision: PERMISSION GRANTED (17.02.2005) 
 
Reference: W/2009/0614/O 
Proposal: Construction of 5 no. new dwellings. 
Address: Land adjacent to Lowburn Cottages, Ballyrobert Road, Crawfordsburn 
Decision: PERMISSION GRANTED (22.01.2010) 
 
Reference: W/2013/0011/O 
Proposal: Renewal of current planning permission W/2009/0614/O. Proposed 
construction of 5 no. new 2 storey dwellings on land adjacent to Lowburn 
Cottages, Ballyrobert Road, Crawfordsburn. 
Address: Land adjacent to Lowburn Cottages, Ballyrobert Road, Crawfordsburn 
Decision: PERMISSION GRANTED (30.04.2013) 
 
Reference: W/2013/0188/RM 
Proposal: Proposed construction of 5 no 2 storey dwellings, private roadway and 
landscaping. 
Address: Land adjacent to Lowburn Cottages, Ballyrobert Road, Crawfordsburn 
Decision: PERMISSION GRANTED (21.10.2013) 
 
Reference: LA06/2018/0491/F 
Proposal: Demolition of existing dwelling/detached garage and erection of 2 No. 
buildings (containing 2 No. and 5 No. apartments respectively). Relocation of 
existing access. Associated parking, manoeuvring and landscaping areas. 
Address: Lands at 5 Ballymullan Road, Crawfordsburn 
Decision: PERMISSION GRANTED (13.06.2019) 
 

   

Planning Policy Framework  

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

• North Down & Ards Area Plan 1984-1995 (NDAAP) 

• Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 
 

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. Consequently, dBMAP is a material consideration relevant to 
this application. 
 

• Strategic Planning Policy Statement for Northern Ireland (SPPS)  

• Planning Policy Statement 2: Natural Heritage (PPS2) 

• Planning Policy Statement 3: Access, Movement & Parking (PPS3) 

• Planning Policy Statement 7: Quality Residential Environments (PPS7) 
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• Planning Policy Statement 7: Addendum - Safeguarding the Character of 
Established Residential Areas (Addendum to PPS7) 

• Planning Policy Statement 12: Housing in Settlements (PPS12) 
 

 

Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 

• Living Places 

• Creating Places 

• DCAN 8: Housing in Existing Urban Areas 

• DCAN 15: Vehicular Access Standards 
 

 

Consultations  

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

Consultee Response 

DFI Roads No objection, subject to conditions and informatives.  

DAERA Water 
Management Unit 
(WMU) 

No objection. Conditions and informatives provided. 

DAERA Natural 
Environment Division 
(NED) 

No objection. Advice provided. 

NI Water No objection. Informatives provided. 

Council Tree 
Preservation Officer 

No objection. 

 

Consideration and Assessment 

North Down & Ards Area Plan 1984-1995 (NDAAP) 
The application site is within the settlement limit of Crawfordsburn. The NDAAP 
states that the character of the village of Crawfordsburn owes much to its setting. 
The plan stresses the importance of protecting the high amenity of the surrounding 
area along the main approaches to the village and the need to retain the village’s 
separate identity and character by the maintenance of green areas between the 
village, Helen’s Bay and Bangor. 
 
Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 
dBMAP seeks to protect the character of the settlement, which has been 
recognised within the Plan by proposing an Area of Village Character in a part of 
the village. The settlement limit for Crawfordsburn respects the natural assets to 
development presented by the glen around Crawford’s Burn and the Crawfordsburn 
Country Park & Historic Park and Garden to the north. There is a proposed Rural 
Landscape Wedge (RLW) zoning (ND04) to the immediate north of the settlement 
limit with the aim of preventing coalescence of the settlements of Crawfordsburn, 
Helen’s Bay amid other factors. 
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Strategic Planning Policy Statement for Northern Ireland (SPPS) 
Paragraph 6.297 of the SPPS states that the regional strategic objectives for 
transportation and land-use planning include to restrict the number of new 
accesses onto Protected Routes. The purpose of designated Protected Routes is 
to facilitate the free and safe movement of traffic and to resist congestion. 
 
The regional strategic objectives for housing in settlements (paragraph 6.133 to 
6.147) are to: manage housing growth to achieve sustainable patterns of residential 
development; support urban and rural renaissance; and strengthen community 
cohesion. 
 
Within established residential areas it is imperative to ensure that the proposed 
density of new housing development, together with its form, scale, massing and 
layout will respect local character and environmental quality as well as 
safeguarding the amenity of existing residents.  
  
Principle of Development 
The application site is located within the Settlement Limit of Crawfordsburn. Within 
which there is a presumption in favour of sustainable development, subject to 
prevailing planning policy. 
 
 
PPS2: Natural Heritage 
 
Policy NH1 of PPS2- European and Ramsar Sites - International 
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 have a significant effect on the features, 
conservation objectives or status of any of these sites. 
 
Policy NH 2 of PPS 2- Species Protected by Law 
Planning permission will only be granted for a development proposal that is not 
likely to harm a European or National protected species. Natural Environment 
Division (NED) have advised that there is hedgerow bounding the application site 
that has the potential to support wild birds and bats.  
 
NED recommended that the biodiversity checklist be applied. I have visited the 
application site and the site is within an urban area and there is a mature hedgerow 
along the northern boundary and mature trees in the surrounding area. However, 
the nearest woodland is over 200m to the northeast. I have applied the biodiversity 
checklist and the proposed development will not affect or involve the removal of 
hedgerows more than 30m long.  
 
The agent has provided a Preliminary Bat Roost and Habitat Assessment Survey 
Report (03 July 2017) but the principle of development is yet to be determined and 
will be discussed in further detail in the main policy section of this report.  
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PPS3: Access, Movement and Parking 
 
Policy AMP2- Access to Public Roads 
Planning permission will only be granted for a development proposal involving 
direct access, or the intensification of the use of an existing access, onto a public 
road where:  
a) such access will not prejudice road safety or significantly inconvenience 

the flow of traffic; and  
b) the proposal does not conflict with Policy AMP 3 Access to Protected 

Routes. 
 
DFI Roads has been consulted and has no objections subject to conditions.  
 
The possibility of whether approval of the proposal will create precedent, and 
whether this would lead to a proliferation of accesses onto the public road will be 
discussed in further detail below. 
 
The acceptability of access arrangements, including the number of access points 
onto the public road, will be assessed against published guidance. Consideration 
will also be given to the following factors: 

• the nature and scale of the development;  

• the character of existing development;  

• the contribution of the proposal to the creation of a quality environment, 
including the potential for urban / village regeneration and environmental 
improvement;  

• the location and number of existing accesses; and  

• the standard of the existing road network together with the speed and 
volume of traffic using the adjacent public road and any expected 
increase. 

 
The proposal is for one single dwelling and includes the creation of a new access 
onto Ballyrobert Road (north). Along this section of Ballyrobert Road there is no 
existing development fronting onto the Ballyrobert Road or taking direct access.  
 
The acceptability of access arrangements will be discussed in further detail below. 
 
Policy AMP3 of PPS3- Access to Protected Routes/ Protected Routes within 
Settlements   
The Ballyrobert Road (Belfast to Bangor) is a Protected Route (B Class). Under 
Policy AMP3 the Council will restrict the number of new accesses onto Protected 
Routes. Planning permission will only be granted for a development proposal 
involving direct access onto a Protected Route within a settlement where access 
cannot reasonably be taken from an adjacent minor road, or in the case of 
proposals involving residential development, it is demonstrated to the Council’s 
satisfaction that the nature and level of access onto the Protected Route will 
significantly assist in the creation of a quality environment without compromising 
standards of road safety or resulting in an unacceptable proliferation of access 
points.  
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There is a significant difference in levels from south to north across the site of 
approx. 15m meaning it would be difficult to provide an access from the minor road 
(Ballymullan Road) to the south with an acceptable gradient. In this case the new 
access is not contrary to policy as it is considered that the access cannot 
reasonably be taken from an adjacent minor road due to the steep gradient of the 
site.  
 
The policy goes on to state that in the case of proposals involving residential 
development, planning permission will only be granted if it is demonstrated to the 
Council’s satisfaction that the nature and level of access onto the Protected Route 
will significantly assist in the creation of a quality environment without 
compromising standards of road safety or resulting in an unacceptable proliferation 
of access points. 
 
DFI Roads has been consulted and has offered no objection which would suggest 
that the proposed access is safe. However, I do not consider that a new access 
onto Ballyrobert Road would assist in the creation of a quality environment without 
contributing to an unacceptable proliferation of access points. This will be 
discussed further in the main policy section of the report. 
 
Policy AMP7: 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 published standards or any reduction 
provided for in an area of parking restraint designated in a development plan. 
 
The total number of parking spaces required for a 4-bed detached dwelling is 3.25 
parking spaces. The proposed dwelling has 3 in-curtilage parking spaces but has 
adequate room for another car if necessary, to the side of the proposal in the 
driveway. 
 
 
PPS7 - Quality Residential Environments & PPS7 Addendum - Safeguarding 
the Character of Established Residential Areas 
 
Policy QD1 of PPS7 - Quality in New Residential Development 
Planning permission will only be granted for new residential development where it 
is demonstrated that the proposal will create a quality and sustainable residential 
environment. The design and layout of residential development should be based 
on an overall design concept that draws upon the positive aspects of the character 
and appearance of the surrounding area. 
 
PPS7 is supported by Development Control Advice Note 8 (DCAN8): Housing in 
Existing Urban Areas. This supplementary guidance makes clear that ‘town 
cramming’ or other inappropriate developments which would adversely affect 
established residential character and amenity will be resisted.  
 
Paragraph 4.7 of DCAN8 states that it is important that full account is taken of the 
potentially damaging effect of cumulative changes in a neighbourhood, by which 
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individual proposals, although not detrimental in isolation, could be judged to be 
detrimental when considered alongside other recently approved development. 
 
In established residential areas proposals for housing development will not be 
permitted where they would result in unacceptable damage to the local character, 
environmental quality or residential amenity of these areas. All proposals for 
residential development will be expected to conform to all of the following criteria: 
 
(a) the development respects the surrounding context and is appropriate to 
the character and topography of the site in terms of layout, scale, 
proportions, massing and appearance of buildings, structures and 
landscaped and hard surfaced areas; 
 
I consider that the Established Residential Area (ERA) for the purposes of this 
assessment includes the dwellings situated along the north and south side of the 
Ballymullan Road.  
 

 
Figure 2 - Established Residential Area (ERA) 

 
The character and appearance of this area is made up of mostly traditional two 
storey detached properties with conventional finishes and roof types. The existing 
dwellings are sited on large spacious plots with well-spaced out buildings. Mature 
hedges and trees are a key feature of this area compared to other residential areas 
in Crawfordsburn and their importance is reflected by protection of many by way of 
a Tree Preservation Order (TPO/2014/0025). The character of the area forms a 
strong landscaped/ green edge to the settlement. 
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Figure 3 - Travelling east along the Ballymullan Road before Meadow Way 

(right) 
 

 
Figure 4 - Travelling west along the Ballymullan Road before Meadow Way 

(left) 
 
The pattern of development in this area includes large spacious plots with well-
spaced out buildings. Residential development close to the edge of the settlement 
limit is low density on generous plots. This is evident from 9A Ballymullan Road 
(east) right up to 27 Ballymullan Road (west).     
 
The site area is approx. 0.1ha. The density for the established residential area (45 
dwellings) is approx. 9.28ha but this would be significantly higher if extant 
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permissions in the area were considered at 4a Ballymullan Road 
(LA06/2015/0161/F) and 5 Ballymullan Road (LA06/2018/0491/F). 
 

 
Figure 5 - Extant permissions at 5 Ballymullan Road (east), and 4a 

Ballymullan Road (southeast) 
 
These extant permissions would not cause harm to the character of the area 
because they have low plot size to built form ratios and open configurations and 
can be distinguished from the current proposal because they have accesses onto 
Ballymullan Road.         
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Figure 6 - Planning Approval LA06/2015/0161/F (approved 2016) 

 

 
Figure 7 - Planning Approval LA06/2018/0491/F (approved 2019) 
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Density itself is not an issue because the proposed density is not significantly 
higher than that found in the area. However, the proposal does not respect the 
pattern of development in that the frontage of the proposed dwelling will be facing 
onto the Ballyrobert Road (north) and the proposal will be squeezed into the back 
land of the original plot of 15 Ballymullan Road and will have an inappropriate built 
form to garden ratio.  
 

 
Figure 8 - Proposed Site Layout 

 
There is an existing property to the rear of 19 Ballymullan Road which is known as 
19A Ballymullan Road (W/2004/0544/F). This property has an access onto the 
Ballymullan Road (south) and not the Ballyrobert Road (which is a protected route). 
 
In the immediate surrounding area, there is an expired planning approval for three 
(3) detached dwellings at 11 Ballymullan Road (W/2013/0103/F). This permission 
expired on 26th October 2019.  
 
An application for a Certificate of Lawfulness of Proposed Use or Development 
(CLOPUD) has been submitted to the Council to determine if the planning 
permission approved under W/2013/0103/F has been commenced lawfully. The 
CLOPUD application LA06/2019/1130/LDP was submitted in November 2019 and 
is currently under consideration.  
 
In the wider surrounding area, there is also an example of a housing development 
(Five (5) dwellings) at lands adjacent to Lowburn Cottages (southwest). This 
development was originally approved in 2003 (W/2003/0985/O) and again in 2009 
(W/2009/0614/O). It was subsequently renewed in 2013 (W/2013/0011/O) and the 
reserved matters approved in 2013 (W/2013/0188/RM). 
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This housing development has an access onto the Ballyrobert Road (north) but the 
original approval (W/2003/0985/O) was granted prior to the introduction of the 
revised ‘PPS3, Access, Movement and Parking’ (2005) and the ‘Clarification of 
Policy AMP3: Access to Protected Routes’ (2006).  
 
It should be noted that this development is located to the southwest of the 
application site in an area that has existing accesses on both sides of the 
Ballyrobert Road whereas the application site is located along a section of the 
Ballyrobert Road which has no direct accesses on either side. 
 
There are a number of other expired approvals in the immediate surrounding area: 

• One new dwelling to the rear of 25 Ballymullan Road (W/2008/0386/O).  

• Five apartments to the rear of 11 Ballymullan Road (W/2011/0399/F).    

• Three detached dwellings at 11 Ballymullan Road (W/2013/0103/F). 
 

 
Figure 9 - Expired approvals at 11 Ballymullan Road (east) and 25 

Ballymullan Road (west) 
 
These previously approved developments have accesses onto the Ballymullan 
Road (south) and not the Ballyrobert Road, which is a protected route. 
 
The proposal is two-storey and has a flat roof (grey). It has a maximum ridge height 
of approx. 7 metres from ground floor level and an overall length of 19.2 metres 
and is 8.2m wide at its widest. The proposed external materials include a mix of 
render and wood walls, black windows and a grey trocal roof. The private amenity 
space is located to the front of the proposed dwelling facing Ballyrobert Road.  
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The existing residential properties along both sides of the Ballymullan Road are 
predominantly of a traditional design and include a mix of single storey and two-
storey detached properties with conventional finishes and roof types.    
 
The surrounding area is characterised by a mix of single storey and two-storey 
detached properties with pitched roofs, traditional external materials and generous 
front and rear gardens. 
 
The proposed dwelling is two-storey, just over 19m in length and has a flat roof. I 
consider that the mass, form and appearance of the proposal does not draw upon 
the positive aspects of the character and appearance of the area. However, if the 
natural boundaries of the site are retained at the current height then the proposed 
dwelling would be appropriately screened from public views with only fleeting views 
available through the proposed access.   
 
The proposed dwelling has a finished floor level of 50.100 as per Drawing Number 
03C (date received 16 JAN 2020). Given the sloping nature of the application site 
significant groundworks will be required to accommodate the proposal and existing 
ground levels will be reduced by 3 to 5 metres.  
 
Paragraph 4.13 of Policy QD1 of PPS7 states that particular care will be necessary 
in preparing layout proposals on sloping sites in order to minimise the impact of 
differences in level between adjoining properties, existing or proposed. It goes on 
to say that the use of prominent retaining walls within and at the margins of sloping 
sites will be unacceptable. In such cases the Council is only likely to accept low 
density development which would entail minimal works of excavation.  
 
Paragraph 4.13 goes on to state that where changes in ground level between 
buildings are unavoidable the Council will generally expect these to be 
accommodated by the use of planted banks. The proposal will require significant 
works of excavation and a large retaining wall will be required to the rear of the 
proposed dwelling. 
 
The proposed dwelling is sited on a lower ground level than 15A Ballymullan Road 
meaning it would not be visible from the Ballymullan Road but the creation of a new 
access onto the Ballyrobert would require the removal of natural boundaries of 
trees and hedges along the road to provide visibility splays which would also open 
up the site to public views and would significantly change the character of the edge 
of the settlement.    
 
It is acknowledged that 19A Ballymullan Road has been built in the rear garden of 
19 Ballymullan Road (southwest) and the original plot has been subdivided to 
provide two dwellings. While the proposal would be in line with this property, 19A 
Ballymullan Road is very much the exception as there is no established building 
line along the Ballyrobert Road. This property also has an access onto the 
Ballymullan Road (south) and it cannot be seen from the Ballyrobert Road because 
it is largely screened.  
 
The dwelling at 15 Ballymullan Road has already been built in the front garden of 
the original property 15 Ballymullan Road (since renumbered 15A) meaning the 
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current proposal represents a further subdivision of the original plot. I consider that 
the plot size to built form ratio would be high compared to other properties in the 
immediate area and approval of this proposal would set a very undesirable 
precedent for further subdivision of plots and opening of additional accesses onto 
the Ballyrobert Road. The resulting cumulative impact of this on the green edge of 
the village would be irreversible, completely changing the appearance of the 
Ballyrobert Road to that of an urban character.  
 
I consider that the further plot subdivision is out of keeping at this location close to 
the edge of the settlement limit where housing density is lower than that found to 
the east and southeast closer to the centre of Crawfordsburn. If approved, the plot 
on which 15 and 15A currently stand would be over-developed and crammed in its 
context. 
 
The proposal includes a new access onto the Ballyrobert Road (north), which is a 
Protected Route. I have visited the site and when travelling east along the 
Ballyrobert Road (after passing the junction with the Ballymullan Road) towards 
Crawfordsburn there are no accesses on either site of the public road. 
 
I consider that the proposal does not respect its surrounding context. The edge of 
the Ballyrobert Road currently provides a strong buffer with countryside at the edge 
of the settlement limit. The proposal would be out of keeping and harm this 
character and set an undesirable precedent. 
 
This section of the road is the main route into and out of Crawfordsburn, which 
includes a proposed Area of Village Character (AVC). The immediate area is 
characterised by green space and is untouched by development. I consider that a 
new access onto this section of the Ballyrobert Road does not respect the 
surrounding context and would set an undesirable precedent for further plot 
subdivision taking access onto Ballyrobert Road both prejudicing the flow of traffic 
on the protected route and irreversibly changing the character of this stretch of 
road. As stated within dBMAP the character of the village owes much to its setting.   
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Figure 10 - The Ballyrobert Road travelling East towards Crawfordsburn 

(the application site is on the right) 
 

 
Figure 11 - The Ballyrobert Road travelling West (the application site is on 

the left) 
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A direct access onto the Ballyrobert Road at this location would not contribute to a 
quality and sustainable residential environment. I consider that the proposal would 
set a precedent for future access points along this section of the Ballyrobert Road. 
For this reason, I consider that the proposed access is not appropriate, and does 
not respect the surrounding context.  
 
A direct access at this location would result in unacceptable damage to the local 
character, environmental quality and residential amenity of this area. I consider that 
the proposed access is not sensitive in design terms and it is not in harmony with 
local character. 
 
(b) features of the archaeological and built heritage, and landscape features 
are identified and, where appropriate, protected and integrated in a suitable 
manner into the overall design and layout of the development; 
 
No archaeological or built heritage features are identified. 
 
There is a blanket TPO covering the application site and the surrounding area 
(TPO/2014/0025). The Council’s Tree Preservation Officer has been asked to 
provide comments and has advised that the trees to the rear of the site (north) are 
not protected. The Tree Preservation Officer has offered no objections to the 
proposal. 
 
The Ballyrobert Road is an area that is characterised by green space, protected 
trees and vegetation. I would consider that it is the combination of these features 
that contribute to the environmental quality, integrity and character of this area.   
 
There are no existing accesses on either side of this section of the Ballyrobert Road 
and the proposal would introduce a direct access for a single dwelling. I consider 
that a new access onto this section of the road would be incongruous with the 
surroundings and would have an impact on the character and appearance of the 
village.  
 
If approved, the proposal would create a singular access onto the public road. This 
would not be in keeping with the character of the area which is characterised by 
environmental quality and valuable amenity.   
 
Regardless of assertions by the agent that the applicant could take out trees and 
replace with fencing along Ballyrobert Road, the creation of a vehicular access 
would significantly alter the character of this stretch of road and create precedent.  
 
(c) adequate provision is made for public and private open space and 
landscaped areas as an integral part of the development. Where appropriate, 
planted areas or discrete groups of trees will be required along site 
boundaries in order to soften the visual impact of the development and assist 
in its integration with the surrounding area; 
 
Drawing Number 07A (date received 09 APR 2018) shows that the existing planting 
along the public road is to be retained except for a 6.5m width taken for the access 
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point. However, a lot of the hedge will have to be significantly cut back beyond the 
access width as visibility splays are 2.4m back. 
 
Private amenity space has been provided to the northern side of the proposed 
dwelling. Approval for private amenity space to the front of dwellings is not typical 
but if the existing natural boundaries of the application site were retained at the 
current height and supplemented if they have to be cut back for splays then there 
would be sufficient screening to the proposed private space.  
 
I am content that 15A Ballymullan Road will be left with adequate private amenity 
space because the rear garden of this property extends 8m from the rear wall to 
the boundary and is over 30m wide. The proposal would not have an impact on the 
private amenity space of the existing property at 15A Ballymullan Road. 
 
(d) adequate provision is made for necessary local neighbourhood facilities, 
to be provided by the developer as an integral part of the development; 
 
Not applicable. 
 
(e) a movement pattern is provided that supports walking and cycling, meets 
the needs of people whose mobility is impaired, respects existing public 
rights of way, provides adequate and convenient access to public transport 
and incorporates traffic calming measures; 
 
The proposed access has the potential to be utilised by the developer for both 
pedestrian and vehicular access. 
 
(f) adequate and appropriate provision is made for parking; 
 
There is ample availability for parking, manoeuvring and turning of vehicles within 
the site with 3 in-curtilage parking spaces. 
 
(g) the design of the development draws upon the best local traditions of 
form, materials and detailing; 
 
I consider that the proposed design is not in keeping with the traditional design of 
the existing properties in the immediate surrounding area, particularly along the 
Ballymullan Road. However, the proposal will not be visible form the Ballymullan 
Road.  
 
The proposed dwelling will not be viewed in context of other dwellings from the 
Ballyrobert Road so the design would not offend the character or style of existing 
development.   
 
(h) the design and layout will not create conflict with adjacent land uses and 
there is no unacceptable adverse effect on existing or proposed properties 
in terms of overlooking, loss of light, overshadowing, noise or other 
disturbance; and 
 



20 
 

The proposed design and layout would have no unacceptable adverse effect on 
existing or proposed properties in terms of overlooking, loss of light, 
overshadowing, noise or other disturbance.  
 
The proposed dwelling sits on a significantly lower ground level than the nearest 
neighbouring property 15A Ballymullan Road. Due to the difference in levels there 
will be no unacceptable overlooking between the two dwellings. 
 
The proposed dwelling has been designed in such a way that the windows are 
located to the front elevation facing northeast with windows to the rear limited to 
small windows serving landing areas on the first floor. Given the position and layout 
of neighbouring properties I consider that there will be no unacceptable impact 
neighbour amenity. 
 
I am satisfied that there will be no unacceptable adverse effect on existing 
properties in terms of overlooking, loss of light, overshadowing, noise or other 
disturbance. 
 
However, the Ballyrobert Road has high amenity value and the introduction of a 
direct access at this location would have a significant impact on the character and 
appearance of the area which currently provides a strong landscaped edge to the 
settlement. 
 
(i) the development is designed to deter crime and promote personal safety. 
 
I am satisfied that this is the case. Amenity areas are enclosed and first floor 
windows to the front elevation overlook the proposed access serving the proposed 
dwelling. 
 
 
PPS7 Addendum - Safeguarding the Character of Established Residential 
Areas  
 
Policy LC1 of Addendum to PPS7 - Protecting Local Character, 
Environmental Quality and Residential Amenity 
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 below are met:  
 
a) the proposed density is not significantly higher than that found in the 

established residential area;  
 
Density is generally considered to be a calculation of dwellings per hectare. The 
density of the proposed development will equate to approx. 10 dwellings per 
hectare. The majority of the development in the immediate context of the site is of 
a higher density; for example, the dwelling at 15 Ballymullan Road equates to a 
density of 12.5 dwellings per hectare.  
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The density for the established residential area (45 dwellings) is approx. 9.28ha. 
However, there are other examples of higher density development within the wider 
Established Residential Area which for the purposes of this assessment is 
considered to include all residential development along the Ballymullan Road.  
 
Furthermore, the density of development increases closer to the village centre. 
Higher density developments/ intensification of site usage have also previously 
been considered acceptable along the Ballymullan Road where permission was 
granted for 3 new dwellings under W/2011/0399/F.  
 
It is therefore not considered that the density of the proposed development is 
significantly higher than that found in the area.  
 
b) the pattern of development is in keeping with the overall character and 

environmental quality of the established residential area; and  
 
The form and appearance of the proposal is not in keeping with the traditional 
dwellings in the immediate surrounding area, but the established natural 
boundaries of the site will ensure that the proposed dwelling is appropriately 
screened.  
 
The pattern of development is not consistent with that exhibited in the area. The 
proposal represents a further subdivision of the original plot of 15 Ballymullan Road 
with a new access onto the Ballyrobert Road.  
 
There is no established building line along the Ballyrobert Road and the proposal 
would result in an additional dwelling being squeezed into the original plot on which 
15 and 15A Ballymullan Road currently stand and would be over-developed and 
crammed in its context. The ratio of built form to garden ratio would be inappropriate 
and high compared to other properties in the area. 
 
In this area any existing ‘back land’ development is limited to one dwelling along 
this stretch of the Ballymullan Road with accesses onto this road to the south. The 
proposal would result in a close and cramped relationship between the proposed 
dwelling and the existing properties on the plot of 15 Ballymullan Road. This would 
be at odds with the existing spacious pattern of development and character of the 
area.    
 
The section of road from the junction of the Ballyrobert and Ballymullan Roads 
(west) to Crawfordsburn (east) has high amenity value and if approved, the 
proposal will introduce a direct access onto this protected route. I consider that this 
would result in a change in the physical environment found in this area. 
 
A new access at this location would have an adverse impact on the character and 
environmental quality along the Ballyrobert Road and would significantly erode 
local character and environmental quality. 
 
I consider that the introduction of a direct access onto the Ballyrobert Road (north) 
would not be in keeping with the overall character and environmental quality of this 
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established residential area. I consider that the proposed access is not sensitive in 
design terms and is not in harmony with local character. 
 
c) all dwelling units and apartments are built to a size not less than those set 

out in Annex A. 
 
I am satisfied that this is the case. 
 
Policy LC3 - Permeable Paving in New Residential Developments  
This policy encourages greater use of permeable surfaces within new residential 
developments. Permeable paving and surfaces can usefully contribute to a 
reduction in the amount and speed of surface run-off from new development. The 
proposal will incorporate a permeable surface to hard surfaced areas. 
 

 

Consideration of Representations 

One letter of representation has been received from the Secretary of the Helen’s 
Bay and Crawfordsburn Residents Association. The following issues were raised: 
 

• The Committee of the Association are concerned about the proposed creation 
of a new vehicular access onto the Ballyrobert Road at this location, especially 
given that the speed limit at this point is 60mph. The Committee fear that it 
would create a road safety hazard and is unnecessary and inappropriate. 

 
The creation of a new access has been assessed in the main policy section of 
this report. DFI Roads have been consulted and have no objection to the 
proposal from a road safety perspective; however, as stated, it is my professional 
planning judgement that an access here is inappropriate in the context of the 
character of the area and would create an undesirable precedent. 
 

 

Conclusion  

The proposal has been considered having regard to all the material 
considerations, the development plan, relevant planning policies and comments 
from statutory consultees and third parties. 
 
The proposed access and frontage onto Ballyrobert Road would result in 
unacceptable damage to the local character, environmental quality and residential 
amenity of the area.  
 
It is my professional planning judgement that the proposal would have a 
significant adverse impact on the character and appearance of the area and 
would set an undesirable precedent for a proliferation of access points onto a 
protected route and lead to a further unacceptable adverse impact on the 
character of the village. 
 
Therefore, on balance it is considered that the proposed development is 
unacceptable and should proceed by way of a refusal of planning permission. 
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Recommendation 

 
Refuse Planning Permission 
 

 

Reasons for Refusal  

 
1. The proposal is contrary to the provisions contained in the Strategic Planning 

Policy Statement for Northern Ireland and criterion (a) of Policy QD1 of 
Planning Policy Statement 7, Quality Residential Environments, in that it 
would, if permitted, fail to provide a quality residential environment due to the 
large retaining structures required and would result in unacceptable damage 
to local character, and environmental quality of the area due to the further 
subdivision and overdevelopment of the site and the proposed access and 
frontage onto the Ballyrobert Road.  

 
2. The proposal is contrary to the provisions contained in the Strategic Planning 

Policy Statement for Northern Ireland and criterion (b) of Policy LC1 of the 

Addendum to Planning Policy Statement 7, Safeguarding the Character of 

Established Residential Areas, in that it would, if permitted, result in 

unacceptable damage to the overall character and environmental quality of 

the established residential area as the pattern of development is not in 

keeping with the overall character of the area by reason of the 

overdevelopment of the site and the creation of a single direct access onto the 

Ballyrobert Road. 

 

 
 
 



ITEM 4.3 

Ards and North Down Borough Council 

Application Ref LA06/2018/0767/F  

Proposal 

 

Proposed retention, conversion and extension of existing 

building at 'The Maltings' from redundant industrial brewery 

and malting facility to 27 no. apartments, access, 

car parking, amenity space, landscaping and ancillary works  

Location 

 

82 Portaferry Road Newtownards 

 

DEA: Ards Peninsula 

 

Committee 
Interest 

A Local development application attracting six or more 

separate individual objections which are contrary to the 

officer’s recommendation 

Validated 16 July 2018 

Summary 

• Proposal represents an opportunity to convert a building 
of local importance in the Borough thereby securing its 
upkeep and retention  

• Site has previous approval for a hotel which is a material 
consideration 

• All consultees content subject to appropriate conditions 

• All objections fully considered in the case officer report 

• A new access with improved visibility onto Portaferry 
Road is proposed 

•  

Recommendation 
 
Grant Planning Permission 
 

Attachment Item 4.3a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref:  
LA06/2018/0767/F 

DEA:  Ards Peninsula 

Proposal:  Proposed retention, conversion and extension of existing building at 'The 
Maltings' from redundant industrial brewery and malting facility to 27 no. apartments, 
access, car parking, amenity space, landscaping and ancillary works  
 

Location:  82 Portaferry Road  
                  Newtownards 
                  BT23 8SN 

Applicant: The Gilmore Pension      
Fund  
 

Agent: Clyde Shanks 

 
Date Valid: 16/07/2018 

 
Env Statement Requested: No 

 
Date last Advertised: 03/10/2019 

 
Date last Neighbour Notified: 31/05/2018 

 
Consultations: Yes 

 
Representations: Yes 
 

Letters of Support 0 Letters of 
Objection 

13 objections from 8 
separate addresses 

Petitions 0 

 
Summary of Main Issues: 
 

• Compliance with local development plan 

• Principle of development in the countryside  

• Impact of the proposal on the character of the countryside 

• Access and road safety 
 

Case Officer: Gillian Corbett 

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 using Public Access 

http://www.planningni.gov.uk/
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2.   Site Location Plan 

 
 

This is Crown Copyright and is reproduced with the permission of Land & Property Services under delegated authority from the 
Controller of Her Majesty’s Stationery Office, ©Crown copyright and database right 2016 CS&LA156 

1.   Description of Site and Surrounding Area 

The site is located at 82 Portaferry Road, Newtownards and contains an industrial 
building that was previously used as a malting facility and is locally known as ‘The 
Maltings’. The building was later used as a furniture retailers called ‘Cape Country 
Furniture’. The building is three storey and finished in red brick with a pitched roof and 
a large grain silo.  
 
The building occupies an elevation position above Portaferry Road and is a prominent 
feature in the landscape. The site is accessed by a laneway off Portaferry Road to the 
north-west of the site. There is a hardstanding area at the front of the building for 
parking and circulation. There is mature hedging along the roadside boundary (south-
west) and the access laneway (north-west). Along the rear boundary (north) of the 
site is mature hedging and trees. The north-eastern boundary of the site is undefined 
and is open onto an agricultural field.  
 
The site is within the countryside as designated in Ards and Down Area Plan 2015. 
The immediate area is characterised by agricultural land and dispersed rural 
dwellings and farm buildings with the coast and Strangford Lough on the opposite 
side of Portaferry Road. The settlement limit of Newtownards is 100m to the 
immediate west.  
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3. Relevant Planning History 

X/2008/0783/F - The Maltings, 82 Portaferry Road, Newtownards - Conversion and 
extension of existing buildings for a proposed 50 bed hotel with supporting services – 
Permission Granted – 06.05.2009 (expired) 
 
X/1995/0504/F - The Maltings, 82 Portaferry Road, Newtownards - Alterations to 
existing building and extension to form hotel - Permission Granted - 04.03.1997 
(expired) 

 

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 3: Access, Movement & Parking 

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

• Planning Policy Statement 15: Revised – Planning and Flood Risk 

• Planning Policy Statement 21: Sustainable Development in the Countryside 

 

5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 

• Building on Tradition  

• Parking Standards 

 

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

Consultee Response 

DfI Roads  No objections – Private Streets Determination Drawings 
acceptable.  

NIEA Natural Environment 
Division  

Considered the impacts of the proposal on designated 
sites and other natural heritage interests and, on the 
basis of the information provided, has no concerns. 

NIEA Water Management 
Unit 

Considered the impacts of the proposal on the surface 
water environment and on the basis of the information 
provided is content with the proposal. 

NIEA Land and 
Groundwater Team 

No objections as no unacceptable risks 
have been identified for the development from land 
contamination. 
 

NIEA Marine and Fisheries On the basis of the information provided is content with 
the proposal. 

Environmental Health No objections 

NI Water No objections 

Shared Environmental 
Service 

Considered the proposal on designated sites and has no 
objections.  

Rivers Agency No objections 
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Historic Environment 
Division – Historic 
Monuments 

Content that the proposal satisfies PPS 6 policy 
requirements, subject to 
conditions for the agreement and implementation of a 
developer-funded industrial heritage 
programme of archaeological works. 

 

7.   Consideration and Assessment 

 
Local Development Plan 
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.  
 
Ards and Down Area Plan 2015 
The site is within Ards countryside and the Strangford and Lecale Area of Outstanding 
Natural Beauty as designated within Ards and Down Area Plan. There is no specific 
zoning affecting the site and the plan is silent in respect of proposals of the subject 
nature. The proposal is therefore considered to be in conformity with the plan 
provided it complies with the relevant regional planning policies. 
 
Strategic Planning Policy Statement for NI  
This statement sets out the guiding principle relating to the grant/refusal of 
development which is contained within paragraph 3.8. This states 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.  
 
Paragraph 6.73 relates to residential development in the countryside and provides 
guidance on the conversion and re-use of existing buildings for residential use. On 
this matter the SPPS states that ‘provision should be made for the sympathetic 
conversion and re-use, with adaptation if necessary, of a locally important building 
(such as former school houses, churches and older traditional barns and 
outbuildings), as a single dwelling where this would secure its upkeep and retention.’  
 
This is more prescriptive than the wording of Policy CTY 4 in PPS21 and introduces 
the need for the building to be locally important in order to be suitable for conversion 
and re-use and therefore takes precedence in accordance with the transitional 
arrangements detailed in the SPPS. 
  
The SPPS does not define ‘locally important’ but lists examples such as former school 
houses, churches and older traditional barns and outbuildings. While these cited 
examples typically relate to buildings that generally have some design, architectural 
or historic merit, they do not represent a definitive list and there may be other factors 
that would result in a particular building being of importance to a locality.  
‘The Maltings’ is a large industrial complex constructed in the 1940’s as a maltings to 
supply malt to the brewing & distilling industries in Ireland and, although the building 
is not listed, it is a site of industrial heritage interest recorded on the Department for 
Communities Industrial Heritage Record. The building regularly features on historical 
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and local interest websites and it is quoted on a website as ‘one of the most striking 
buildings in Ballyreagh’. 
 
The building sits on an elevated site above the Portaferry Road. It is a prominent 
feature in the local landscape, visible from Portaferry Road and longer views across 
Strangford Lough, and it contributes to the character of the surrounding Ards area. 
‘The Maltings’ building can therefore be considered as a locally important building as 
it has local architectural and historical merit and is worthy of retention. Allowing the 
conversion of this building will secure the upkeep and retention of an historic rural 
feature and promote sustainability.  
 
The conversion to apartments will be sympathetic as the main fabric of the existing 
building will be retained. Only a small extension is proposed to the side of the existing 
building to link the existing silo to the main building. The extension will match the 
height and materials of the existing building.  
 
The proposal therefore complies with the SPPS and Paragraph 6.73 as the building to 
be converted is considered as locally important and the conversion will be 
sympathetic.  
 
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 within the wider environment.  
 
Policy NH1 relates to European and Ramsar Sites. Within this it states that planning 
permission will only be granted for a development proposal that is not likely to have a 
significant effect on these sites. This policy is applicable as the site is adjacent to 
Strangford Lough and designated sites.  
 
This planning application was considered in light of the assessment requirements of 
Regulation 43 (1) of the Conservation (Natural Habitats, etc.) Regulations (Northern 
Ireland) 1995 (as amended) by Shared Environmental Service (SES) on behalf of 
Ards and North Down Borough Council which is the competent authority responsible 
for authorising the project and any assessment of it required by the Regulations. 
 
Having considered the nature, scale, timing, duration and location of the project SES 
concluded that, provided mitigation is conditioned in any planning approval, the 
proposal will not have an adverse effect on site integrity of any European site. 
 
Policy NH2 relates to European Protected Species. Within this it states that planning 
permission will only be granted for a development proposal that is not likely to harm a 
European protected species.  
 
As the proposal is for the conversion and modification of an old industrial building 
there may be potential for bats which are a European protected species. An ecology 
statement was submitted.  
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NIEA Natural Environment Division (NED) was consulted and commented ‘NED has 
considered the impacts of the proposal on designated sites and other natural heritage 
interests and, on the basis of the information provided, has no concerns.’  
 
Policy NH 6 relates to Areas of Outstanding Natural Beauty (AONB). Within this it 
states that 'planning permission for new development within an Area of Outstanding 
Natural Beauty will only be granted where it is of an appropriate design, size and 
scale for the locality.’ 
 
As the proposed site is located within the Strangford and Lecale Area of Outstanding 
Natural Beauty a Design and Access Statement was submitted as required by statute. 
The proposal involves the conversion of an existing building to 27 no. apartments with 
minimal alterations therefore the proposal is considered to be sympathetic to the 
AONB and the character of the locality will be maintained. The existing traditional 
hedgerow boundaries around the site will be retained with any new boundaries 
planted with native species hedgerow or trees which is in keeping with the character 
of the AONB and locality.  
 
Planning Policy Statement 3 – Access, Movement and Parking 
This policy seeks to promote road safety and an accessible environment, promote 
more sustainable modes of transport and reduce reliance on the private car. 
 
A new access will be provided for the 27 no. apartments off Portaferry Road which is 
not a Protected Route. DfI Roads was consulted in relation to road safety and offers 
no objections therefore the proposal is considered to comply with Policy AMP2 – 
Access to public roads.  
 
Adequate car parking will be provided with 58 no. car parking spaces provided at the 
front and rear of the site. This is adequate and exceeds current parking standards 
which sets out for two-bed apartments 1.5 spaces (unassigned) per apartment is 
required and for one-bed apartments 1.25 spaces (unassigned) is required. The 
proposal includes 22 two-bed and 5 one-bed apartments which results in the 
requirement of 40 spaces for the development. The proposal provides an additional 
18 spaces. 
 
DfI Roads was consulted and offers no objections. The proposal will therefore not 
prejudice road safety or significantly inconvenience the flow of traffic. 
 
It is also important to consider this in the context of the hotel approval which would 
have likely involved more frequent vehicular movements.  
 
Planning Policy Statement 6 – Planning, Archaeology and the Built Heritage 
The proposal involves works to a site of industrial heritage interest recorded on the 
Department for Communities Industrial Heritage Record. ‘The Maltings’ is a large 
industrial complex constructed in the 1940’s as a maltings to supply malt to the 
brewing & distilling industries in Ireland. 
 
Historic Environment Division: Historic Monuments (HED: HM) considered the 
impacts of the proposal and is content that the proposal satisfies PPS 6 policy 
requirements, subject to conditions for the agreement and implementation of a 
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developer-funded industrial heritage programme of archaeological works to identify 
and record any industrial archaeological remains in advance of new construction, 
or to provide for their preservation in situ, as per Policy BH 4 (Archaeological 
Mitigation) of PPS 6. 
 
Planning Policy Statement 15 – Revised Planning and Flood Risk 
The Flood Hazard Map (NI) indicates that the development does not lie within the 1 in 
100 year fluvial or 1 in 200 year coastal flood plain therefore Policy FLD1 is not 
applicable. 
 
Policy FLD2 which relates to the protection of flood defence and drainage 
infrastructure is not applicable to this site based on the information provided. 
 
As the proposal is for a residential development comprising of 10 or more dwelling 
units a Drainage Assessment was submitted in line with Policy FLD3 - Development 
and Surface Water. DfI Rivers was consulted and commented ‘while not being 
responsible for the preparation of the Drainage Assessment by Flood Risk Consulting, 
dated June 2018, accepts its logic and has no reason to disagree with its 
conclusions.’ 
 
Policy FLD4 which relates to the artificial modification of watercourses is not 
applicable to this site based on information provided. 
 
Policy FLD5 which relates to development in proximity to reservoirs is not applicable 
to this site. 
 
Planning Policy Statement 21 - Sustainable Development in the Countryside  
Policy CTY 1 lists types of development which in principle are acceptable in the 
countryside. One of these is the conversion of a non-residential building in the 
countryside to a dwelling or dwellings in accordance with Policy CTY 4.  
 
Policy CTY 4 states that planning permission will be granted for the sympathetic 
conversion, with adaptation if necessary, of a suitable building for a variety of 
alternative uses, including use as a single dwelling, where this would secure its 
upkeep and retention. Proposals will be required to be of a high design quality and the 
policy sets out a range of criteria which conversion proposals should meet.  
 
The wording ‘suitable’ has been superseded by ‘locally important’ as per the SPPS 
and transitional arrangements.  
 
In accordance with criterion (a) the building is of permanent construction. A Structural 
Condition Survey, prepared by a Chartered Structural Engineer, was submitted which 
concludes that ‘the general condition of the property is good with only a few structural 
items to be addressed.’ The grain silo will also be converted and a separate Structural 
Condition Survey, prepared by the same Chartered Structural Engineer was 
submitted which concludes that ‘the general condition of the property is good with 
only a few structural items to be addressed. The conversion to accommodation plans 
to use the frame only for cladding purposes and to provide a separate structure to 
support any floors etc.’ 
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The conversion will maintain and enhance the character and architectural features of 
the existing building with only minor alterations. The existing clay brick walls will be 
cleaned, and repointed and new window openings will be added to match the existing 
detailing. There will be a slight increase to the ridge height to allow the existing 
asbestos sheet roofing to be replaced with natural stone slate. The existing signage 
on the front elevation of the building showing ‘Ards Maltings’ will be retained which is 
welcomed as it is a historical feature of the building.  
 
The grain silo at the front of the site will also be converted to accommodation with 
minimal alterations. The existing frame will be maintained with dark grey aluminium 
cladding, floor to ceiling glazing, and a standing seam zinc clad roof added.  
 
The majority of the car parking will be provided at the front of the site. The traditional 
pattern of development for the existing building had parking/ circulation areas at the 
front of the building. Planting will be added in front of and between the parking areas 
to aid integration and reduce the visual impact from public views. This will ensure the 
proposal will have no adverse effect on the setting of the building or the character and 
appearance of the locality. 
 
As the alterations are minimal and the historic fabric of the building will be maintained 
and enhanced, the proposal will not have an adverse effect on the character or 
appearance of the locality and the proposal is considered to comply with criterion (b).  
 
A small extension will be added to the south-east elevation of the existing building 
behind the silo which will be sympathetic to the existing building. The extension will be 
finished in similar materials, the window openings will follow the pattern of the existing 
building and the ridge height will tie in with the rest of the building. As the proposed 
extension is sympathetic to the scale, massing and architectural style and finishes of 
the existing building, the proposal complies with criterion (c). 
 
The conversion will not unduly affect the amenities of nearby residents as the nearest 
neighbour, outside the control of the applicant, is located approximately 200m south-
east of the building. There is a dwelling to the north-west of the building that has been 
shown on the plans as within the ownership of the applicant. There is the potential for 
overlooking from the apartments on this dwelling. However, the dwelling is currently 
vacant and there is mature vegetation along the boundaries of the site that will be 
retained to provide screening which will reduce any unacceptable adverse impacts 
from overlooking. Also, limited weight has been given to any potential overlooking on 
this dwelling as the land is within the ownership of the applicant.    
 
The proposal will not adversely affect the continued agricultural use of adjoining land 
as although a new access is proposed through adjoining agricultural land, this will 
only use a portion of the field and the rest of the field will still be available for 
agriculture (see Site Layout Plan). The proposal therefore complies with criterion (d)  
 
Criterion (e) requires the nature and scale of any proposed non-residential use to be 
appropriate to a countryside location. This is not applicable as the proposal is for 
residential use.  
 
A waste-water treatment plant is proposed to serve the development. A field drain, 
swale and gullies will be provided at the front of the site to prevent surface water run-
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off. No objections to the proposal have been provided from environmental bodies and 
statutory consultees therefore it is considered that all necessary services can be 
provided without significant adverse impact on the environment or character of the 
locality and the proposal complies with criterion (f). 
 
A new access will be provided for the proposal off Portaferry Road. The new access 
will go through an existing agricultural field.  Wherever possible, in the countryside, 
access should be taken from an existing laneway. The existing laneway to the 
building is not within the redline site boundary of the proposal and therefore cannot be 
considered. New low hedge planting will be planted along the new access and new 
trees will be planted between the building and the roadside to aid integration.  
 
Following consultation with DfI Roads, it requested that the access be relocated to the 
position shown on the site layout plan for road safety reasons. Following submission 
of the requested amendments, DfI has no objections to the proposed access in terms 
of road safety, therefore the proposal complies with criterion (g). 
 
CTY 4 states that ‘exceptionally, consideration may be given to the sympathetic 
conversion of a traditional non-residential building to provide more than one dwelling 
where the building is of sufficient size; the scheme of conversion involves minimal 
intervention; and the overall scale of the proposal and intensity of use is considered 
appropriate to the locality.’  
 
It is considered that the building is of sufficient size to accommodate 27 no. 
apartments as the proposal includes a mix of one and two bed apartments which 
meet the current space standards for apartments as set out in DSD’s Housing 
Association Guide 2009: Design Standards.  
 
As detailed earlier in the report, the minor scale of the extension and alterations 
proposed to the existing building will ensure the scheme of conversion involves 
minimal intervention and any alterations will be sympathetic to the overall design and 
architectural features of the existing building.  
 
Due to the large size of the building, it is considered that the conversion to 27 no. 
apartments is an appropriate scale for the locality and will ensure the upkeep and 
retention of an historic and prominent building in the local area.  
 
 

 

8.   Consideration of Representations 

13 letters of objection have been received from eight separate addresses.  
 
When the proposal was first advertised six objection letters were received which 
raised the following concerns: 
 

• Integrate development sensitively with the environment / topography of the 
site, avoid overdevelopment and gross intrusion into the countryside. 

The original proposal included a large extension which the Council deemed as 
overdevelopment and intrusive into the countryside and amended plans were 
submitted to significantly reduce this extension. The conversion will now only include 



 

10 

 

a small extension and the majority of the development will be within the existing 
building fabric. To allow the development to integrate sensitively there will be 
additional planting of native hedgerow and trees at various locations throughout the 
site. 
 

• Over development of the site with large extension and number of apartments. 
The proposal has been amended and the large extension significantly reduced to 
ensure the site is not overdeveloped. Due to the large size of the existing building, the 
number of apartments is required to ensure the upkeep and retention of this historic 
building. 
 

• Redevelopment should be within the existing industrial footprint. 
The proposal has been amended and the large extension significantly reduced. The 
majority of the development is now within the existing industrial footprint. 
 

• No sewage available on Portaferry Road – concern septic tanks would 
discharge into Strangford Lough. 

A waste-water treatment plant will be located at the front of the site. NIEA Water 
Management Unit, Natural Environment Division and Marine Fisheries Unit, NI Water, 
and the Shared Environmental Service were consulted with regard to the septic tank 
and run off/ impact on Strangford Lough. All responses provided no objections and 
mitigation measures will be conditioned on any permission to protect the integrity of 
Strangford Lough. It is therefore considered that the waste-water treatment plant is 
sufficient, and the proposal will not have an adverse effect on the integrity of the 
designated sites at Strangford Lough.    
 

• Position of new access between the current access and the entrance to No. 87 
Portaferry road is dangerous, increase in traffic and accidents. Inadequate site 
splays shown on plan. Right hand filter lane is dangerous. 

Plans have been amended since these concerns were raised to relocate the access 
and remove the right-hand filter lane. DfI Roads has been involved throughout the 
process providing advice on the acceptability of the access and it was asked to 
consider the objections raised. Following the amendments to the access, it now offers 
no objections and it is considered that the proposal will not prejudice road safety or 
significantly inconvenience the flow of traffic. 
 

• Extending the height of an already prominent building is not in keeping with the 
character and appearance of countryside. It would not integrate, and the visual 
impact would be significantly greater. 

There is a slight increase to the ridge height of the building to replace the asbestos 
sheet roof with a natural stone slate roof. It is considered that the increase in height 
will not have an adverse impact on the character and appearance of the countryside 
as the increase is only 0.6m which is not significantly greater and the use of natural 
stone slate is in keeping with the character of the countryside.  
 

• As building is in an AONB and close to Strangford Lough any development 
should be within the existing footprint. 

There is no policy requirement for the development to be within the existing footprint.  
The impact of the proposal on the AONB and Strangford Lough has been considered 
earlier in the report under the relevant policy sections. It is considered that the 



 

11 

 

proposal will not have an adverse impact on the AONB or the integrity of Strangford 
Lough. 
 

• Silo feature is only a corrugated iron structure – CTY4 states building of 
temporary structure not eligible for conversion under this policy. 

As discussed earlier in the report a Structural Condition Survey was submitted which 
concluded that the general condition of the property is good with only a few structural 
items to be addressed and therefore it is considered as suitable for conversion under 
Policy CTY4. The site forms part of the overall historical context and it has been 
considered under the policy and in the context of the Industrial Heritage records.  
 

• Run off from the field causes flooding on the road – question the effectiveness 
of proposed drainage and drainage assessment. 

Rivers Agency was consulted with the Drainage Assessment and it offered no 
objections. A field drain, swale and gullies will be added to the front of the site to 
prevent run off from the site onto the public road. 
  

• Area is greenbelt and surrounded by prime agricultural land. 
The relevant planning policy for the countryside, PPS21 – Sustainable Development 
in the Countryside, allows for the sympathetic conversion of a non-residential building 
in the countryside to a dwelling or dwellings in accordance with Policy CTY 4 and the 
SPPS. It is considered that the proposal will not adversely impact the surrounding 
prime agricultural land as the large extension that was previously proposed has been 
significantly reduced so it does not extend into the adjacent agricultural land. 
 

• Ecological assessment is inadequate, no consideration of wintering birds, no 
competent bat survey. 

NIEA Natural Environment Division was consulted with the Ecological assessment 
which included the consideration of bats and birds. NIEA NED commented that it 
‘considered the impacts of the proposal on designated sites and other natural heritage 
interests and, on the basis of the information provided, has no concerns.’  
 

• Traffic assessment is irrelevant. 
DfI Roads considered the Traffic Assessment and offers no objections to the 
proposal. 
 

• No cognisance has been taken of the proximity to Strangford Lough and 
habitat concerns, contravention of Natura 2000 requirements. 

This planning application was considered in light of the assessment requirements of 
Regulation 43 (1) of the Conservation (Natural Habitats, etc.) Regulations (Northern 
Ireland) 1995 (as amended) by the Shared Environmental Service on behalf of the 
Council which is the competent authority responsible for authorising the project and 
any assessment of it required by the Regulations. Having considered the nature, 
scale, timing, duration and location of the project it is concluded that, provided 
mitigation is conditioned in any planning approval, the proposal will not have an 
adverse effect on site integrity of any European site.    
   
Following the re-advertisement and re-neighbour notification of amendments to the 
proposal, which included a reduction in the scale of the proposed extension and 
removal of the right-hand turn lane, seven further objection letters were received. 
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Within these letters the objectors welcomed a reduction in the scale of the extension 
and removal of the right-hand turn lane but still had concerns with: 
 

• Sewage – is septic tank suitable for 27 apartments and proximity to Strangford 
Lough. 

This has been previously discussed above, several statutory bodies were consulted 
and offered no objections to the proposed waste-water treatment plant and the 
proximity to Strangford Lough subject to mitigation conditions being included on any 
permission. 
  

• Access relocated opposite No. 87 will not alleviate the road problems and 
dangers, close to a dangerous ‘blind crest’ outside No. 87, increase in 
accidents. Visibility splay blocked by a hedge and wall, have visibility splays 
been checked properly. 

The access was relocated to achieve the required forward stopping distance and 
improve road safety following consultation with DfI Roads. DfI Roads was consulted 
with the amended plans and relocation of the access and offers no objections. It is 
therefore considered that the proposed access will not prejudice road safety or 
inconvenience the flow of traffic. 
 

• Why is a new access required when existing access could be upgraded? 
The existing access is outside the redline boundary of the planning application and it 
is not included within the blue line, therefore it is outside the control of the applicant 
and cannot be considered as part of this proposal. 
 

• Portaferry road unsuitable at this location. It is imperative Roads fix the road 
before this planning application can be considered – structural problem with 
the road – DfI Roads have been made aware of these problems.  

This is outside the remit of planning and is a matter for DfI. The Council can only 
consider and control development that is within the redline of the planning application. 
As discussed previously, DfI Roads offers no objections to this planning application 
from a road safety perspective. 
 

• Question if silo can be converted. 
As previously discussed, a Structural Condition Survey was submitted which 
concluded that the general condition of the property is good with only a few structural 
items to be addressed and therefore it is considered as suitable for conversion under 
Policy CTY4. 
 

• More sodium intrusion into Strangford Lough, major wildlife disturbance 
As previously discussed, the relevant statutory bodies in relation to the protection of 
Strangford Lough and wildlife were consulted and are content with the proposal 
subject to mitigation being conditioned to protect the integrity of the designated sites 
at Strangford Lough. 
 

• Number of units is overdevelopment – has the need been clearly established. 
There is no policy provision to establish a need for apartments in the countryside. As 
discussed previously, the SPPS and PPS21 – Sustainable Development in the 
Countryside allows for the sympathetic conversion of a non-residential building in the  
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countryside to a dwelling or dwellings in accordance with Paragraph 6.73 and Policy 
 CTY 4. Due to the large size of the existing building, the number of apartments is 
required to ensure the upkeep and retention of this historic building. 
 

• Proposed jump in Newtownards settlement limit - If this development proceeds 
it will open the flood gates to other breaches of the settlement limit. 

The settlement limit of Newtownards will not be altered by this proposal and the site 
will remain as designated countryside. Any extension to the settlement limit can only 
be considered through the Local Development Plan. This is conversion of an existing 
building in the countryside and has been assessed appropriately in that context. 
This proposal will not set a precedent to breaches of the settlement limit as certain 
types of development are acceptable in the countryside under PPS21 and any future 
applications will be assessed on their own merits against the relevant planning policy. 

 

9.   Conclusion  

The proposal has been assessed against the relevant planning policies and all 
relevant material considerations, consultation replies, and representations have been 
considered. I am content that the proposal complies with planning policy as the 
building to be converted is considered as ‘locally important’ and can be 
sympathetically converted to apartments with minimal alterations and without an 
adverse impact on the surrounding local countryside, road safety and the integrity of 
Strangford Lough. It is my professional planning judgement that planning permission 
should be granted. 

 

10.    Recommendation 

 
Grant Planning Permission 
 

 

11.    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 Private Streets (Northern Ireland) Order 1980 as amended by the Private 
Streets (Amendment) (Northern Ireland) Order 1992 
 
The width, position and arrangement of the streets, and the land to be 
regarded as being comprised in the streets, shall be as indicated on Drawing 
No. 18A bearing the date stamp 25th November 2019. 
 
Reason: To ensure there is a satisfactory means of access in the interests of                    
road safety and the convenience of road users. 

 
3. The visibility splays of 4.5metres by 160 metres at the junction of the proposed 

access with the public road, shall be provided in accordance with Drawing 
No18A bearing the date stamp 25th November 2019, prior to the 
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commencement of any other works or other development. These splays shall 
be retained and kept clear thereafter in perpetuity.  
 
Reason: To ensure there is a satisfactory means of access in the interests of                
road safety and the convenience of road users. 

 
4. All construction activity shall be confined within site boundaries, and the 

boundary of the designated areas shall not be disturbed in any way without 
written consent from DAERA.  
 
Reason: To protect the integrity of Strangford Lough Part 1 ASSI, Strangford                              
Lough MCZ, Strangford Lough SPA and SAC and Strangford Lough Ramsar                
site, and to avoid it being damaged by construction vehicles, deposited                         
materials, contaminated run-off, or any other activity during the construction                 
period or thereafter.  Any works occurring within the designated site but outside             
the red line planning application boundary are subject to The Conservation                   
(Natural Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended) and             
the Environment (Northern Ireland) Order 2002 (as amended). 

 
5. All waste water shall be directed away from Strangford Lough 

SAC/SPA/Ramsar and ASSI designated areas.   
                                                                                           

     Reason: To prevent pollution of the sea water of the designated sites.  
 

6. 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). In the event of unacceptable risks being 
identified, a remediation strategy shall be agreed in writing with the Council. 

 
           Reason: Protection of environmental receptors and human health to ensure   
           the site is suitable for use. 
 

7. After completing the remediation works under Condition 6; and prior to 
occupation of the development, a verification report shall be submitted and 
agreed in writing with the Council.  This report should be completed by 
competent persons in accordance with the Model Procedures for the 
Management of Land Contamination (CLR11). The verification report 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.  
 

8. All hard and soft landscape works shall be carried out in accordance with the 
approved plan Drawing No. 04A bearing the date stamp 23rd August 2019, 
and the appropriate British Standard or other recognised Codes of Practise. 
The works shall be carried out during the first available planting season 
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following occupation of the first apartment hereby approved and retained 
thereafter.  

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

9. 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 landscape. 
 

10. No site works of any nature or development shall take place until a programme 
of archaeological work has been implemented, in accordance with a written 
scheme and programme prepared by a qualified archaeologist, submitted by 
the applicant and approved in writing by the Council. The programme should 
provide for the identification and evaluation of industrial archaeological remains 
within the site, for mitigation of the impacts of development, through 
excavation, recording or by preservation of remains, and for preparation of an 
archaeological report. 
 
Reason: To ensure that archaeological remains within the application site are 
properly identified and protected or appropriately recorded. 
 

11. Access shall be afforded to the site at all reasonable times to any archaeologist 
nominated by the Department for Communities – Historic Environment Division 
to observe the operations and carry out archaeological recording. 
 
Reason: To ensure the identification, evaluation and appropriate recording of 
any archaeological remains which are exposed by the operations. 
 

12. A landscape management plan, including long term design objectives, 
performance indicators, management responsibilities and maintenance 
schedules for all landscaped areas, (except for trees or other vegetation 
retained in the public interest) shall be submitted to and approved by the 
Council in writing prior to the occupation of any part of the development hereby 
approved. The landscape management plan shall be carried out as approved. 
 
Reason: To ensure the sustainability of the approved landscape design 
through its successful establishment and long-term maintenance. 
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Aerial Image of Site 
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Site Location Plan  

 
 
Site Layout 
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Front Elevation  

 
 
 
 
 
Photos of the Site 
 
Front Elevation 
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North-west (side) Elevation  
 

 
 
 
 
South-west (side) Elevation 
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Critical Views 
 
Traveling South along Portaferry Road  
 

 
 
 
 
Traveling North along Portaferry Road  
 

 



Case Officer Addendum 

LA06/2018/0767/F: Proposed retention, conversion and extension of existing 

building at 'The Maltings' from redundant industrial brewery and 

malting facility to 27 no. apartments, access, car parking, 

amenity space, landscaping and ancillary works on lands at 82 

Portaferry Road Newtownards (amended description and plans) 

 82 Portaferry Road, Newtownards 

 

This addendum is prepared to address issues which were raised within a request for 

speaking rights received in relation to this planning application. That request was 

lodged by: Mr Andy Stephens, of Matrix Planning Consultancy, and sought speaking 

rights for himself and on behalf of a 3rd party objector, Mrs Elizabeth Lemon, of 87 

Portaferry Road, Newtownards. 

The speaking rights have been granted and time allotted for Mr Stephens to address 

the Committee at the presentation of the application on 4 February 2020.   

Within that request Mr Stephens asserted the following issues with the application: 

1. The proposed access and implications for traffic progression and road safety; 

2. Visibility splays include 3rd party lands and incorrect ownership notice served; 

3. Existing telegraph poles within visibility splays not shown on submitted drawings; 

4. DFI Roads has overlooked requirement for a ‘Trief’ kerb or other suitably approved 

vehicle restraint system to contain and re-direct vehicles safely back onto 

carriageway, if they were to stray unchecked, potentially causing injury given 

location of exit opposite the garden of No. 87 Portaferry Road; 

5. Comments from a Roads Engineer asserting technical aspects contrary to the 

applicant’s submission and DFI Roads’ consideration; 

6. Seeking copy of the access position for the previously approved hotel 

development (X/2008/07873/F) and requesting an explanation of why the existing 

access cannot be upgraded; 

7. Stating that no evidence of lawful commencement of the above hotel development 

and therefore can’t be considered as a ‘fallback’; 

8. The planning context against which to assess the proposal has changed since the 

hotel development proposal. 

This Addendum report is made in accordance with paragraph 39 of the 

Protocol for the operation of the Planning Committee 

The Planning Department responds sequentially to the matters raised as follows as 

per their enumeration above: 

1. As detailed within the Case Officer Report, the original proposal included a right 

hand turning lane.  In its first consultation response (August 2018) DFI Roads 

queried the requirement for this and the applicant responded to Planning to state 

it had primarily been due to the hotel planning history which had included such a 

right hand turning lane, to prevent rear end shunts due to a restricted forward 



stopping distance. However, DFI Roads considered that given the scale of this 

proposal, a right hand turn lane was not warranted.  Subsequently, DFI Roads 

specified the need for a forward stopping distance to the access, and in order to 

deliver this the applicant amended the location of the access which then provided 

a 160m forward stopping distance to the junction and 4.5m x 160m visibility splays 

from the junction.  The access drawing includes a long section noting the eye 

height of 1.05m and object height of 0.26m was utilised. 

 

DFI Roads responded to state that the 4.5m x 160m sight lines were likely to be 

unachievable in that proposed position given the crest on the Portaferry side of 

the access (i.e. left-hand side emerging).  Further to this, details of further revision 

to the proposed access road were submitted in November 2019 and submitted to 

DFI Roads for assessment.  DFI Roads then responded to state that the revised 

layout was acceptable in principle. Plainly, the Planning Department relies upon 

the expert consultation advice of the DFI Roads as the statutory roads authority in 

Northern Ireland.  

 

As such, despite the generalised nature of this objection point, the Planning 

Department is content that, given the conclusions of DFI Roads, in its professional 

judgment no such unacceptable impacts to the safety and convenience of road 

users will occur which is the apparent issue being raised by the objector.    

 

2. Section 42 of The Planning Act (NI) 2011 states that a council must not entertain 

an application for planning permission in relation to any land unless it is 

accompanied by one or other of a four certificates (A, B, C or D).  The application 

was accompanied by Certificate A – stating that The Gilmore Pension Fund at the 

date of the application being made was in actual possession of every part of the 

land to which the said application relates and is entitled to a fee simple absolute.  

If a person issues a certificate which they know to be false or misleading or 

recklessly issues a certificate which contains false or misleading information they 

are guilty of an offence. As such the Planning Department proceeded on the basis 

that this certificate was true and accurate.  

 It should be noted that a certificate under Section 42 is not proof of ownership but 

intended to ensure certain person likely to be interested or affected by a planning 

application are notified of it, assuming the correct certificate is served.   

 When an allegation of inaccuracy in an ownership certificate arises the Planning 

Department will investigate matters.  

The case of Re Callan is authoritative in such circumstances as it found that where 

it was evidenced that the person upon whom the notice was supposed to be 

served, was in fact aware of planning application and had made representations, 

no prejudice was caused and thus the error was not fatal.  

Plainly, the consideration of prejudice is fact specific and requires inquiry by the 

Planning Department.  



In this case Mr Stephens’ complaint does not relate to his client but in fact a third 

party, a Dr Thatcher who owns no. 88 Portaferry Road.  However, Dr Thatcher 

was neighbour notified as required by The Planning (General Development 

Procedure) Order (NI) 2015 and submitted representations to the Planning 

Department in response to the application, and thus it is clear that Dr Thatcher 

has not been deprived of opportunity of making representation and thus, no 

prejudice arises. 

Further, the above is premised upon Mr Stephens assertion being correct. The 

applicant disputes the claims of Mr Stephens and states that the requisite land is 

either within the ownership of the applicant or controlled/maintained by DFI Roads.  

The Planning Department will not concern itself with adjudicating what are private 

law property rights issues but rather seeks to exercise its planning functions in 

accordance with its obligations under the Planning Act (Northern Ireland) 2011.  In 

so doing the Planning Department’s primary concern is the delivery of the required 

visibility splays and the protection of the safety and convenience of road users 

from harm.   

As such to protect the safety and convenience of road users, the Planning 

Department has proposed a negative ‘Grampian’ condition requiring the 

construction of the requisite access and visibility splays prior to the 

commencement of development – see Condition 3 recommended within the Case 

Officer Report. It is proposed to slightly amend the wording of that condition and 

the following wording is recommended to the Committee: 

‘Prior to the commencement of development, the vehicular access and visibility 

splays of 4.5m x 160m as depicted on Drawing No. 18A, bearing the date stamp 

25th November 2019, shall be provided and the access and visibility splays 

permanently retained thereafter.  The area within the visibility splays and any 

forward sight line shall be cleared to provide an uninterrupted level surface no 

higher than 250mm above the level of the adjoining carriageway and such splays 

shall be permanently retained and kept clear thereafter.’ 

3. The imposition of the above recommended condition will secure the visibility 

splays free of obstruction and thus remove the harm to which Mr Stephens refers. 

Given the issue raised, the Planning Department sought clarification from DFI 

Roads regarding the issue of the complained of telegraph pole, and while it does 

not form part of the application before the Committee, DFI Roads advised that the 

applicant may seek relaxation in accordance with paragraph 4.1 of DCAN 15.  For 

the avoidance of doubt the above condition (in bullet point 2) requires the removal 

of the subject telegraph pole.  

 

4. DFI Roads has approved the access and visibility splays as submitted by the 

Applicant.  It is the professional judgement of the Planning Department that this 

access as delineated thereon is compliant with planning policy and transport 

engineering requirements given DFI Roads, the statutory roads authority, is 

content with same following consultation.  Further to receipt of Mr Stephens’ 



objection, DFI Roads has confirmed that there no specific justification in this rural 

location to introduce a TRIEF Safety Kerbing System. 

 

5. As per the response to no. 4 it is the Planning Department’s professional opinion 

the access as proposed, given the consultation response of DFI Roads, satisfies 

planning policy requirements and roads engineering requirements.  If that were not 

the case DFI Roads would have set same out in its consultation response.  

 

The Planning Department has provided Mr Stephens with a copy of the previously 

approved hotel development with its access arrangements as requested. As the 

Committee will be aware each planning application is determined on its own merits. 

Further, as detailed above and within the application pack before the Committee, 

the access as proposed is the outcome of a series of consultation responses and 

revisions by the planning applicant in response to DFI Roads’ comments throughout 

the processing of the application. The first design sought to conform to that of the 

hotel but was changed in response to the comments of DFI Roads.   

 

6. The Case Officer Report sets out that whilst the hotel approval is a material 

consideration, determining weight has not been given to it.  No application for a 

certificate of lawfulness has been proffered and as such the Planning Department 

has no evidence to suggest that it was commenced timeously, and at no point has 

the applicant asserted such.  As such the Planning Department does not, and has 

not, viewed the Hotel permission as a ‘fall back’ which provides a base to assess 

the proposal from. The Hotel permission was a material consideration in the content 

of the planning history of the site.  

7. The Planning Department has determined the planning application before it against 
prevailing planning policy.  This is set out in the Case Officer Report as previously 
published. As detailed within the Case Officer Report the application has been 
assessed against PPS 21 Policy CTY 4 – The Conversion and Reuse of Existing 
Buildings and the subsequent change to that policy included within the Strategic 
Planning Policy Statement in respect of ‘locally important building’. 

Of note, which was not previously included within the planning history within the 

Case Officer Report, the property at No. 87 Portaferry Road, owned/occupied by Mrs 

Lemon, on whose behalf Mr Stephens is acting, was certified as lawful on 29 

January 2020 under LA06/2019/1300/LDE, for the following: 

‘Existing commercial car repair and motor mechanics garage/workshop, hardstanding 

for the storage and parking of vehicles associated with the garage and direct access 

on to the Portaferry Road.’ 

The use of the site had been operating without the benefit of planning permission but 

was able to demonstrate that it was immune from enforcement action given the 

passage of five years prior to the date of the application.  DFI Roads has confirmed 

that it will not be affected by this proposal as there is a satisfactory stagger between 

both accesses, and as such in the professional planning judgement of the Planning 



Department this recent decision does not have any bearing on the consideration of 

this application.. 

 

On balance having considered the issues raised by Mr Stephens and the response to 

each as outlined above, it is the professional planning judgement of the Planning 

Department that its recommendation of approval holds good.  Plainly, the submission 

of Mr Stephens and the Planning Department’s response should be weighted in the 

planning balance as well as any response received from the Planning Applicant or 

other party.  

A further objection letter was submitted to the Planning Department on 3 February 

2020 which represented further comments in relation to previous objection by a third 

party.  The content has been reviewed, and it is considered that the issues raised have 

been addressed in both the Case Officer Report and this addendum. 

 

 

 



ITEM 4.4 

Ards and North Down Borough Council 

Application Ref LA06/2019/0738/F 

Proposal 

Demolition of existing garage and erection of single-storey, 

two bedroom annex with shower room and creation of two car 

parking spaces to the front of the proposed annex  

Location 

9 The Hill, Groomsport 

 

DEA: Bangor East & Donaghadee 

 

Committee 
Interest 

A Local development application attracting six or more 

separate individual objections which are contrary to the 

officer’s recommendation 

Validated 31 July 2019 

Summary 

• Proposal is for ‘householder development’ as residential 
accommodation ancillary to the main dwelling at 9 The 
Hill and does not involve the creation of a separate self-
contained residential unit. Approval would be subject to 
a planning condition requiring the building to remain in 
ancillary use 

• The principle of ancillary residential accommodation with 
the curtilage of a dwelling is acceptable under Planning 
Policy Statement 7: Residential Extensions and 
Alterations 

• The accommodation is modest and subordinate to the 
main dwelling. While it is detached from the dwelling, this 
is a necessity on this particular site given the right of way 
located to the immediate rear of the dwelling which 
separates it from its rear amenity space 

• The proposed building will replace the existing garage on 
the site and its position, size and scale will be similar to 
other existing ancillary and incidental buildings to the 
rear of The Hill. There will therefore be no adverse impact 
on the character or appearance of the Groomsport Area 
of Village Character (AVC) 

• There will be no loss of parking provision as a result of 
the development 

Recommendation 
 
Grant Planning Permission 
 

Attachment Item 4.4a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref:   LA06/2019/0738/F DEA:  Bangor East & Donaghadee 

Proposal:  Demolition of existing garage and erection of single-storey, two-bedroom 
annex with shower room and creation of two car parking spaces to the front of the 
proposed annex. 
 

Location:   9 The Hill, Groomsport, BT19 6JS 
 
 

Applicant:   R and J Whyte 
 

Agent: N/A 

 
Date Valid: 30/07/2019 

 
Env Statement Requested: No 

 
Date last Advertised: 05/12/2019 

 
Date last Neighbour Notified: 25/11/2019 

 
Consultations: Yes 

 
Representations: No 
 

Letters of 
Support 

0 Letters of Objection 12 (8 different addresses) Petitions 0 

 
Summary of Main Issues: 
 

• Acceptability of design and finishes  

• Potential impact upon residential amenity 

• Impact of the proposal on the Area of Village Character 
  

Case Officer: Matthew Neill 

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 using Public Access 

http://www.planningni.gov.uk/
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2.   Site Location Plan 

 

 

1.   Description of Site and Surrounding Area 

 
The site consists of a private amenity space associated with an existing dwelling at 9 
The Hill within a residential area of Groomsport. The dwelling is a two-storey terraced 
property and is separated from its associated amenity space by an existing private 
laneway along the rear of the dwellings.  The walls of the dwelling are smooth cream 
render. The site consists of a paved and grassed area as well as an existing garage 
to the front of the curtilage of the rear private amenity space. The boundaries are 
defined by two hedgerows to the side of the rear amenity space and by several trees 
to the rear. 
 
The surrounding area similarly consists of a number of two-storey terraced properties 
that are separated from their associated amenity space by an existing private 
laneway. The majority of these rear private amenity spaces have 
garages/outbuildings located within them and are defined by vegetated boundaries.  
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3. Relevant Planning History 

 
I note there are several planning histories which I consider to be material to this 
assessment. Application ref. W/2002/0414 was granted in June 2002 for a proposed 
extension to form a two-storey workshop within the rear private amenity space 
associated with 19 The Hill. In addition, there are a number of properties located 
within similar plots of the land found to the rear of the terrace houses on The Hill, 
namely 20, 23 and 25A Backhill. 
 

 
 

4.   Planning Policy Framework  

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

• North Down & Ards Area Plan 1984-1995 

• Belfast Metropolitan Area Plan 2015 
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. Consequently, dBMAP is a material consideration relevant to this application 

 

• Strategic Planning Policy Statement for Northern Ireland 

• Planning Policy Statement 2: Natural Heritage 

• Planning Policy Statement 3: Access, Movement & Parking 

• Planning Policy Statement 6: Addendum – Areas of Townscape Character 

• Planning Policy Statement 7: Addendum – Residential Extensions & Alterations 

 

5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 
 
Creating Places  

 

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 Objections 

 

7.   Consideration and Assessment 

 
7.1 Area Plan Context 
 
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 in making any determination 
under the above Act, the determination must be made in accordance with the plan 
unless material considerations indicate otherwise. 
 
The adopted Belfast Metropolitan Area Plan 2015 (BMAP) has been quashed as a 
result of a judgment in the Court of Appeal delivered on 18 May 2017.  As a 
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consequence of this, the North Down and Ards Area Plan 1984-1995 (NDAAP) is 
now the statutory development plan for the area with draft BMAP remaining a 
material consideration.  The site is within the settlement of Groomsport in both the 
NDAAP and in the draft BMAP.  The site is within an Area of Village Character.  
 
The Joint Ministerial Statement of 31st January 2005 Development Plans and 
Implementation of the Regional Development Strategy contains guidance on the 
weight to be afforded to emerging draft plans. Following the Ministerial Statement 
of June 2012, accompanying the release of the 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. It is considered no issue arises as it relates to the subject site, 
and therefore dBMAP remains a material consideration relevant to this application. 
 
The plan makes no specific provisions material to this type of development.  It is 
therefore considered to be in general conformity with the plan, subject to the 
relevant policy considerations below.  
 
There are no environmental, architectural or archaeological designations affecting 
the site. 
 
7.2 Policy Context 
 
Strategic Planning Policy Statement SPPS 
 
Under the Strategic Planning Policy Statement (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.  
 
The SPPS, which came into effect in September 2015, states that during the 
transitional period existing policy within the Planning Policy Statements that have 
not been cancelled will apply. Within this context Addendum to Planning Policy 
Statement 7: Residential Extensions is retained and is considered along with other 
relevant policies below. 
 
Planning Policy Statement 2 - Natural Heritage 
 
PPS 2 sets out the planning policies for the conservation, protection and 
enhancement of our natural heritage. In safeguarding Biodiversity and protected 
Habitats, the Council recognises its role in enhancing and conserving our natural 
heritage and 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. 
 
In relation to designated sites, I have used Part 1 of NIEA’s Biodiversity Checklist 
as a guide to identify any potential adverse impacts on designated sites. No such 
scenario was identified.  Therefore, 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 
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Conservation (Natural Habitats, etc.) Regulations (Northern Ireland) 1995 (as 
amended). 
 
In terms of protected and priority species, no scenario was identified that would 
reasonably require additional survey information. I conclude therefore that there is 
low risk to species protected by national and international legislation.   
 
Planning Policy Statement 3 - Access, Movement and Parking 
 
Policy AMP 7 Car Parking and Servicing Arrangements 
 
The Department’s policy for parking standards are currently contained in the 
design guide ‘Creating Places’. 
 
As stated within ‘Creating Places’, sections 20.23 and 20.24, it is noted that the 
minimum length of 6 metres from the back edge of the footway or the near edge of 
a shared surface carriageway and a minimum width of 3.2 metres is required for a 
parking space. Having assessed the dimensions of the 2 proposed parking spaces 
to the front of the proposed annex, it has been determined that they both comply 
with these measurements set out in ‘Creating Places’. 
 
I am content that two in-curtilage car parking spaces to serve no.9 are adequate 
for a dwelling of this size and is in line with parking provisions. 
 
Planning Policy Statement 6 (Addendum) - Areas of Village Character 

 

Policy ATC 1 Demolition Control in an Area of Village Character 
Given the location of the garage to the rear of the dwelling I believe that its 
demolition will not have a detrimental impact upon the AVC as it will be replaced 
with the proposed single-storey annex and therefore an outbuilding will remain in 
the rear amenity space associated with 9 The Hill which is in keeping with the 
distinctive character of the area as most houses on The Hill have 
garages/outbuildings situated within their associated rear private amenity spaces. 
The existing garage is of brick construction with a flat roof and makes no material 
contribution to the character of the area.  
 
Policy ATC 2 New Development in an Area of Village Character 
The proposed annex will be finished to a similar design to other outbuildings 
associated with dwellings on The Hill and use matching materials to the existing 
garage located within the rear amenity space. Therefore, it will not detract from the 
character, appearance and quality of the AVC. 
 
The draft plan sets out a list of key features of the Groomsport AVC which must be 
taken into account when assessing development proposals. The two which would 
apply to this application are the mid and late Victorian buildings on The Hill and 
West Hill and the characteristic built form comprising two-storey buildings, with 
vertically proportioned small windows, render finishes, slate covered pitched roofs 
and ridge top chimneys. The proposed works will not be carried out on the main 
dwelling of 9 The Hill itself and thus will cause no detrimental harm to this building. 
Similarly, the works will not affect the characteristic built form of the area as the 
existing single-storey garage, which is proposed to be demolished, is of brick 
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construction with a flat roof and does not match the characteristic built form of the 
area. Again, the main dwelling of 9 The Hill, which does comply with the 
characteristic built form of the area, will remain unaltered under this proposal. 
 
Addendum to PPS7 - Residential Extensions and Alterations  
Policy EXT1 of Addendum to PPS7 states that planning permission will be granted 
for a proposal to extend or alter a residential property where all of the following 
criteria are met:  
 
(a) the scale, massing, design and external materials of the proposal are 

sympathetic with the built form and appearance of the existing property 
and will not detract from the appearance and character of the 
surrounding area;  
 
Permission is sought for the demolition of an existing garage and the erection 
of a single-storey, two-bedroom annex with shower room and the creation of 
two car parking spaces to the front of the proposed annex. The 22 sq metre 
existing garage will be demolished to facilitate the proposed 37 sq metre single-
storey annex. It will have a pitched roof with an eaves height of 2.6 metres and 
a ridge height of 3.9 metres. The two proposed car parking spaces to the front 
of the annex both will be 6 metres in length and 3.5 metres in width.  
 
Policy 2.8 of the addendum to PPS7 states that there may be occasions when 
people wish to provide ancillary accommodation to provide additional living 
space for elderly relatives or to meet a variety of other personal and domestic 
circumstances. It continues in Policy 2.9 by stating that to be ancillary, 
accommodation must be subordinate to the main dwelling and its function 
supplementary to the use of the existing residence. Such additional 
accommodation should normally be attached to the existing dwelling. Under the 
current proposals the annex is proposed to be detached from the main dwelling 
of 9 The Hill located within the rear amenity space. 
 
However, Policy 2.10 states where an extension to the existing house is not 
practicable, planning permission will normally depend on the development 
providing a modest scale of accommodation. Given the private laneway which 
runs to the rear of 9 The Hill, an extension to the property is not feasible. 
Having assessed the proposal, it is deemed that the single-storey annex will be 
to a modest scale and similar to other outbuildings located along similar private 
amenity spaces to the rear of the terrace properties located on The Hill. This is 
deemed to be the case having assessed the plans. Due to the restricted size of 
the proposed annex it is not considered to be self-contained accommodation.  

 

Given the position of the works to the rear of the dwelling, I deem that there will 
be no detrimental impact on the character of the area caused by the 
replacement building or parking spaces. All works are to be sympathetic to the 
existing dwelling and will use matching materials of the existing garage. The 
proposal satisfies the above policy consideration. The proposal is of similar size 
and scale to existing outbuildings located within the rear private amenity space 
of numerous other properties at The Hill. 
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(b) the proposal does not unduly affect the privacy or amenity of 
neighbouring residents;  
 
Given the nature of the works, there will not be a significant loss of privacy from 
overlooking. Additional windows will be located on the front, side and rear 
elevations. All windows will serve the bedrooms within the proposed annex. On 
the front elevation the window will face towards the garden area of the property, 
on the side elevation the windows will face towards the blank gable wall of a 
neighbouring properties garage and the window on the rear elevation will face 
towards the private right of way and the dwelling of 9 The Hill. 
 
The Addendum provides a light test to help in assessing the impact of loss of 
light.  A 60-degree angle from the centre of the closest neighbouring ground-
floor window, to the corner of the proposed extension. This is considered to be 
a reasonable figure which is generally accepted as appropriate (all other things 
being equal). Given the location of the proposed annex to the rear garden area 
of 9 The Hill, the light test is not applicable in this case. 
 

(c) the proposal will not cause the unacceptable loss of, or damage to, trees 
or other landscape features which contribute significantly to local 
environmental quality; and  
 
There will be no loss of landscape features as a result of this proposal.  
 

(d) sufficient space remains within the curtilage of the property for          
recreational and domestic purposes including the parking and 
manoeuvring of vehicles.  
 
The area of parking as a result of this development will remain the same 
despite the demolition of the existing garage. The proposed extension will 
inevitably reduce the applicant’s private amenity space; however, the applicant 
will be left with an ample amount of private amenity space to the rear. 

 

8.   Consideration of Representations 

There are 12 objections to consider, from 8 different addresses. 
 
The objections were received from neighbouring properties, 1 The Hill, 3 The Hill, 13 
The Hill, 17 The Hill, 19 The Hill, 23 The Hill, 10a The Brae and from 10 Cove View. 
The objections covered a number of similar issues of concern from a loss of character 
of the area caused by over development, concerns over the use of the proposed 
single-storey annex and that it will lead to an increase in traffic on The Hill which will 
cause added pressure to the already inadequate parking and concern that the 
addition of the proposed single-storey annex will cause added pressure to the sewer 
system on The Hill. 
 
With regards to concern over a loss of character caused by over development of the 
area I do not believe this will be the case. The proposed single-storey annex will be 
erected to the rear of 9 The Hill within the curtilage of its rear amenity space and will 
be subject to a condition that it must remain ancillary to the use of the main dwelling 
and not be used as a self-contained residential accommodation at any time. Critical 
views of the proposal will only be seen from the private right of way to the rear of the 
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dwellings located along The Hill and not along The Hill itself, nor from West Hill or 
Main Street in Groomsport. Many of the dwellings along The Hill have associated 
outbuildings/garages within their rear amenity space similar in appearance and size 
and scale to that of the proposed single-storey annex presently and therefore, I deem 
there will be no material difference between what is existing within other properties 
along The Hill and to what is being proposed under this application. Additionally, 
under this proposal, 9 The Hill will retain a long, narrow garden which is in keeping 
with the history of the area and other dwellings along The Hill, this was a concern 
raised by an objector. Therefore, given the reasons stated above, I do not believe this 
to be a refusal reason. 
 
With regards to the proposed single-storey annex causing an increase in traffic along 
The Hill leading to increased pressure to the already inadequate parking within the 
area, I do not believe this will be the case. The creation of two in curtilage car parking 
spaces located within the rear amenity space associated with 9 The Hill is adequate 
for a modest terrace dwelling and is comparable to the provision for other existing 
dwellings in the area. As such I believe this proposal may help to ease issue of 
parking along The Hill and at the very least will not cause any additional pressure 
upon the parking needs of the area. Therefore, I deem it to not be a refusal reason. 
 
With regards to concern over the pressure that the proposed single-storey annex will 
cause to the sewer system connected to The Hill, I do not believe such a small scale 
operation will lead to any additional adverse effects upon the system and as such do 
not deem this to warrant a refusal reason. 
 
A number of the objections also make reference to the proposed single-storey annex 
being used for the purposes of placing on the rental market. This is speculation and 
not a matter that can be given any determining weight in considering the proposal. 
Regardless, the proposal will be subject to a condition that it must remain ancillary to 
the use of the main dwelling and not be used as a self-contained residential 
accommodation at any time.  

 
 

9.   Conclusion  

The proposal is considered to be in accordance with the development plan, 
relevant planning policies and other material considerations.  The proposal will 
have no detrimental harm on any designated areas or on the living conditions of 
neighbours and as such it is recommended the proposal be approved subject to 
the conditions below. 

 
 

10.    Recommendation 

 
Grant Planning Permission 
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11.    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 detached single-storey annex hereby permitted shall not be occupied at 

any time other than for purposes ancillary to the residential use of the dwelling 
known as 9 The Hill, Groomsport, and shall not be use as a separate self-
contained residential unit at any time.  
 
Reason: To control the use of the building in the interest of the wider 
residential amenity.  
 

3. The two-car parking spaces as indicated on Drawing No. 02, date stamped 
20th November 2019, shall be provided prior to the commencement of use of 
the ancillary accommodation hereby approved and shall be permanently 
retained thereafter. 
  
Reason: To provide an adequate level of parking. 
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Figure 1: Location of application site 

Figure 2: Site location plan 
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Figure 3:Proposed floor and elevation plans 

Figure 4: Site photo of existing garage and private laneway  



 

12 

 

 

Figure 5: Site photo of private laneway  

Figure 6: Site photo of the rear of the existing garage 
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Figure 7: Site photo of existing garage and garden area  



ITEM 4.5 

Ards and North Down Borough Council 

Application Ref LA06/2017/1149/O 

Proposal 
Proposed residential development comprising 15 No. houses 

with associated site works and landscaping  

Location 

 

10 Prospect Road, Ballygowan 

 

DEA: Comber 

 

Committee 
Interest 

A Local development application attracting six or more 

separate individual objections which are contrary to the 

officer’s recommendation 

Validated 04 October 2017 

Summary 

• Principle of residential development acceptable on this 
site as within an established residential area 

• Proposed development will result in no adverse impact 
on the protected trees within the site. Approval would be 
subject to a condition withdrawing permitted 
development rights for those dwellings which will have 
protected trees within their curtilage 

• Density and layout of development is in keeping with 
surrounding residential area 

• Approval would be subject to a condition that 
development cannot commence until Ballygowan Waste 
Water Treatment Works has been upgraded and is fully 
operational in line with planning approval 
LA06/2018/1213/F 

• A new access with improved visibility onto Oakdale is 
proposed 

• Adequate separation distances will be observed between 
existing and proposed dwellings to ensure no loss of 
residential amenity 

 

Recommendation 
 
Grant Planning Permission 
 

Attachment Item 4.5a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref:  
LA06/2017/1149/O  

DEA:  Comber 

Proposal:  Proposed residential development comprising 15no. houses with 
associated site works and landscaping 

Location:   10 Prospect Road, Ballygowan, BT23 6LS 
 

Applicant:    Fiona Taggart 
 

Agent:    AMD Architectural Design 
 

 
Date Valid:  04/10/2017 

 
Env Statement Requested: No 

 
Date last Advertised: 31/10/2019 

 
Date last Neighbour Notified: 22/10/2019 

 
Consultations: Yes 

 
Representations: Yes 

Letters of 
Support 

1 Letters of Objection 8 (from 6 
separate 
addresses) 

Petitions 0 

 
Summary of Main Issues: 
 

• Principle of development 

• Planning history of the site and surrounding area 

• Impacts on residential amenity 

• Natural heritage impacts, impact on protected trees and the potential effects on 
European Sites 

• Impact on the character and appearance of the area 

• Access and parking requirements 

• Potential for contamination 

• Impacts on existing infrastructure and sewerage requirements for the proposed 

dwellings 

 

Case Officer: Mark Hanvey 

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 using Public Access 

http://www.planningni.gov.uk/
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1.   Description of Site and Surrounding Area 

 
The application site is currently accessed from Oakdale within an existing suburban 
residential area. The dwelling at No.10 Prospect Road is located between Prospect 
Road and Oakdale and is well screened from public view due to a thick belt of mature 
conifer trees either side of the existing entrance. Existing dwellings along Oakdale and 
Prospect Road also screen the 2-storey dwelling, which is set back into the site. The 
existing dwelling has an unusual modern design with a variety of overhanging first floor 
sections and varying roof pitches. The walls are finished in a painted white concrete 
render.  
 

 
Image 1 – Existing dwelling at No.10 Prospect Road, Ballygowan 

 
The front garden area is well maintained with lawn and ornamental trees with large 
mature trees along site boundaries. A stone wall is located along the north-western 
boundary of the site. The land to the north west of the site is vacant and the buildings 
indicated on the site location plan have since been demolished. The boundary to the 
west of the site is undefined and is open to the adjoining land to the west. 
 
The application site is located within the Settlement Limit of Ballygowan as defined by 
the Ards and Down Area Plan 2015. 
 

 
Image 2 – Front portion of application site from driveway 
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2.   Site Location Plan 

 

 
Image 4 – Application site outlined in red 

 

 

3. Relevant Planning History 

 
Application site 
 
TPO/2008/0010  
 
Lands at Ballygowan House, Ballygowan, Co Down 
 
TPO Confirmed: 19.03.2008 
 
 

 

 
Image 3 – Existing northern boundary 
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Surrounding Area  
 
The following planning permission is of relevance to the issue of available sewage 
capacity in Ballygowan - 
 
LA06/2018/1213/F 
 
Lands to the East of 52 to 74 Dickson Park and to the South of Ballygowan WWTW 
Dickson Park, Newtownards 
 
Waste Water Treatment Works (WWTW) with tanks, pipework, metalwork access 
walkways, paladin perimeter fencing, perimeter earth bund, landscaping and solar pv 
array 
 
Permission Granted: 04.12.2019 
 

 
 

4.   Planning Policy Framework  

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

• Ards and Down Area Plan 2015 

• Strategic Planning Policy Statement for Northern Ireland (SPPS) 

• Planning Policy Statement 2 - Natural Heritage 

• Planning Policy Statement 3 - Access, Movement and Parking 

• Planning Policy Statement 7 - Quality Residential Environments 

• Planning Policy Statement 7 (Addendum) - Safeguarding the Character of 
Established Residential Areas 

• Planning Policy Statement 12 - Housing in Settlements 

• Planning Policy Statement 15 - Planning and Flood Risk 
 

 

5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 
 

• Creating Places  

• Living Places 

• DCAN 8: Housing in Existing Urban Areas 

• DCAN 15: Vehicular Access Standards 
 

 

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

Consultee Response 

Environmental Health No objections subject to conditions 
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NI Water - Multi Units East  Waste Water Treatment facilities (at 
Ballygowan WWTW) are presently not 
available to serve this proposal 

DFI Roads - Downpatrick Office No objections subject to conditions 
 

Water Management Unit No objections subject to conditions 
 

Natural Environment Division No objections subject to conditions 
 

Regulation Unit No objections subject to conditions 
 

Rivers Agency No objections 
 

 
 

7.   Consideration and Assessment 

 
Outline planning permission is sought for 15no. dwellings. The site layout plan 
illustrates that 14no. dwellings will be semi-detached with 1no. detached dwelling 
fronting onto Oakdale. A new access will serve the detached dwelling with a second 
access and driveway serving the other 14 dwellings. It is proposed that the detached 
dwelling will have 4 bedrooms and the 14 semi-detached dwellings will have 3. 
 

 
Image 5 – Proposed site layout plan 

 

Development Plan 
 

• Ards and Down Area Plan 2015 
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There are no zonings or designations within the Plan that affect the application site. 
There is an adjacent designation (HPA 1) with land zoned for residential development. 
Key design considerations are set out under this designation and will assist with the 
assessment of the current proposal.  
 

• provision of a satisfactory standard of access via Oakdale, provision of a right 
turn facility at the junction of Belfast Road;  

• the development layout and access arrangements shall be designed and 
landscaped to ensure that dwellings integrate well with existing development;  

• the retention of all existing vegetation and the provision of additional well-
designed landscape planting using indigenous species along the outer 
boundaries and boundaries with existing development; 

• an appropriate planted landscape buffer, using native species, to be provided 
along the boundaries of existing commercial premises; and 

• interim sewage disposal measures may be necessary until such time as the 
required upgrade to the Waste Water Treatment Works for Ballygowan is 
complete and fully operational. 

 
 

 
Image 6 – Application site to east of HPA1 housing zoning. 

Extract from Map 2/006 – Ballygowan (Ards and Down Area Plan 2015) 

 
 
The current application will have an access provided to DFI Roads standards and will 
include retention of existing mature trees together with additional planting along site 
boundaries. Planning permission has been granted for the necessary upgrade works 
to the Waste Water Treatment Works in Ballygowan. The agent for the application is 
aware that development of the site will be restricted until such time as the WWTW is 
complete and operational. Discussion has taken place with Mr Paul Cooke, WYG who 
was the agent for planning application LA06/2018/1213/F. NI Water intend to proceed 
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with the required works following resolution of land ownership on the site. Paragraph 
2.21 of the Addendum Report (Community benefits of the upgraded WWTW) submitted 
under LA06/2018/1213/F states the following – 
 
Substantial capital expenditure of circa £5 million will occur as a result of the anticipated 
13No. month construction period (estimated to run from September 2019 until 
December 2020) to deliver the proposed development. 
 
 
Planning Policy 
 
Strategic Planning Policy Statement   
 
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. 
In practice this means that development that accords with an up-to-date development 
plan should be approved and proposed development that conflicts with an up-to-date 
development plan should be refused, unless other material considerations indicate 
otherwise.  
 

 

Planning Policy Statement 2: Natural Heritage 
 
Policy NH 2 - Species Protected by Law 
 
Planning permission will only be granted for a development proposal that is not likely 
to harm a European or National protected species.  
 
The site has been assessed as being of moderate importance for the local bat 
population. After consultation Natural Environment Division has recommended that the 
retained group of trees and site boundaries providing habitat for foraging and 
commuting bats, will require protection. All retained trees on site should be protected, 
during the construction phase. Additionally, to ensure they remain suitable for use by 
foraging and commuting bats, NED recommends that a lighting plan is submitted at 
Reserved Matters. The lighting plan should show the use of bat-friendly lighting and 
there should be no light spill beyond 1.0 lux on site boundaries and the retained group 
of trees. 
 
Policy NH 5 - Habitats, Species or Features of Natural Heritage Importance  
 
Planning permission will only be granted for a development proposal which is not likely 
to result in the unacceptable adverse impact on, Habitats, Species or Features of 
Natural Heritage Importance. 
 
Planning permission will be conditional on the retention and protection of mature trees 
as indicated on the proposed site layout plan. 
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Planning Policy Statement 3: Access, Movement and Parking 
 
Policy AMP 2 - Access to Public Roads 
 
Planning permission will only be granted for a development proposal involving direct 
access, or the intensification of the use of an existing access, onto a public road where 
such access will not prejudice road safety or significantly inconvenience the flow of 
traffic. 
 

DFI Roads has no objections to the proposed development subject to conditions. A 
1:500 detailed access plan will be required at Reserved Matters application stage 
showing the access in accordance with DFI standards. 
 

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 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. 
 
Each dwelling has 2 in-curtilage car parking spaces with an additional 8 on-street 
parking spaces indicated. 14 semi-detached dwellings and 1 detached dwelling are 
proposed and it is considered that provision of 2.5 spaces per dwelling is sufficient. 
 

Parking standards recommends that a 3-bed semi-detached dwelling should make 
provision for 2.5 spaces per dwelling with a 3-bed detached dwelling requiring 2.75 
spaces. A 4-bed detached dwelling requires 3 spaces. 
 
 
Planning Policy Statement 7 - Quality Residential Environments 
 
Policy QD 1 - Quality in New Residential Development 
 
All proposals for residential development will be expected to conform to all of the 
following criteria: 
 
a) the development respects the surrounding context and is appropriate to 
the character and topography of the site in terms of layout, scale, proportions, 
massing and appearance of buildings, structures and landscaped and hard 
surfaced areas. 
 
The application site is located adjacent to an established residential area. A proposed 
site layout plan has been provided and the density equates to 21.74 dwellings per 
hectare. I am satisfied that the density is in keeping with surrounding residential 
properties. Proposed house types will be required at Reserved Matters application 
stage. The retention of mature trees will in turn lead to the provision of shared open 
space with supplementary tree and hedge planting along site boundaries. 
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b) features of the archaeological and built heritage, and landscape features 
are identified and, where appropriate, protected and integrated in a suitable 
manner into the overall design and layout of the development; 
 
The existing mature trees within the site which are marked for retention will be 
conditioned for protection during the construction phase of development. Existing 
leylandii trees will be replaced with new compensatory tree and hedge planting. I have 
consulted with the Council’s tree officer in relation to the TPO protected trees on site. 
Smaller trees within the site along the proposed driveway are to be removed and it is 
acknowledged that the majority are smaller species of cherry. A comprehensive 
planting scheme has been submitted and the tree officer is satisfied that the exact 
details can be agreed at Reserved Matters application stage and the implementation of 
new planting will be conditioned accordingly. 
 

 
Image 7 – Existing trees along road frontage 

 
c) adequate provision is made for public and private open space and 
landscaped areas as an integral part of the development. Where appropriate, 
planted areas or discrete groups of trees will be required along site boundaries 
in order to soften the visual impact of the development and assist in its 
integration with the surrounding area; 
 
Adequate provision is made for private amenity space within the curtilage of the 
proposed dwellings. There is a variety of private rear amenity space provision and I am 
satisfied that the minimum 40 sq. metre recommendation is met with an average 
provision across the scheme above 70 sq. metres. A detailed landscaping scheme will 
be required at Reserved Matters application stage.  
 
d) adequate provision is made for necessary local neighbourhood facilities, 
to be provided by the developer as an integral part of the development;  
 
Not Applicable. 
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e) a movement pattern is provided that supports walking and cycling, meets 
the needs of people whose mobility is impaired, respects existing public rights 
of way, provides adequate and convenient access to public transport and 
incorporates traffic calming measures; 
 
The internal roads within the development will be utilised for both pedestrian and 
vehicular access with footways connected to those within Oakdale. The application site 
is within walking distance of local shops and services and public transport.  
 
f) adequate and appropriate provision is made for parking;  
 
The proposed site layout indicates ample availability for parking within the site for both 
residents and visitors. Consideration of parking requirements is set out under Policy 
AMP 7 of PPS 3. 
 
g) the design of the development draws upon the best local traditions of form, 
materials and detailing; 
 
Full details will be provided at Reserved Matters application stage. I am satisfied that 
the footprint of the proposed dwellings is comparable with other semi-detached 
dwellings within the vicinity of the application site.  
 

h) the design and layout will not create conflict with adjacent land uses and 
there is no unacceptable adverse effect on existing or proposed properties in 
terms of overlooking, loss of light, overshadowing, noise or other disturbance; 
 
The proposed design will not conflict with neighbouring residential properties and there 
will be no unacceptable adverse effect on existing properties through overshadowing, 
noise or other disturbance. There will be sufficient separation between existing and 
proposed dwellings.  
 

i) the development is designed to deter crime and promote personal safety. 
 
I am satisfied that this is the case. Dwellings will front onto the internal roads within the 
proposed development and rear amenity areas will be enclosed. 
 
 
Addendum to Planning Policy Statement 7 – Safeguarding the Character of 
Established Residential Areas 
 
Policy LC 1 - Protecting Local Character, Environmental Quality and Residential 
Amenity 
 
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 below are met: 
 
(a) the proposed density is not significantly higher than that found in the established 
residential area; 
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(b) the pattern of development is in keeping with the overall character and 
environmental quality of the established residential area; and 
(c) all dwelling units and apartments are built to a size not less than those set out in 
Annex A. 
 
The proposed density is in keeping with that found in the established residential area. 
14-30 Prospect Road equates to 9 dwellings on 0.26 hectares at a density of 34.6 
dwellings per hectare (dph). 116-130 Oakdale equates to 8 dwellings on 0.23 hectares 
at a density of 34.8 dph. The proposed development is for 15 dwellings on a 0.69 
hectare site at a density of 21.73 dph. 
 
The site is an irregular shape in the context of the residential streets surrounding the 
application site. I am satisfied that the proposed layout of dwellings on the application 
will be compatible with the existing dwellings in the area. All dwelling units are built to 
an acceptable size as per the space standards contained within Annex A of the policy. 
 
 
Planning Policy Statement 12: Housing in Settlements 
 
Planning Control Principle 1 - Increased Housing Density without Town Cramming 
 
An increase in the density of housing development should be promoted in town and city 
centres and other locations which benefit from high accessibility to public transport 
facilities. It should also form an integral part of major housing development proposals.  
 
The proposed density equates to 21.74 dwellings per hectare. It is accepted that this is 
an appropriate level of provision at this location. Adequate separation is shown to 
existing dwellings and I am satisfied that there will be no impact on the privacy of 
existing residents.  
 
 
Planning Policy Statement 15: Planning and Flood Risk 
 
Policy FLD 1 - Development in Fluvial (River) and Coastal Flood Plains.  
 
Flood Maps (NI) indicates that the site does not lie within the 1 in 100-year fluvial flood 
plain.  
 
Policy FLD 3 - Development and Surface Water (Pluvial) Flood Risk Outside Flood 
Plains 
  
A Drainage Assessment is required as the proposed development consists of 10 or 
more dwellings. 
 
Such development will be permitted where it is demonstrated through the Drainage 
Assessment that adequate measures will be put in place so as to effectively mitigate 
the flood risk to the proposed development and from the development elsewhere.  
 

DfI Rivers has been consulted and an associated PDE response from NIW accepting 
discharge to their system has been acknowledged. DfI Rivers, while not being 
responsible for the preparation of the Drainage Assessment accepts its logic and has 
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no reason to disagree with its conclusions. The surface water discharge from the site 
is to be attenuated and the total discharge limited to a Greenfield run-off rate. 
 
Other considerations 
 
Ballygowan WWTW Upgrade / New Works are scheduled for PC15 Delivery within NI 
Water’s current Business Plan period (2015/16 to 2020/21). As this is an outline 
planning application it is likely that the necessary upgrade works will take place within 
the lifespan of this permission. A condition will be recommended restricting 
development until such time as the necessary upgrade works are completed. 
 

 
 

8.   Consideration of Representations 

 
8 objections have been received from 6 separate addresses.  
Issues raised include the following – 
 
Concern in relation to road safety and a proposed access at the side of 114 
Oakdale and road markings  
 
The proposed access has been assessed by DFI Roads and is acceptable subject to 
conditions. The proposed access will be taken from the existing access to 10 
Prospect Road, Ballygowan. No access is proposed to the side of 114 Oakdale under 
the current planning application. Issues in relation to existing road markings along 
Prospect Road and Oakdale and the requirement for road signs fall outside of the 
planning process. 
 
Proposed tree planting close to the rear of existing dwellings along Prospect 
Road and potential loss of light. Concern in relation to maintenance and control 
of heights. 
 
Lime trees are proposed at a height of 4.25 – 6 metres. Images 2 and 3 show the 
existing conifer trees along the northern boundary of the application site which are to 
be replaced. It is felt that a deciduous variety of tree would allow for more natural light 
than the existing coniferous trees. A landscape management plan will be required at 
Reserved Matters application which should set out how the site will be maintained 
both in terms of existing trees and proposed planting. Concerns in relation to heights 
of hedges or trees should be dealt with through the detailed landscaping plan at 
Reserved Matters application stage. High hedges legislation provides additional 
control outside of the Planning Process to ensure heights of trees and hedges do not 
impact negatively on neighbouring properties. 
 
Removal of conifer trees  
 
These trees are not protected and replacement with native species planting would be 
more beneficial both aesthetically and in terms of supporting biodiversity.  
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Impact on privacy of properties 
 
Existing boundaries will be augmented with additional planting and where existing 
trees are to be removed, they will be replaced. There is adequate separation distance 
between existing and proposed properties to avoid overlooking.  
 
Anti-social behaviour 
 
It is considered that occupation of the proposed 15 residential units will increase the 
internal surveillance of the application site which will likely reduce any ongoing 
instances of anti-social behaviour. 
 
Impact on Wildlife 
 
The proposed development has been assessed by Natural Environment Division and 
there are no objections subject to conditions.  
 
Screening of electricity sub-station (ESS) from existing dwellings 
 
The ESS falls outside of the application site. New planting is proposed around the 
adjoining boundary with the application site with full details to be provided at 
Reserved Matters application stage. 
 
Noise impact  
 
Environmental Health has advised that there is potential for noise impacts on the 
proposed dwellings from an adjacent site that previously operated as a builders yard. 
The builders yard is currently not operating, however, Environmental Health has 
recommended mitigation measures in order to protect the amenity of future residents. 
 

 
 

9.   Conclusion  

 
All material planning considerations have been assessed fully, comments from 
consultees and objections have been considered. It is my professional judgement that 
the proposed development would meet all the relevant prevailing planning policies 
and guidance and that planning permission should be approved. 
 

 
 

10.    Recommendation 

 
Grant Planning Permission 
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11.    Conditions 

 
1. Application for approval of the reserved matters shall be made to the Council within 
3 years of the date on which this permission is granted and the development, hereby 
permitted, shall be begun by whichever is the later of the following dates:- 
 
i. the expiration of 5 years from the date of this permission; or 
ii. the expiration of 2 years from the date of approval of the last of the reserved 
matters to be approved. 
 
Reason: As required by Section 62 of the Planning Act (Northern Ireland) 2011. 
 
2. Plans at Reserved Matters application stage shall be broadly in line with Drawing 
No. 06A, date stamped 16th July 2019 
 
Reason: To ensure the dwellings are satisfactorily integrated with the adjacent 
residential dwellings. 
 
3. Except in so far as expressly conditioned below approval of the details of the siting, 
design and external appearance of the buildings, the means of access thereto and the 
landscaping of the site (hereinafter called "the reserved matters"), shall be obtained 
from the Council, in writing, before any development is commenced. 
 
Reason: This is outline permission only and these matters have been reserved for the 
subsequent approval of the Council. 
 
4. A scale plan at 1:500 shall be submitted as part of the Reserved Matters 
application showing the access to be constructed in accordance with the attached 
Form RS1. The access shall be constructed prior to the commencement of any other 
works or development hereby approved and shall be permanently retained thereafter. 
 
Reason:  To ensure there is a satisfactory means of access in the interest of road 
safety and the convenience of road users. 
 
5. Notwithstanding the provisions of The Planning (General Permitted Development) 
Order (Northern Ireland) 2015 no garages shall be sited closer than 5.6 metres from 
the back of the footway or service strip. 
 
Reason: To ensure that there is space for a parked vehicle without encroaching onto 
the footway or service strip. 
 
6. The Private Streets (Northern Ireland) 1980 as amended by the Private Streets 
(Amendment) (Northern Ireland) Order 1992. 
 
The development shall be in accordance with the requirements of ‘Creating Places’ 
and, for the purpose of adopting private streets as public roads, the Council shall 
determine the width, position and arrangement of the streets associated with the 
development and the land to be regarded as comprised in those streets. 
 
Reason: To ensure there is a safe and convenient road system within the 
development and to comply with the provisions of The Private Streets (Northern  
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Ireland) 1980 as amended by the Private Streets (Amendment) (Northern Ireland) 
Order 1992. 
 
7. Notwithstanding the provisions of The Planning (General Permitted Development) 
Order (Northern Ireland) 2015, no buildings, walls or fences shall be erected, nor 
hedges nor formal rows of trees grown, (in verges / service strips) determined for 
adoption. 
 
Reason: To ensure adequate visibility in the interests of road safety and the 
convenience of road users and to prevent damage or obstruction to services. 
 
8. No development shall take place on-site until the Waste Water Treatment Works at 
Ballygowan has been upgraded, in line with planning permission LA06/2018/1213/F, 
becomes operational and has available capacity to serve the approved dwellings. 
 
Reason: To ensure protection to the aquatic environment and to help the applicant 
avoid incurring unnecessary expense before it can be ascertained that a feasible 
method of sewage disposal is available. 
 
9. If during the development works, new contamination or risks to the water 
environment 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 and verified to its satisfaction. 
 
Reason: Protection of environmental receptors to ensure the site is suitable for use. 
 
10. After completing any remediation works required under Conditions 8 and prior to 
occupation of the development, a verification report shall be submitted in writing and 
agreed with the Council. 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. 
 
Reason: Protection of environmental receptors to ensure the site is suitable for use. 
 
11. At Reserved Matters stage a Lighting Plan shall be submitted to the Council. The 
Lighting Plan shall include the following: 
 
a. Specifications of any external lighting to be used across the site. 
b. A map showing predicted light spillage across the site (isolux drawing), which shall 
clearly show less than 1.0 lux light spillage on site boundaries and the group of 
retained trees, as shown on Drawing No. 06A, date stamped 16th July 2019 
c. All measures to mitigate for the impacts of artificial lighting on bats. 
 
Lighting shall be carried out in accordance with the approved details. 
 
Reason: To protect bats. 
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12. Plans at Reserved Matters application stage must show protection measures for 
retained trees as shown on Drawing No. 6A, date stamped 16th July 2019 in 
accordance with British Standard 5837:2012 Trees in relation to design, demolition 
and construction. No retained tree shall be cut down, uprooted or destroyed, or have 
its roots damaged within the crown spread nor shall arboricultural work or tree surgery 
take place on any retained tree other than in accordance with the approved plans and 
particulars, without the written approval of the Council. 
 
Reason: To protect existing, retained trees and minimise the impact of the proposal 
on the biodiversity of the site. 
 
13. A landscaping scheme must be submitted to and approved by the Council at 
Reserved Matters application stage showing the location, numbers, species and sizes 
of trees and shrubs to be planted. The scheme of planting as finally approved shall be 
carried out during the first planting season after the commencement of the 
development and retained thereafter. Trees or shrubs dying, removed or becoming 
seriously damaged within five years of being planted shall be replaced in the next 
planting season with others of a similar size and species unless the Council gives 
written consent to any variation.  
 
Reason: In the interest of visual amenity and to ensure the provision, establishment 
and maintenance of a high standard of landscape. 
 
14. Plans at Reserved Matters application stage must show the open space and 
amenity areas as indicated on the stamped approved Drawing 06A date stamped 
16th July 2019. These areas shall be retained as open space in perpetuity. 
 
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. 
 
15. The open space and amenity areas shall be managed and maintained in 
perpetuity in accordance with a Landscape Management Plan to be submitted at 
Reserved Matters application stage and approved by the Council. Any changes or 
alterations to the approved landscape management arrangements shall be submitted 
to and agreed in writing by the Council. 
 
Reason: To ensure the successful establishment and ongoing management and 
maintenance (in perpetuity) of the open space and amenity areas in the interests of 
visual and residential amenity. 
 
16. Notwithstanding the provisions of the Planning (General Permitted Development) 
Order (Northern Ireland) 2015, or any Order revoking and/or re-enacting that Order, 
no extension or enlargement (including alteration to roofs) shall be made to the 
Dwellinghouses hereby permitted on sites 2, 3, 5, 8, 12, 13, 14 and 15 without the 
grant of a separate planning permission from the Council. 
 
Reason: The further extension of these dwellings requires detailed consideration to 
ensure protected trees are not impacted. 
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17. The dwellings hereby approved shall not be occupied until provision has been 
made and permanently retained within the curtilage of the site for 2 car parking 
spaces per dwelling. 
 
Reason: To ensure adequate (in-curtilage) parking in the interests of road safety and 
the convenience of road users. 
 
18. Plans at Reserved Matters application stage must include all mitigating measures 
outlined in the inward sound level impact assessment, prepared by Lester Acoustics, 
date stamped 20th July 2018. 
 

• A 1.5m high solid acoustic barrier with a surface weight of at least 6 kg/m2 
shall be constructed along the boundary as detailed in Figure B (Location of 
proposed 1.5m high acoustic barrier). If the acoustic barrier is to be a fence it 
must be fully ship-lapped or overlapped design with no holes/gaps.  

 

• Glazing capable of providing a sound reduction index of 22 dB RTra shall be 
installed within ground floor rooms. Acoustic ventilation, in addition to that 
provided by open windows, capable of achieving a sound reduction index of at 
least 22 dB RTra shall be installed in the ground floor rooms of sites 3-15 (as 
per Figure D).  

 

• Glazing capable of providing a sound reduction index of 27 dB RTra shall be 
installed within 1st floor rooms. Acoustic ventilation, in addition to that provided 
by open windows, capable of achieving a sound reduction index of at least 27 
dB RTra shall be installed in the 1st floor rooms of sites 3-15 (as per Figure D).  

 
Reason: To protect the amenity of future occupants.  
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Site location plan 

 
 

 
Neighbouring dwelling at No.2 Prospect Road and electricity sub station  

to the north of existing site access 
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Approaching the application site from south-west of existing site access 

 
 

 
Tree No.46 shown for retention along northern site boundary.  

Dwellings on Prospect Road visible to the north-east 
 
 

 



ITEM 4.6 

Ards and North Down Borough Council 

Application Ref LA06/2019/0584/F 

Proposal 
New visitor centre/coffee shop, access road, car park, 
restoration to existing cottages and replacement barn 

Location 

Ballycopeland Windmill, Moss Road, Millisle 

 

DEA: Ards Peninsula 

Committee 
Interest 

An application relating to land in which the Council has an 

estate 

Validated 13 June 2019 

Summary 

• Proposal forms part of ongoing tourism strategy for the 
Borough in order to enhance tourist assets  

• One objection received – concerns addressed fully in case 
officer report 

• All consultees content 

• No detrimental Visual Impact 

• No significant Impact on Nature Conservation 

• Impact of the proposal on the setting of the state 
monument of Ballycopeland Windmill fully assessed and 
agreed with relevant consultee 

• Complies with relevant planning policy 

Recommendation 
 
Grant Planning Permission 
 

Attachment Item 4.6a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref:  LA06/2019/0584/F 
 

DEA:  Ards Peninsula 

Proposal:      
New Visitor Centre/Coffee Shop, Access Road, Car Park, Restoration of 
Existing Cottages and Replacement Barn  
 

Location:     Ballycopeland Windmill, Moss Road, Millisle 
 

Applicant: 
 
Historic Environment Division 
(Dept for Communities) 
 

Agent: 
 
WDR & RT Taggart Ltd 

 
Date Valid: 13/06/2019 

 
Env Statement Requested: No 

 
Date last Advertised: 16/01/2020 

 
Date last Neighbour Notified: 25/11/2019 

 
Consultations: Yes 

 
Representations: Yes 
 

Letters of Support 0 Letters of Objection 1 Petitions 0 

 
Summary of Main Issues: 
 

• Principle of Development  

• Impact of Nature Conservation 

• Impact on State Monument  

• Access and Road Safety  

• Visual Impact  

• Impact on Residential Amenity   
 

Case Officer: Jo-Anne Barrett  

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 using Public Access 

http://www.planningni.gov.uk/
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2.   Site Location Plan 

 

 
 
 

1.   Description of Site and Surrounding Area 

The site is located approximately one mile to the west of Millisle and on the northern 
side of the public road within a short distance of the crossroads junction between 
Moss Road, Ballybuttle Road and the Windmill Road.  

Containing a functioning windmill, the plastered and white-washed tapering tower is a 
landmark in the area and the last remaining structure of its kind out of more than one 
hundred mills in County Down.  

It is estimated that the windmill was constructed between the 1780’s- 1790s, 
appearing on the first Ordnance Survey maps of the area in 1830s, and processed an 
assortment of grains for human consumption and animal feeds until 1915. 

Although disused for many decades, in the late 1970’s the old windmill was restored 
to working order again and the site is currently managed by The Historic Environment 
Division of The Department for Communities. Whist not recorded as a Listed Building, 
the windmill structure is categorised as a regionally important industrial heritage site 
and state monument (Re: DOW 006:500) and a Industrial Heritage Record (Re: 
02642:000:00) 

Containing a visitor centre within the miller’s house, the site is open to the public and 
features an electrically operated model of the mill and hands-on experience of milling.  

With regards to the site itself, the plot is inclusive of the established curtilage of the 
windmill and associated barn structure and white-washed cottages in addition to a 
rectangular portion of a sizeable agricultural field which rises from the roadside 
towards the windmill.   
 
Access is via an existing concrete laneway to the immediate east of the cottages and 
boundaries area defined by a mix of stone walls and existing field hedgerows. 
 

https://en.wikipedia.org/wiki/Tower_mill
https://en.wikipedia.org/wiki/Ordnance_Survey
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3. Relevant Planning History 

 
LA06/2018/0539/F:  
 
Ballycopeland Windmill 160A Moss Road Millisle Newtownards BT22 2DS, 
 
Extension to Kilnman's House (8sq m) to provide accessible WC and installation of 3 
roof lights to Kilnman's House. 
 
PERMISSION GRANTED 08.10.2018 
 
LA06/2018/0979/F:  
 
Land immediately adjacent and South of Ballycopeland Windmill, Moss Road, Millisle 
 
Construction of a new 18 space car park (inc 2 disabled and 1 coach space) including 
alterations to access new boundary fence and lighting  
 
WITHDRAWN 27.11.18 
 

 

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 3: Access, Movement & Parking 

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

• Planning Policy Statement 16: Tourism 

• Planning Policy Statement 21: Sustainable Development in the Countryside 
 

 

5.   Supplementary Planning Guidance 

 
DCAN 15: Vehicular Access Standards 
 
Building on Tradition – A Sustainable Design Guide for the Northern Ireland 
Countryside May 2012 

 

6.   Consultations  

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

Consultee Response 

DFI Roads No Objections 

Historic Environment 
Division (HED) 

No Objections 

NIEA -WMU No Objections 

NI Water No Objections 

Environmental Health No Objections 
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7.   Consideration and Assessment 

 
Compliance with the Local Development Plan  
 
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.  

The relevant plan for the area is The Ards and Down Area Plan 2015 which sets out 
the designations, policies, proposals and zonings specific to the Ards and Down Area.  
 
The purpose of the Plan is to inform the general public, statutory authorities, developers 
and other interested bodies of the policy framework and land use proposals that will be 
used to guide development decisions over the Plan period.   
 
According to the Ards and Down Area Plan 2015, the site is located within the 
countryside and is recorded as a designated monument in state care and also 
registered as an industrial heritage record site. 
 
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 

Developments Plans and Planning Policy Statements (PPSs) which contains the main 

operational planning policies for the consideration of development proposals. 

Within the SPPS it states that ‘a transitional period will operate until such times as a 
Plan Strategy for the whole of the council area has been adopted. During the 
transitional period planning authorities will apply existing policy together with the SPPS.  
 
Any conflict between the SPPS and any policy retained under the transitional 
arrangements must be resolved in the favour of the provisions of the SPPS. However, 
where the SPPS is silent or less prescriptive on a particular planning policy matter than 
retained policy this should not be judged to lessen the weight afforded to the retained 
policy. 
 
No policy conflict exists between the SPPS and Planning Policy Statement 16 – 
Tourism and Planning Policy Statement 21- Sustainable Development in the 
Countryside.   
 
 
Strategic Planning Policy Statement for Northern Ireland 
 
The SPPS document sets out the guiding principle relating to the grant/refusal of 
development which is contained within Paragraph 3.8.  
 
This states 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. 
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Within Paragraphs 6.61 – 6.65 of the same document, the countryside is recognised 
as one of Northern Ireland’s greatest assets with highly valued landscapes containing 
a rich and varied collection of sites which relate to our built and cultural heritage. 
 
The countryside has the role and function as a recreational and tourist asset and within 
context, the SPPS further outlines the striking of a balance between protecting the 
environment while supporting and sustaining rural communities consistent with the 
Regional Development Strategy. 
 
With regards to rural development opportunities, tourism is viewed as making a vital 
contribution to the Northern Ireland economy in terms of the revenue generated and 
employment opportunities created. 
 
The planning system has a central role to play in securing high quality sustainable 
designs which do not damage the environmental features and qualities which are of 
acknowledged public importance and upon which tourism itself may depend.  
 
 
PPS 2 Natural Heritage 
 
PPS 2 sets out the planning policies for the conservation, protection and 
enhancement of our natural heritage.  
 
In safeguarding Biodiversity and protected Habitats, the Council recognises its role in 
enhancing and conserving our natural heritage and 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. 
 
In relation to designated sites, 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).  
 
As part of the application, a completed NIEA Biodiversity Checklist was supplied by 
MCL Environmental Consultants alongside a Bat Roost Potential Survey in respect of 
the disused barn structure at the rear of the site.  
 
The conclusion reached and detailed in both documents is that the likely impact of the 
proposal on biodiversity are low and that further to an inspection of the associated 
barn there is negligible suitability for roosting bats within the structure. 
 
Planning Policy Statement 3: Access, Movement and Parking 
 
 
Policy AMP 1: Creating an Accessible Environment 
 
An environment made accessible to everyone is an integral part of the planning 
system and under the provisions of this policy, developers are encouraged to take 
account of the specific needs of people with disabilities and mobility issues. 
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Where appropriate, the external layout of a development should incorporate a variety 
of measures which facilitates pedestrian movement between land uses, encourages 
the avoidance of unnecessary physical obstructions and facilitates ease of access to 
dedicated car parking and public transport links. 
 
In the Supporting Statement provided by the agent in November 2019, it is suggested 
that existing accessibility to the site is difficult due to the relatively steep sloping path 
to the windmill at the rear of the site. In response, the proposal is inclusive of a new 
amenity building on a level part of the site, which will open the site to new users and 
help to secure a more sustainable future for the historic site.   
 
Upon cross reference with the submitted drawings, whilst existing ground levels and 
contours will remain within the site, the scheme does not include any stepped 
features and the proposed café and WC area is to be provided within a single storey 
building within a low level and flat part of the site which is located immediately 
adjacent to the 4 no. disabled parking bays and an outdoor seating area. 
 
In my professional judgement then, as presented, the scheme is satisfactory in 
context of the requirements of Policy AMP 1.  
 
 
Policy AMP 2: Access to Public Roads 
 
Planning permission will only be granted for a development proposal involving direct 
access, or the intensification of the use of an existing access, onto a public road 
where: 

a) such access will not prejudice road safety or significantly inconvenience the 
flow of traffic; and 
 

b) the proposal does not conflict with Policy AMP 3 Access to Protected Routes. 
 
DFI Roads have been consulted and have offered no objections to the proposal in 
principle; the safety of road users will not be prejudiced.  
 
 
Planning Policy Statement 6: Planning, Archaeology & the Built Heritage 

 
Planning permission will be granted for development which has the potential to impact 
upon archaeological and built heritage features only when it is compliant with the 
detailed criteria of the policies contained within this document. 
 
With context of the subject development proposal, the following proposals are of 
specific relevance: 
 
Policy BH 1: The preservation of Archaeological Remains of Regional 
Importance and their Settings 
 

State Care and Scheduled Monuments collectively represent archaeologically 
significant sites and built features which are of great importance to Northern Ireland. 
This being the case, preservation in situ is critical and consequently any proposal 
which would result in damage or destruction of such remains should be resisted. 
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In accordance with advice provided by the Historical Environment Division (HED), I 
am satisfied that the proposed scheme has taken account of the setting and features 
of the scheduled monument and will not result in demonstrable harm to the site.  
 
In my professional judgement then, the presented scheme is compliant with Policy 
BH1 of PPS 6.  

  
Policy BH 4: Archaeological Mitigation 
 

Where it is decided to grant planning permission for development which will 
potentially affect sites which contain archaeological remains, appropriate conditions 
will be imposed to ensure that sufficient measures are taken to identify, record and 
provide appropriate mitigation before development commences. 
 
In accordance with consultation and assessment by HED, the scheme is deemed 
appropriate and a number of archaeological conditions will be included on any 
decision notice issued. 
 
I am therefore satisfied that the proposal is compliant with Policy BH 4 of PPS 6. 
 

 

 

Planning Policy Statement 16: Tourism 
 
 
Policy TSM 2: Tourist Amenities in the Countryside  
 
New Proposals  
 
Planning permission will be granted for a tourist amenity in the countryside where it is 
demonstrated that: 
 
 a) it is in association with and requires a site at or close to a particular tourism 
attraction located in the countryside, or 
 
 b) the type of tourist activity in itself requires a countryside location. All proposals that 
include buildings must make provision in existing or replacement buildings, where 
possible. Where a proposed tourist amenity is of regional importance or is otherwise 
significant in terms of the extent of new build or the scale of engineering operations it 
must demonstrate substantial benefit to regional tourism as well as sustainable 
benefits to the locality. Such applications must be supported by a tourism benefit 
statement and a sustainable benefit statement. 
 
Extension of an Existing Tourist Amenity  
 
A proposal for the extension of an existing tourist amenity will be permitted where the 
scale and nature of the proposal does not harm the rural character, landscape quality 
or environmental integrity of the local area. Where possible, such proposals will be 
expected to be accommodated through the conversion, reuse or extension of existing 
buildings on site, unless it can be demonstrated that this is not a feasible option.  
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In circumstances where the planning authority accepts a new or replacement building 
it should be sited and designed so as to integrate with the overall development. Any 
conversion, extension or new building should respect the scale, design and materials 
of the original building(s) on the site and any historic or architectural interest they may 
have. 
 
 
As already alluded to in this report, the site containing Ballycopeland Windmill and 
associated buildings, is an established tourism asset and tourist amenity as defined 
by the Tourism (NI) Order 1992.  
 
Being sited within an area of open countryside, it is therefore appropriate then that the 
subject proposal is assessed against the criteria of TSM 2 as an extension to an 
existing tourist site. 
 
Impact upon rural character and environmental integrity are key considerations and 
the reuse of existing buildings where possible is to be encouraged.  
 
In my professional judgement, whilst the proposed scheme will alter the physicality of 
the location through the inclusion of the new parking area and new build café/visitor 
centre, measures have been taken to ensure that the visual impact of the same will 
be softened.  
A variety of tree standards at a range of 1.5m to 4m are to be planted along the 
roadside boundary of the carpark behind a double staggered row of native hedgerow 
planting.  
 
To the rear of the car park and grass play area, the site is to be cordoned from the 
remaining field by a stockproof fencing which is a relatively traditional feature of the 
countryside and a less formal means of boundary definition.  
 
In addition, it is notable that distant views of the same are less obtrusive than formal 
fencing or a stone wall structure and will help to blend the development into the 
surrounding rural landscape. 
 
With regards to building materials used within the carpark, a mix of asphalt, pin kerbs 
and granite entrance setts are to be used with a resin bonded gravel finish installed 
around the café/visitor centre. 
 
Whilst this represents a considerable amount of hardstanding within the site, a buffer 
of ornamental planting will separate the carpark from the courtyard area associated 
with the visitor centre and I would assert that the chosen materials are robust and 
durable options for the proposed land use.  
 
Moving now to the inclusion of a new build café/visitor centre. In the Supporting 
Statement supplied by the agent/applicant, the unsuitability of existing buildings on 
the site for this purpose are outlined.  
 
The derelict barn at the rear of the site is deemed to be somewhat inaccessible to 
some users due to the physical distance and relatively steep incline from the car park 
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and thought that the visual link between the windmill itself and activity around 
amenities housed within the converted barn would detract from the attraction itself.  
 
In addition, this building is required for an alternative purpose within the scheme and 
is to be restored with traditional building materials. Submitted drawings indicate that 
the replacement barn will become an integral part of the attraction and primarily used 
as sheltered outdoor space for educational and historical interpretation of the site.  
 
As an alternative, the existing terraced cottages were considered with a view to 
conversion and reuse. The Supporting Statement indicates that in addition to the 
physical and architectural constraints, these buildings have an important role in the 
historic interpretation of the site, rendering them inappropriate for use as an amenity 
centre within the development. 
 
The need for a newly constructed and highly accessible visitor/amenity building to 
appeal to a wide range of user groups was therefore deemed to be a fundamental 
element to ensure a sustainable future for the site. 
 
Given the detail provided, I am satisfied that there is a definable need for the new 
building proposed and can appreciate the benefits of the selected location of the 
same on a flat a level area of the site within close proximity to the public carpark. 
 
Whilst the proposed design of the building is vastly different from the 18th century 
windmill and associated cottages, the choice of a modular structure will be clearly 
distinguishable as a 21st century addition to the site which will contribute to the 
continued use and overall sustainability of the site as a tourist asset. 
 
In addition, the building is relatively modest in scale, measuring approximately 19.5m 
x 8m and with a 4m ridge in conjunction with existing levels on the site, will sit below 
the 5m ridgeline of the closest cottage. 
 
Building materials are inclusive of corrugated steel and dark grey timber cladding 
forming a contrast to the white washed plasterwork of the cottages, which again 
serves to differentiate between the construction timeline within the site. 
 
The building is offset from the windmill however therefore maintaining unobstructed 
views of the attraction itself and in addition to the inclusion of roadside hedging and 
ornamental planting, when viewed from the surrounding public road network, I do not 
believe that this structure will result in demonstrable harm to either the setting of the 
site or the overall quality of the immediate rural landscape. 
 
I am therefore satisfied that the proposed development is compliant with the 
requirements of Policy TSM 2 of Planning Policy Statement 16. 
 
 
Policy TSM 7: Criteria for Tourism Development  
 
 
A proposal for a tourism use, in addition to the other policy provisions of this 
Statement, will be subject to the following design criteria:  
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Design Criteria  
 
(a) a movement pattern is provided that, insofar as possible, supports walking 
and cycling, meets the needs of people whose mobility is impaired, respects 
existing public rights of way and provides adequate and convenient access to 
public transport; 
 
As detailed above, I am satisfied that the presented scheme encourages a 
sustainable movement pattern, to include access to public transport with a bus stop 
located directly in front of the existing cottages and is inclusive of features that meets 
the needs and requirements of a variety of user groups.  
 
(b) the site layout, building design, associated infrastructure and landscaping 
arrangements (including flood lighting) are of high quality in accordance with 
the Department’s published guidance and assist the promotion of sustainability 
and biodiversity;  
 
Having reviewed details on the set of submitted plans, I am satisfied that the proposal 
is appropriately designed and presented and can be reasonably integrated into the 
site. I would further assert that the scheme represents a sustainable form of 
development that will have a negligible impact on local biodiversity. 
 
 
 
(c) appropriate boundary treatment and means of enclosure are provided and 
any areas of outside storage proposed are screened from public view; 
 
As detailed on the landscape and site layout, a mix of indigenous hedging and mature 
tree standards alongside a section of stockproof fencing will be used to provide 
screening and enclosure to the site.  An ancillary bin store area will be screened from 
view at the rear of the café building. 
 
(d) utilisation of sustainable drainage systems where feasible and practicable to 
ensure that surface water run-off is managed in a sustainable way;  
 
Subject to agreement with NI Water and NIEA Water Management Unit and the 
developer securing connections to existing services and the installation of a private 
package treatment plant, I am satisfied that the proposal is inclusive of appropriate 
measures to provide and manage clean and foul water supplies on site. 
 
(e) is designed to deter crime and promote personal safety;  
 
I am satisfied that this is the case. 
 
(f) development involving public art, where it is linked to a tourism 
development, needs to be of high quality, to complement the design of 
associated buildings and to respect the surrounding site context. 
 
No public art has been presented for consideration and therefore Criteria (f) is not 
applicable to this specific development proposal. 
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In addition to the above design criteria, a proposal will also be subject to the following 
general criteria (g – o) 
 
 
General Criteria 
 
(g) it is compatible with surrounding land uses and neither the use or built form 
will detract from the landscape quality and character of the surrounding area;  
 
As already outlined, I am satisfied that the proposed development to improve and 
enhance facilities associated with the tourist asset is compatible with the surrounding 
landuse which is predominantly agricultural in nature nor will it detract from the quality 
and character of the immediate locale. 
 
(h) it does not harm the amenities of nearby residents;  
 
In addition to a general overview of the relationship between the site and surrounding 
residential properties, a detailed assessment of issues raised by the occupant of No 
181 Moss Road (directly opposite the site) is provided in Section 8 of this report. 
 
In my professional judgement, the presented scheme will have a negligible impact 
upon the amenities of nearby residents. 
  
(i)  it does not adversely affect features of the natural or built heritage;  
 
The scheme has been duly considered with regard to the natural and built heritage, 
and in conjunction with comment and advice provided by the Historic Environment 
Division (HED) and Natural Environment Division (NED), I would assert that the 
proposed development of the site will not adversely affect established features of 
heritage value. 
 
(j) it is capable of dealing with any emission or effluent in accordance with 
legislative requirements. The safeguarding of water quality through adequate 
means of sewage disposal is of particular importance and accordingly mains 
sewerage and water supply services must be utilised where available and 
practicable;  
 
As already referenced, separate agreement under non planning legislation is required 
to secure connection to existing water supplies and means of effluent disposal. 
 
In consultation with NI Water and NIEA Water Management Unit, standard responses 
have been supplied directing any future developer to secure written agreement with 
regards to connection to existing services. 
 
I am consequently satisfied that no matters have been raised which would prevent the 
issue of approval, subject to the inclusion of relevant planning conditions/informatives.  
 
(k) access arrangements must be in accordance with the Department’s 
published guidance;  
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I am content that the presented scheme provides a satisfactory means of access to 
and from the ancillary car park. With regards to carparking, a total of 17no. standard 
and 3no. accessible parking bays are to be provided in addition to a coach parking 
bay and turning/circulation area.  
 
From figures provided on the submitted application form, it is anticipated that a total of 
50 visitors could potentially visit the site on a daily basis in addition to 6 members of 
staff.  
 
Whilst published parking standards are calculated based on net floorspace, as per the 
introductory paragraphs of the document, scope exists to determine the precise 
amount of car parking based on the specific characteristics of the development and 
location of the site. 
 
In context of the scale of the tourist asset itself, in addition to 20 parking bays, the 
scheme has the capacity to accommodate off road coach parking and turning, is sited 
directly on a bus route, with bus stop directly in front of the site which will actively 
encourage the use of public transport to access the site. 
 
I am therefore satisfied that the proposed parking and access arrangements are 
satisfactory when considered in relation to site specific circumstances. 
 
 
(l) access to the public road will not prejudice road safety or significantly 
inconvenience the flow of traffic;  
 
Further to review and assessment of the scheme in consultation with DFI Roads 
Service, I am satisfied that this is the case. 
 
(m) the existing road network can safely handle any extra vehicular traffic the 
proposal will generate; 
 
Further to review and assessment of the scheme in consultation with DFI Roads 
Service, I am satisfied that this is the case. 
 
(n) access onto a protected route for a tourism development in the countryside 
is in accordance with the amendment to Policy AMP 3 of PPS 3, as set out in 
Annex 1 of PPS 21.  
 
In this specific case, the site does not access directly onto a Protected Route, and 
therefore Criteria (n) is not applicable. 
 
(o) it does not extinguish or significantly constrain an existing or planned 
public access to the coastline or a tourism asset, unless a suitable alternative 
is provided; 
 
I am content that no means of public access will be constrained by the proposed 
development. 
 
Policy TSM 8: Safeguarding of Tourism Assets  
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Planning permission will not be granted for development that would in itself or in 
combination with existing and approved development in the locality have an adverse 
impact on a tourism asset (as defined in paragraph 7.39 of the J&A and in Appendix 1 
Glossary of Terms) such as to significantly compromise its tourism value.  
 
This policy provides for the safeguarding of all tourism assets, including those which 
are subject to protection for other reasons under various legislative or policy 
instruments and those which are not subject to such protection. 
 
In overview of the same against a detailed assessment of the proposal, I am satisfied 
that the development will not result in an adverse impact upon the established tourism 
asset and will as an alternative contribute to the sustainable future and conservation 
of the site.   
 

 

Planning Policy Statement 21: Sustainable Development in the Countryside 
 
 
Policy CTY 1 – Development in the Countryside 
 
There are a range of types of development which in principle are considered to be 
acceptable in the countryside and that will contribute to the aims of sustainable 
development.  
 
As a form of tourism development, the subject proposal falls within the category of 
Non-Residential Development in the countryside, and policy states that planning 
permission will be granted for tourism development in accordance with the TOU 
Policies of the PSRNI publication, which have subsequently been superseded by the 
aforementioned and detailed provisions of Planning Policy Statement 16. 
 
I am therefore satisfied that the principle of the subject proposal is acceptable when 
viewed against the provision of Policy CTY 1. 
 
 
Policy CTY 13: Integration and design of Buildings in the Countryside 
 
 
Policy CTY 13 stipulates that planning permission for a building in the countryside 
where it can be visually integrated into the surrounding landscape and it is of an 
appropriate design.   
 

A new building will be unacceptable where:  

a) it is a prominent feature in the landscape; or 
 
The nature and form of the immediate area surrounding the windmill is such that long 
views of the proposed café/visitor centre and ancillary carpark will not be achievable 
and relatively contained to the roadside perimeter of the site. 
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With land rising towards the windmill behind, the new build elements of the scheme are 
to be constructed on the lowest lying part of the site around which a significant amount 
of mature planting to provide screening is proposed. 
 
The café/visitor centre is a relatively modest building with a flat roof structure which will 
be lower than the gable ridge of the existing cottages and in my professional judgement 
therefore, the new building will not be a prominent feature in the landscape.  
 

b) the site lacks long established natural boundaries or is unable to provide a 
suitable degree of enclosure for the building to integrate into the landscape; or 

 

The site benefits from long established hawthorn hedgerows along the roadside and at 
rear of the millar’s cottages with a restored circular stone feature wall around the base 
of the windmill tower itself.  
 
With retention of the same in addition to some augmentation and new planting as 
proposed, I believe that the site is appropriately defined and will be suitably integrated 
int the surrounding landscape. 
 

c) it relies primarily on the use of new landscaping for integration; or 
 

The site does not primarily rely on new landscaping for integration given the 
aforementioned definition of existing boundaries.   
 

d) ancillary works do not integrate with their surroundings; or 
 

In my professional opinion, all ancillary works to include the provision of a carparking 
area and area of open amenity space will integrate into the surrounding landscape. As 
already outlined, additional planting along site boundaries will further assist with the 
screening and blending of the development. 
 

e) the design of the building is inappropriate for the site and its locality; or 
 
As already referenced in this report, whilst the proposed design and presentation of the 
new building on site is of a modern and modular style, the overall purpose of the same 
is to differentiate between construction periods within the site and to leave no ambiguity 
as to the extent of original features associated with the windmill and historic milling 
activity at Ballycopeland. 
 
The proposed single storey café/visitor centre is of a relatively simple rectangular form 
with a modest flat roof and is inclusive of a range of contemporary building materials 
and external finishes.  
 
Timber panelling and corrugated steel cladding are referenced in design guidance 
contained in ‘Building on Tradition – A Sustainable Design Guide for the Northern 
Ireland Countryside’ and in summary and overview, I would assert that the new building 
to be constructed is appropriate for the site and locality.  
 

f) it fails to blend with the landform, existing trees, buildings, slopes and other 
natural features which provide a backdrop;  
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I am content that the proposal will respect the rural landform in which it is to be set and 
is sited to take advantage of the natural site levels and screenings which currently exist. 
 
Policy CTY 14: Rural Character 
 

Planning permission will be granted for a building in the countryside where it does not 
cause a detrimental change to, or further erode the rural character of an area.  

A new building will be unacceptable where:  

a) it is unduly prominent in the landscape; or  
 
I am content that the dwelling would not be unduly prominent in the landscape given its 
scale/form, siting and proposed planting/landscaping scheme.  
 

b) it results in a suburban style build-up of development when viewed with existing 
and approved buildings; or  

 
The development would not result in a suburban style build-up of development when 
viewed in context of the surrounding area and will integrate sensitively with the natural 
environment. 
  

c) it does not respect the traditional pattern of settlement exhibited in that area; or 
 
Whilst the settlement pattern in the immediate area is somewhat mixed with buildings 
sited both at the roadside and set back more distantly and accessed by individual 
laneways, I believe that the scheme is not incongruous to the surrounding area and is  
reflective in part of the roadside property directly opposite the site frontage. 
 

d) it creates or adds to a ribbon of development (see Policy CTY 8); or  
 
In this specific case, the subject proposal will not result in the creation or addition to 
ribbon development in the open countryside. 
 

e) the impact of ancillary works (with the exception of necessary visibility splays) 
would damage rural character.  

 
I am satisfied that the ancillary works will not damage the rural character as the proposal 
seeks to retain many existing rural features and with the addition of new planting the 
development will ensure that the rural character of the area is maintained.  
 
 
CTY 16 - Development relying on non-mains sewerage 
 
Planning permission will only be granted for development relying upon a non-mains 
sewerage system where it can be demonstrated that this will not create or add to a 
pollution problem.   
 
The applicant has indicated that foul sewage will be treated by a private package 
treatment plant. As already asserted, subject to necessary written consents outside of 
planning  and comments provided through consultation with NIEA Water 
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Management, I do not consider there to be any significant risk to residential amenity, 
underground strata or watercourse.  
 
The applicant/developer will require consent to discharge under the terms of the 
Water (NI) Order 1999. 
 
  

 
 
 
 
 
 
 
 

8.   Consideration of Representations 

 
One letter of objection received on 2nd July 2019 from 181 Moss Road, Millisle has 
been duly considered as part of the planning process.  
 
The following issues were raised in response to the proposed development: 
 

• Lack of reference on the P1 Form to the previous similar planning application 
LA06/2018/0979/F which was subsequently withdrawn due to HED concerns 
regarding the impact of the proposal on the setting of Ballycopeland Windmill 
and the historical site 

 

Whilst no reference to previous planning applications is noted, I can confirm that from 
the outset of the assessment, the Council has been fully aware of the contextual 
background, having completed our own planning history check of the site. 
 
During assessment of the application, the previous response from Historic 
Environment Division was considered and discussed. 
 
As indicated in their consultation response, having reviewed the photomontage 
evidence submitted on 22nd November 2019, “we are now content that the proposal 
will have no adverse impact on critical public views of the monument from the road 
junction to the south west.” 
 
In light of the same, I am satisfied that this particular issue has been fully assessed 
and considered. 

 

• The site is located in a rural location and a “complete contradiction to the 
established character of the area” 

 

As outlined in context of planning policies contained within PPS 16, the scheme is 
intended to enhance an existing and established tourist asset within the Borough. 
Whilst the site is located in an area of open countryside, in my professional 
judgement, I do not find the scheme contradictory to the established character of the 
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area and as demonstrated by the submitted drawings and photomontages, the 
development will be satisfactorily integrated into the surrounding rural landscape. 

 

• The potential impact of the development upon currently unobtrusive views from 
the objector’s residence 
 

There is no automatic entitlement to views from a property, and this issue does not 
fall within the parameters of prevailing planning policy. 
 

• The potential of overlooking from the café/visitor area into a bedroom within the 
objector’s residence 

 

Whilst I acknowledge that the window of the café will be partially aligned with 181 
Moss Road, separation distances between the buildings will be in excess of 25 
metres with a public road between the plots and not considered to be unacceptable.  

 

• Concern raised with regards to the visual impact of the development upon 
views of Ballycopeland Windmill from the surrounding public road system 

 
In the main body of this report, I have alluded to the fact that the single storey nature 
of the proposed building alongside the proposed landscaping scheme will ensure that 
alteration to existing views of Ballycopeland Windmill will be largely maintained. 
 
Detailed assessment by HED further confirms that they are satisfied that the 
development is satisfactory in context of the setting of the windmill structure. 
 

• Necessity for a new building, café and play area usage within the site 
 
The concept of a newly constructed building evolved as a result of a detailed review 
of existing structures on site. I am content that it has been satisfactorily demonstrated 
that there is a need for the proposed building and indeed that the inclusion of an 
ancillary café area is required in order to make the site more accessible to a variety of 
user groups and to ensure the long term viability of the site. 
 
With regards to the inclusion of a play area, I would determine this to be a relatively 
informal element of the overall scheme, which in itself does not have the potential to 
significantly intensify use of the site.    
 

• Necessity for additional staff when only a small number of visitors can be 
accommodated within the windmill due to physical constraints of the structure 

 

From details provided by the agent on the submitted P1 Form, it is anticipated that an 
additional 4 members of staff will attend the site on a daily basis. Given the proposed 
inclusion of the café and visitor centre, I believe that the uplift in staff is to meet the 
operational requirements of both elements and in context this would appear to be a 
reasonable figure. 
 

• Potential increase in noise, general disturbance and anti-social behaviour, 
particularly during periods when the site is closed  
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Whilst such matters essentially lie beyond the remit of planning policy and prevailing 
legislation, as part of the overall assessment, Environmental Health have considered 
the matters and in their consultation response raised no objection to the proposed 
development. 
 

• Concerns regarding access/egress from the site in context of a 60mph road 
 

Access arrangements to be provided in accordance with stamped approved drawings 
which have be duly inspected and assessed by DFI Roads Service. Appropriate 
conditions and informatives to be applied to any future decision notice. 
 
 

 
 
 
 

9.   Conclusion  

 
All material considerations have been assessed and the proposal complies with 
regional planning policy and is considered a good quality design which is sensitive to 
its countryside location.  
 
The proposal would not adversely affect residential amenity or biodiversity and will 
ensure the viability and sustainability of this historic tourism amenity within the Borough.  
 
Approval is therefore recommended. 
 

 

10.    Recommendation 

 
Grant Planning Permission 
 

 
 

11.    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 vehicular access, including visibility splays and any forward sight distance, 
shall be provided in accordance with Drawing No 13A, date stamped 17th 
January 2020 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 
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the adjoining carriageway and such splays shall be permanently 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. 

 

3. The access gradient to the development hereby permitted shall not exceed 4% 

(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. 

 

4. No site works of any nature of development shall take place until a programme 
of work (POW) has been prepared by a qualified archaeologist, submitted by 
the applicant and approved in writing by Ards and North Down Borough 
Council in consultation with Historic Environment Division, Department for 
Communities. The POW shall provide for:  
 
(a) Mitigation of the impacts of the development through licensed excavation 

recording or by preservation of remains in situ; 
 

(b) Post-excavation analysis sufficient to prepare an archaeological report, to 
publication standard if necessary; and 

 

(c) 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. 
 

5.  No site works of any nature or development shall take place other than in 
accordance with the programme of archaeological work approved in Condition 
4 of this decision notice. 
 
 Reason: To ensure that archaeological remains within the application site 
 are properly identified and protected or appropriately recorded. 

 

6. 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 work referenced in 
Conditions 4 & 5 of this decision notice. These measures shall be implemented 
and a final archaeological report shall be submitted to Ards and North Down 
Borough Council within 12 months of the completion of archaeological site 
works, or as otherwise agreed in writing with Ards and North Down Borough 
Council. 
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Reason: To ensure that the results of the archaeological works are 
appropriately analysed and disseminated and the excavation archive is 
prepared to a suitable standard for deposition. 
 

7. The existing hedging to the immediate west of the existing cottages, as 
indicated on Drawing No.08/A date stamped 22nd November 2019 shall be 
permanently retained in situ and augmented with native species planting as 
required. 
 
Reason: To ensure the maintenance of screening to the site. 
 

8. The hard and soft landscape works shall be carried out in accordance with 
Drawing No.08/A, date stamped 22nd November 2019. All new planting shall be 
permanently retained, as indicated on the same stamped drawing and shall be 
undertaken during the first available planting season after completion of the 
development. 

 
Reason: In the interest of visual amenity. 

 

9. If any retained tree or hedgerow is removed, uprooted destroyed or dies with 5 
years from the completion of the development it shall be replaced within the 
next planting season by another tree or trees in the same location of a species 
and size as specified by the Council in writing. 
 
Reason: To ensure the continuity of amenity afforded by existing vegetation. 
 

 

 

10. 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 landscape. 

 

11. Details of the proposed private package treatment plant must be submitted to 
and approved in writing by the Council prior to the development hereby 
approved becoming operational. 
 
Reason: To ensure the protection of residential amenity, underground strata 
and the watercourse.  
 

12.  Subject to the above conditions, the development shall be carried out in 
accordance with the stamped approved drawings. 
 
Reason: To ensure the development is carried out in accordance with the 
approved plans.  
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Aerial View of Site  

 

 

 
Site Location Plan 
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Ballycopeland Windmill 



 

24 

 

 
 

Existing Millar’s Cottages with remains of Barn to the rear 

 

 
 

Gable end of roadside cottage & existing public carpark with windmill to rear 
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Existing access road, public car park and windmill 

 

 
 
View from windmill towards 181 Moss Road, showing ancillary stone building and wall 
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Side Elevation of derelict barn structure and rear of windmill 
 
 

 
 
Derelict Barn structure with farmhouse to rear of site  
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View of windmill on eastern approach on Moss Road (from Millisle) 
 

 
 
View of windmill on approach from Windmill Road 
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View of windmill on approach from west on Moss Road (from direction of Four Road Ends) 
 
 

 
 
View of windmill on approach from Ballybuttle Road 
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Existing Site Layout 
 

 
Proposed Site Layout with Landscaping Details 
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Photo Montage Illustration and Proposed Floorplan of New Café/Visitor Centre 

 
Proposed sections and elevations of New Café/Visitor Centre 
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Proposed sections, elevations and floorplans of Barn Restoration 
 



ITEM 4.7 

Ards and North Down Borough Council 

Application Ref LA06/2019/1032/F 

Proposal 

Extend and enhance the existing car park to include an 
engineering base, revised junction layout in accordance with 
DMRB, additional car park spaces and pedestrian footway 
around the carpark. A new forest entrance path and supporting 
retaining wall 0.2m -1.5m high will be provided to achieve a 
1:21 gradient to enable people of all abilities to enter the 
forest. 

Location 

 

Cairn Wood,  

21 Craigantlet Road, Newtownards 

 

DEA: Holywood and Clandeboye 

Committee 
Interest 

An application made by the Council 

Validated 09 October 2019 

Summary 

• Proposal subject to deadline for funding by DAERA Rural 
Social Fund 

• Proposal will enable Cairn Wood to be more accessible for 
those with disabilities by configuration of car park and 
access ramp to paths 

• No public objections received 

• Consultation responses no objections subject to conditions 

• Site lies within a Site of Local nature and Conservation 
Importance.  

• No impact on Nature Conservation 

• No impact on access and Road safety-No Objections from 
DFI Roads. 

• Complies with relevant Planning Policy 
 

Recommendation Grant Planning Permission 

Attachment Item 4.7a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref:  LA06/2019/1032/F 
 

DEA:  Holywood & Clandeboye 

Proposal:      
Extend and Enhance the Existing Car Park to include an engineering base, 
revised junction layout in accordance with Design Manual for Roads & Bridges 
(DMRB), additional car park spaces and pedestrian footway around the carpark. 
A new forest entrance path and supporting retaining wall 0.2m -1.5m high will 
be provided to achieve a 1:21 gradient to enable people of all abilities to enter 
the forest. 

Location:   Cairnwood, 21 Craigantlet Road, Newtownards, BT23 4BT 
 

Applicant:  Ards & North Down 
Borough Council 
 

Agent:   Doran Consulting 

 
Date Valid: 09/10/2019 

 
Env Statement Requested: No 

 
Date last Advertised: 09/01/2020 

 
Date last Neighbour Notified: 25/11/2019 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

 
Summary of Main Issues: 
 

• Principle of Development  

• Impact of Nature Conservation  

• Access and Road Safety  

• Visual Impact  
 

Case Officer: Jo-Anne Barrett  

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 using Public Access 

http://www.planningni.gov.uk/
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2.   Site Location Plan 

 

 
 
 

1.   Description of Site and Surrounding Area 

The site is located on the B170 Craigantlet Road which is a busy road link between 
Bangor and Dundonald and lies to the east of the Whinney Hill/Holywood Road 
crossroads which provides access to Newtownards and Holywood. 

The existing carpark is a long standing feature within the local landscape and can be 
described as an area of informal hardstanding which has a grass bank buffer along 
the roadside and a further embankment and woodland planting at the rear.  

From the car park, the waymarkers indicate a choice of three routes through the 

forest and woodland. The walking on forest roads (unsurfaced) is steep in places. 

The woodland was once part of the Clandeboye Estate and is important locally not 

only for its conservation value but also as a landscape feature in North Down. 

Rising to an altitude of 200m, the terrain on the forest paths is relatively steep in 

places and tree cover in the Forest Nature Reserve is mainly beech, with some oak, 

birch, alder, rowan and holly many of which are of scrub character. A few conifers 

occur, mostly Scots pine. 

Open areas are predominantly grass/rush complex with bramble and at the highest 

elevations there is heathland with bilberry growing extensively. There is a wide 

range of birds in the area and within the forest red squirrels are also resident and 

predominantly seen in the wooded areas near the adjacent hill fort. 
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3. Relevant Planning History 

  
LA06/2019/0848/PAN 
 
Improvement of existing walking trails within forest and creation of additional walking 
trails, creation of separate family cycle and mountain bike trail networks, and creation 
of a wildflower meadow --- the proposal will also include seating, way-making, 
interpretation panels and a feature trail heads information hub 
 
LA06/2019/1228/F 
 
WC facility situated within the planning boundary of the redevelopment of the existing 
car park planning application LA06/2019/1032/F. 
 
Decision:  Local application currently under consideration 
 
LA06/2019/1291/F 
 
Extend and enhance the existing trails in Cairn Wood comprising new walking trails, a 
multi-use family cycle trail, upgrades to existing trails and associated information 
panels, waymarkers and seating. 
 
Decision: Major application currently under consideration.  
 

 

4.   Planning Policy Framework  

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

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

• Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 

• Strategic Planning Policy Statement for Northern Ireland 

• Planning Policy Statement 2: Natural Heritage 

• Planning Policy Statement 3: Access, Movement & Parking 

• Planning Policy Statement 8: Open Space, Sport & Outdoor Recreation 

• Planning Policy Statement 21: Sustainable Development in the Countryside 
 

 

5.   Supplementary Planning Guidance 

 
N/a 

 
 

6.   Consultations  

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

Consultee Response 

DFI Roads No Objections 

NIEA - (NED) No Objections 
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Shared Environmental 
Service 

No Objections 

DAERA (Drinking Water 
Inspectorate) 

No Objections 

 
 

7.   Consideration and Assessment 

 

Description of Proposal 

The application relates to the physical extension of the carpark to include a 

proportionately small area of woodland which lies immediately at the rear and eastern 

side of the existing site. 

A total of 61 no. parking spaces are included in the proposal, five of which will be 

dedicated disabled bays at the western end of the site and directly adjacent to the 

graded entrance path which is an integral component of the scheme. 

 

This feature is a two tier 1:21 sloping walkway which is supported by a blockwork 

finish retaining wall and is bounded by a 1.2m high timber post and rail fence.  

 

Plans indicate that the entrance path will be visually softened by a singular landscape 

embankment in front and positioned against the backdrop of a larger and more 

extensive planting buffer which runs along the rear of the carpark itself.   

 

Area Plan Considerations: 

 

North Down and Ards Area Plan (NDAAP 1984-1995)  

Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 

 

The purpose of a development plan is to inform the general public, statutory authorities, 
developers and other interested bodies of the policy framework and land use proposals 
that will be used to guide development decisions over the Plan period.   
 

The site is located within the boundary of the above Development Plan documents 
which set out the designations, policies, proposals and zonings specific to that area. 
 
Within both the North Down and Ards Area Plan and Draft BMAP the site is located  
outside the development limits of any settlement and is identified as being located on 

a protected route. In Draft BMAP the site is within the boundary of Designation ND 

02/04 (Cairnwood & Reservoir) a Site of Local Nature Conservation Importance.  

 

(SLNCIs) are designated in accordance with PPS 2: Natural Heritage. Sites have 

been identified on the basis of their flora, fauna or earth science interest. Policy for 

the control of development SLNCIs is contained in PPS 2. 
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In the Planning Appeals Commission report into dBMAP which was published in 

advance of the adoption of BMAP, whilst issues around the proposed designation of a 

settlement limit at Craigantlet were considered, no direct reference was made to the 

proposed SLNCI designation at Cairnwood.  

 

Subsequent to the adoption of the Belfast Metropolitan Area Plan, a legal challenge 

was made in relation to the adopted Belfast Metropolitan Area Plan 2015 (BMAP). 

As a result, the adopted plan has been quashed in accordance with a judgment in the 

Court of Appeal delivered on 18 May 2017. 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. 

 

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 then, planning applications 

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

Environment’s Developments Plans and Planning Policy Statements (PPSs) which 

contains the main operational planning policies for the consideration of development 

proposals. 

Within the SPPS it states that ‘a transitional period will operate until such times as a 
Plan Strategy for the whole of the council area has been adopted. During the 
transitional period planning authorities will apply existing policy together with the SPPS.  
 
 
 
Any conflict between the SPPS and any policy retained under the transitional 
arrangements must be resolved in the favour of the provisions of the SPPS. However, 
where the SPPS is silent or less prescriptive on a particular planning policy matter than 
retained policy this should not be judged to lessen the weight afforded to the retained 
policy. 
 
No policy conflict exists between the SPPS and Planning Policy Statements relevant to 
the subject proposal. 
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Strategic Planning Policy Statement for Northern Ireland (SPPS) 
 
The SPPS document sets out the guiding principle relating to the grant/refusal of 
development which is contained within Paragraph 3.8.  
 
This states 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. 
 
Within Paragraphs 6.199 – 6.213 of the same document, it is acknowledged that open 
space, sport and outdoor recreation has an important societal role to play, supporting 
many cultural, economic, health and environmental benefits. 
 
Ease of access to open space and contact with nature for everyone is recognised within 
the Regional Development Strategy 2035 alongside a commitment to safeguard and 
enhance existing outdoor recreational space within the countryside in keeping with the 
principles of environmental conservation and the protection of biodiversity. 
 
In direct response to this, the planning system has a contributing role to play in 
securing high quality and sustainable development schemes which do not damage 
the environmental features and qualities which are of acknowledged public 
importance and local amenity.  
 
 
PPS 2 Natural Heritage 
 
PPS 2 sets out the planning policies for the conservation, protection and 
enhancement of our natural heritage.  
 
In safeguarding Biodiversity and protected Habitats, the Council recognises its role in 
enhancing and conserving our natural heritage and 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. 
 
In relation to designated sites, 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).  
 
As part of the application an Ecological Appraisal report was supplied by Aulino Wann 
& Associates (Environmental Consultants) for consideration. 
 
Whilst there are no designated Special Areas of Conservation or Special Protection 
Areas of Areas of Special Scientific Interest within the boundaries of the site, the area 
is part of the aforementioned Site of Local Nature Conservation Importance. (SLNCI)  

 
No flora or fauna species protected under European Legislation were found within the 
site, nor was there any evidence of animal species that are listed as Northern Ireland 
or UK priority species to be afforded special protection. 
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It is envisaged that the loss of semi-natural woodland will be minimal and that the 
edges of the carpark will be planted out with a well defined landscaping buffer of 
native and indigenous species. 
 
Further to assessment of the same and a consultation process with the Natural 
Environment Division, I am satisfied that the proposed scheme will have a minimal 
impact upon the existing rural landscape and is generally compliant with the 
requirements of PPS 2. 
 
 
Planning Policy Statement 3: Access, Movement and Parking 
 
 
Policy AMP 1: Creating an Accessible Environment 
 
An environment made accessible to everyone is an integral part of the planning 
system and under the provisions of this policy, developers are encouraged to take 
account of the specific needs of people with disabilities and mobility issues. 
 
Where appropriate, the external layout of a development should incorporate a variety 
of measures which facilitates pedestrian movement between landuses, encourage the 
avoidance of unnecessary physical obstructions and facilitate ease of access to 
dedicated car parking and public transport links. 
 
Upon review of the details contained within the planning application, a central theme 
of the proposal is to improve accessibility to the associated woodland.  
 
Whilst the roadside carpark is relatively level and low lying, as already outlined, 
reflective of the local topography in the area, Cairnwood itself rises significantly with 
the incline of existing paths being immediately evident on entering the forest.  
 
In conjunction with a wider programme of prospective works within the forest, a 
variety of woodland walks are available and to be improved to suit the ability of a wide 
range of user groups. 
 
The inclusion of a ramped access path constructed at a lower gradient, is an integral 
component of such works and being located immediately adjacent to the 5 no. 
disabled parking bays in my professional judgement this will create a more accessible 
environment at Cairnwood. 
 
In conclusion then, I am satisfied that the scheme is compliant with the requirements 
of Policy AMP 1.  
 
 
Policy AMP 2: Access to Public Roads 
 
Planning permission will only be granted for a development proposal involving direct 
access, or the intensification of the use of an existing access, onto a public road 
where: 
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such access will not prejudice road safety or significantly inconvenience the 
flow of traffic; and 

 
the proposal does not conflict with Policy AMP 3 Access to Protected Routes. 
 
DFI Roads have been consulted and have offered no objections to the proposal in 
principle, noting that the scheme represents a “good improvement over the existing 
layout”. 
 
Subject to conditions supplied, I am content that the safety of road users will not be 
prejudiced.  
 
Policy AMP 3: Access to Protected Routes 
 
The Department will restrict the number of new accesses and control the level of use 
of existing accesses onto Protected Routes as follows: 
 
Other Protected Routes – Outside Settlement Limits Planning permission will only be 
granted for a development proposal involving direct access, or the intensification of 
the use of an existing access in the following cases: 
 
(a) A Replacement Dwelling – where a building to be replaced would meet the 

criteria for development within a Green Belt or Countryside Policy Area and 
there is an existing vehicular access onto the Protected Route. 
 

(b) A Farm Dwelling – where a farm dwelling, including a farm retirement 
dwelling, would meet the criteria for development within a Green Belt or 
Countryside Policy Area and access cannot reasonably be obtained from an 
adjacent minor road 

 

(c) A Dwelling Serving an Established Commercial or Industrial Enterprise – 
where a dwelling would meet the criteria for development within a Green 
Belt or Countryside Policy Area and access cannot reasonably be obtained 
from an adjacent minor road.  
 

(d) Other Categories of Development – approval may be justified in particular 
cases for other developments which would meet the criteria for 
development within a Green Belt or Countryside Policy Area where access 
cannot reasonably be obtained from an adjacent minor road. 

 
 
 
The site is accessed directly from the B170 Craigantlet Road, which is identified as a 
Protected Route of the map contained within Annex A of Planning Policy Statement 3, 
Clarification of Policy AMP 3: Access to Protected Routes.  
 
Falling within the parameters of Category (d), approval is justified in this case given 
that the proposal is deemed to be a significant improvement on the prevailing access 
arrangements and no other access to the site could be reasonably attained.  
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In my professional judgement and conjunction with DFI Roads’ assessment of the 
scheme, subject to conditions supplied, the proposal is compliant with the general 
provisions of Policy AMP 3. 
 
 
Policy AMP 9: Design of Car Parking 
 
The Department will expect a high standard of design, layout and landscaping to 
accompany all proposals for car parking. Planning permission will only be granted for 
a proposal where all the following criteria are met:  
 

(a) it respects the character of the local townscape / landscape; 
 

(b) it will not adversely affect visual amenity; and 
 

(c) provision has been made for security, and the direct and safe access and 
movement of pedestrians and cyclists within the site. 

 
In general overview of the proposal against the above requirements, I am satisfied 
that the requirements of Policy AMP 9 have been satisfactorily considered and 
addressed. 
 
The development involves relatively minor works to a long established public car park 
at Cairnwood and whilst an additional section of woodland is required to facilitate a 
larger area of hardstanding, in context of the wider area, I am content that the rural 
character of the surrounding landscape will remain intact.  
 
In my professional judgement, the proposal will have a minimal physical impact and 
will not adversely affect the visual amenity of the area. 
 
The design and general layout is inclusive of a pedestrian pathway at the rear of the 
parking bays and a more formal demarcation of parking bays and the entrance 
junction should provide greater definition and improved safety for all user groups. 
 
 
 
 
 
 
 
 
 
Planning Policy Statement 8: Open Space, Sport and Outdoor Recreation 
 
 
Policy OS 1: Protection of Open Space 
 
The Department will not permit development that would result in the loss of existing 
open space or land zoned for the provision of open space. The presumption against 
the loss of existing open space will apply irrespective of its physical condition and 
appearance.  
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An exception will be permitted where it is clearly shown that redevelopment will bring 
substantial community benefits that decisively outweigh the loss of the open space. 
An exception will also be permitted where it is demonstrated that the loss of open 
space will have no significant detrimental impact on the amenity, character or 
biodiversity of an area and where either of the following circumstances occur: 
 
(i) in the case of an area of open space of 2 hectares or less, alternative 

provision is made by the developer which is at least as accessible to 
current users and at least equivalent in terms of size, usefulness, 
attractiveness, safety and quality; or 
 

(ii)  in the case of playing fields and sports pitches within settlement limits, 
it is demonstrated by the developer that the retention and enhancement 
of the facility can only be achieved by the development of a small part of 
the existing space - limited to a maximum of 10% of the overall area - 
and this will have no adverse effect on the sporting potential of the 
facility. This exception will be exercised only once.  

 
Whilst the proposed development seeks to provide a larger area of hardstanding and 
a consequential loss of open space, in my professional judgement, the scheme falls 
within the parameters of the second paragraph of Policy OS1 and can be defined as 
an exceptional case which will bring benefit to the local community and user groups 
who frequent the site.  
 
I would furthermore suggest that the proportionate loss of woodland immediately 
surrounding the long established roadside parking area will have no significant impact 
on the character and amenity of the area and the overall integrity of Cairn Wood will 
be preserved. 
 
In my professional judgement then, the proposal is compliant with Policy OS 1 of 
Planning Policy Statement 8. 
 
 
 
Policy OS 3: Outdoor Recreation in the Countryside 
 
The Department will permit the development of proposals for outdoor recreational use 
in the countryside where all the following criteria are met: 
 
(i) there is no adverse impact on features of importance to nature 

conservation, archaeology or built heritage;  
 
The site does not contain or abut any identified archaeological significance or 
built heritage features and I am consequently satisfied that the proposed 
works will have no impact with regards to these matters. 
 
With regards to the natural environment and conservation of the same, the site 
is located within a proposed Site of Local Nature Conservation Importance 
and the impact upon local flora and fauna is to be considered. 
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Supporting information indicates that the development will have a negligible 
impact on local biodiversity and plans are inclusive of a landscaping 
programme that will mitigate against any loss of trees and indigenous 
vegetation.  
 
I am satisfied therefore that there will be no adverse impact on the specified 
features of importance. 

 
(ii) there is no permanent loss of the best and most versatile agricultural 

land and no unacceptable impact on nearby agricultural activities; 
 
The existing carpark site is to be marginally extended into the designated 
woodland area. In context then, the proposal does not impact upon agricultural 
land or farming activities. 
 

(iii)  there is no adverse impact on visual amenity or the character of the 
local landscape and the development can be readily absorbed into the 
landscape by taking advantage of existing vegetation and/or topography; 
 
I am content that the proposed scheme will have a low impact upon the  
character of the local landscape and that with the site is set against the 
backdrop of a substantial forest area which will help to absorb the 
development and minimise disruption to the established scene.  

 
(iv)  there is no unacceptable impact on the amenities of people living 

nearby; 
 
There are no immediate neighbouring properties and I am satisfied that given 
the minor nature of the works proposed, the amenity of those living within the 
wider locale will not be impacted upon to any significant degree. 
 
  

(v) public safety is not prejudiced and the development is compatible with 
other countryside uses in terms of the nature, scale, extent and 
frequency or timing of the recreational activities proposed;  
 
Further to review of submitted drawings and consultation with DFI Roads’, I 
am satisfied that this is the case. 

 
(vi) any ancillary buildings or structures are designed to a high standard, are 

of a scale appropriate to the local area and are sympathetic to the 
surrounding environment in terms of their siting, layout and landscape 
treatment;  
 
The inclusion of an ancillary ramped access path is an integral component of 
the scheme, which in my opinion has been appropriately designed and 
presented in context of the surrounding area.  
 
In my professional judgement, I believe that the built structure will be 
sympathetically absorbed into the site and screened by the soft landscaping 
embankment which partially surrounds it.  
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(vii) the proposed facility takes into account the needs of people with 

disabilities and is, as far as possible, accessible by means of transport 
other than the private car; and 
 
In overview of the proposed plans, I am satisfied that the scheme has taken 
account of sustainable access and will significantly improve access for a wide 
variety of user groups. 
 

(viii) the road network can safely handle the extra vehicular traffic the 
proposal will generate and satisfactory arrangements are provided for 
access, parking, drainage and waste disposal. 
 
As noted above further to review of submitted drawings and consultation with 
DFI Roads’, that the road network will not be compromised by the proposed 
development. In addition, I would assert that arrangements for drainage and 
waste disposal have been duly considered and are deemed to be satisfactory. 

 
 
 
Planning Policy Statement 21: Sustainable Development in the Countryside 
 
 
Policy CTY 1 – Development in the Countryside 
 
There are a range of types of development which in principle are considered to be 
acceptable in the countryside and that will contribute to the aims of sustainable 
development.  
 
Falling within the parameters of outdoor recreation, the subject proposal can be 
categorised the as form of Non-Residential Development in the countryside.  
 
Policy CTY 1 states that planning permission will be granted for outdoor sport and 
recreational uses in accordance with the aforementioned and detailed provisions of 
Planning Policy Statement 8. 
 
I am therefore satisfied that the principle of the subject proposal is acceptable when 
viewed against the provision of Policy CTY 1. 
 

 

8.   Consideration of Representations 

 
N/a – No third party representations received. 
 

 

9.   Conclusion  

 
All material considerations have been assessed and the proposal complies with 
regional planning policy and is considered a good quality design which is sensitive to 
its countryside location.  
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The proposal would not adversely affect residential amenity or biodiversity and will 
ensure the viability and sustainability of this outdoor recreation site within the Borough.  
 
Approval is therefore recommended. 
 

 

10.    Recommendation 

 
Grant Planning Permission 
 

 
 
 
 
 
 
 
 
 
 
 

11.    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 vehicular access, including visibility splays and any forward sight distance, 
shall be provided in accordance with Drawing No 02/A, date stamped 6th 
December 2019 and 03/B, date stamped 13th January 2020 prior to the 
commencement of any other development hereby permitted and retained 
thereafter. 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. 

3. The access gradient to the dwelling hereby permitted shall not exceed 8% (1 in 

25) over the first 10.0m 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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4. The hard and soft landscape works shall be carried out in accordance with 
Drawing No.03/B, date stamped 13th January 2020. All new planting shall be 
permanently retained, as indicated on the same stamped drawing and shall be 
undertaken during the first available planting season after construction works 
have been completed of the development hereby approved. 

 
Reason: To ensure the provision, establishment and maintenance of a high 
standard of landscape and to minimise the impact of the proposal on the 
biodiversity value of the site. 

 

5. 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 landscape and to minimise the impact of the proposal on the 
biodiversity value of the site. 

 

 

 
Aerial View of Site 
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Existing Car Park on western approach from Craigantlet 
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Existing Car Park on eastern approach from Bangor 

 
Existing Car Park showing Bus Stop directly on roadside boundary of the site 
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Main Entrance path from public carpark into Cairnwood 

 
View of woodland directly at the rear of the existing car park 
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View of pedestrian path running parallel to the rear boundary of the existing car park 

 
Site Location Plan 
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Site Layout showing proposed Visibility Splays 
 

 
 
Detailed Site Layout  
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Details of Accessible ramped access and retaining wall  
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ITEM 5  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 04 February 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 03 December 2019 

File Reference       

Legislation The Planning Act (Northern Ireland) 2011 

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject Update on Planning Appeals  

Attachments N/A 

 
Decisions 
 
1. At the date of writing no appeal decisions had been received. 
 
New Appeals Lodged 
 
2. The following appeal was lodged on 20 November 2019. 

 

Appeal reference:  2019/A0170 

Application Reference: LA06/2018/1241/O 

Appeal by: Mr CF Cairns 

Subject of Appeal: Site for infill dwelling 

Location: 69 Craigdarragh Road, Helen’s Bay 

 
3. The following appeal was lodged on 25 November 2019. 

 

Appeal reference:  2019/A0174 

Application Reference: LA06/2018/1001/O 
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Appeal by: Mr J McKeag 

Subject of Appeal: New dwelling 

Location: Land immediately adjacent to the NE of 75 
Saintfield Road, Ballygowan 

 
 
Details of appeal decisions, new appeals and scheduled hearings can be viewed at 
www.pacni.gov.uk. 
 

 
RECOMMENDATION 

It is recommended that Council notes this report. 

http://www.pacni.gov.uk/
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ITEM 6  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning 

Date of Meeting 04 February 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Finance 

Date of Report 22 January 2020 

File Reference FIN45 

Legislation Section 5 Local Government Finance Act (NI) 2011 

Section 75 Compliant  Yes     ☐             No     ☐        Not Applicable  ☒ 

Subject Planning Budgetary Control Report – December 2019   

Attachments - 

 
 
This Planning Budgetary Control Report covers the 9-month period 1 April to 31 
December 2019 and is set out in Report 1 on page 2. The net cost of the service is 
showing an over spend of £25,676 (3.3%) – box A.  
  
A key assumption of the 2019/20 rates setting process was that payroll budgets 
would be £600k under spent so this was built in to the Council’s 2019/20 budget. This 
budget is shown separately from Services so is not included in the variance above. 
The Planning Service’s year to date share of this salary rebasing budget on a pro-
rata basis is £27,797 so, if this was included, the adverse variance would increase to 
£53,473. 
 
Explanation of Variance 
 
The Planning budget performance is further analysed on page 2 into 3 key areas: - 
 

Report Type Variance Box 

Report 2 Payroll Expenditure £1,351 favourable  B 

Report 3 Non-Payroll Expenditure £23,361 favourable  C 

Report 4 Income £50,389 adverse  D 
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Boxes B, C and D add up to the overall adverse variance (Box A - £25,676).   
 
This variance can be summarised in the following table: - 
  

Type Variance 
£’000 

Comment 

Payroll Expenditure  (1.4)  

Non-payroll 
Expenditure 
 

 (23.4) 
A number of small underspends to date for 
mileage (£6.6k), consultancy (£8.1k) and 
legal fees (£6.7k). 

Income 50.4 

Planning application income is £90.9k 
behind budget. A major planning 
application fee is expected in January 
which may help reduce this adverse 
variance. Property Planning Certificate 
income is £40.5k better than budget. 

Total    25.7 Box A 
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RECOMMENDATION 
 
It is recommended that Council notes this report. 

Year to Date 

Actual

Year to Date 

Budget

Variance Annual 

Budget

Variance E

O

Y 
£ £ £ £ % £

Planning

330 Planning 813,576 787,900 25,676 1,207,400 3.3 

Total 813,576 787,900 A 25,676 1,207,400 3.3 

£ £ £ £ % £

Planning - Payroll Expenditure

330 Planning 1,419,149 1,420,500 (1,351) 1,895,600 0.1 

Total 1,419,149 1,420,500 B (1,351) 1,895,600 0.1 

£ £ £ £ % £

Planning - Non-Payroll Expenditure

330 Planning 105,239 128,600 (23,361) 310,300 18.2 

Total 105,239 128,600 C (23,361) 310,300 18.2 

£ £ £ £ % £

Planning - Income

330 Planning (710,811) (761,200) 50,389 (998,500) (6.6)

Totals (710,811) (761,200) D 50,389 (998,500) (6.6)

REPORT 4                                     INCOME BUDGETARY CONTROL REPORT

REPORT 3            NON-PAYROLL EXPENDITURE BUDGETARY CONTROL REPORT

REPORT 1                                            BUDGETARY CONTROL REPORT

Period 9 - December 2019 

REPORT 2                  PAYROLL EXPENDITURE BUDGETARY CONTROL REPORT




