
ARDS AND NORTH DOWN BOROUGH COUNCIL 
 
 

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

 
 

A G E N D A 
 

1. Apologies 
 
2. Declarations of Interest  

 
3. Matters arising from minutes Planning Committee Meeting of 5 March 2019 

(Copy attached)  
 

4. Planning Applications 
 

4.1  ***APPLICATION WITHDRAWN*** 

4.2 
LA06/2018/0030/F 
 

Existing agricultural silo to be enclosed and roofed over 
to form new agricultural shed, and new access lane 
 
Land 25m East of 23 Kerrs Road, Bangor 
 
Speaking for application: Stephen Dickson (Agent) 

4.3 
LA06/2018/0617/F 
 

Dwelling with new driveway arrangement 
 
60 Princetown Road, Bangor 
 
Speaking against application: Andy Stephens 
                                                Mrs Anne Kennedy 
 
Speaking for application: Gerry Hamill 
 

 
 

 
 

Proposed residential development comprising 70 No. 
dwelling units and garages (comprising 36 No. 



4.4 
 

LA06/2018/0610/F 
 

detached and 34 No. semi-detached dwellings) open 
space, landscaping, landscaped buffer and all 
associated site and access works 
 
Lands zoned for housing (Ref. CR04) fronting 
Ballygowan Road, adjacent and north east of No. 8 
Clattering Ford, approximately 100m north west of Nos. 
7 to 21 (odds) The Mill Stream and 50m south west of 
Andrew Memorial Primary School, Comber 
 
Speaking for application: Tom Stokes (Agent) 
                                         Paul O’Rourke (Applicant) 
                                         Conor O’Hare (RPS-         

Highway Engineer) 
 

 
4.5 
 

LA06/2015/0848/F 

Proposed new detached dwelling with double garage 
and boundary wall with all associated site work 
 
Lands approximately 70m south of No. 48 Glen Road, 
Holywood 
 
Speaking for application: David Donaldson 

 
5. Update on Planning Appeals (Report attached)  
 
6. Planning Budgetary Control Report – February 2019 (Report attached)  
 

 
 
MEMBERSHIP OF PLANNING COMMITTEE (15 MEMBERS) 
 

Alderman Carson   Councillor Cathcart (Chair) 

Alderman Fletcher Councillor Dunne 

Alderman Gibson Councillor McClean 

Alderman Girvan Councillor McIlveen 

Alderman Graham Councillor McKee 

Alderman Henry Councillor Thompson 

Alderman Keery Councillor Walker 

Alderman McDowell (Vice Chair)  
 



          ITEM 4.2 

Ards and North Down Borough Council 

Application Ref 
 
LA06/2018/0030/F 
 

Proposal 
Existing agricultural silo to be enclosed and roofed over to 
form new agricultural shed, and new access lane 

Location 

 
Land 25m East Of No 23 Kerrs Road, Bangor, BT19 7QD 
 
DEA: Ards Peninsula 
 

Committee 
Interest 

Call in by Councillor Dunne from delegated list of 25/02/19: 
 
“It is accepted that there is an existing agricultural structure / 

building built specifically for agricultural purposes on this 
agricultural small holding / application site. It has to be 
questioned that as this is an established agricultural structure / 
building on a small holding is this proposal within the permitted 
development parameters. The Planning (General Permitted 
Development) Order (Northern Ireland) 2015, Part 7, 
Agricultural Buildings and Operations confirms that it is 
Permitted development if it is works for the erection, extension 
or alteration of a building on agricultural land comprised in an 
agricultural unit which is reasonably necessary for the 
purposes of agriculture within that unit. 
 
In the absence of cover the applicant cannot meet even the 
basic requirements and good practices. The shed is essential 
for the welfare of the farm animals enabling efficient running of 
this hobby farm and shows that, on several benchmarks, it 
integrates already a built structure on the site and it there will 
be minimal impact on the natural or built heritage by the 
proposal.” 
 

Validated 17/01/2018 

Summary 

• Permitted Development Rights do not apply because 
proposal relates to the first building on the holding and 
the nearest part of the building is less than 75 metres 
from a neighbouring dwelling located outside the 
holding; 

• Proposal does not meet policy as farm business has 
not been active and established for the requisite 6 year 
period; 

• Information has not been submitted by the applicant to 
demonstrate that the proposal is necessary for the 



efficient use of the holding.  The application is made 
out of a desire to have a farm rather than any current 
necessity to house livestock; 

• The proposal fails the policy criterion as it cannot be 
sited or visually linked with existing buildings on the 
farm holding. 

Recommendation 
 
Refusal 
 

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

Application Ref:   LA06/2018/0030/F DEA:  Bangor East & Donaghadee 

Proposal:  Existing agricultural silo to be enclosed and roofed over to form new 
agricultural shed, and new access lane.  
 

Location:  Land 25m East Of No 23 Kerrs Road, Bangor 
 
 

Applicant:   Mr Mark Robinson 
 

Agent:  Dickson Architectural Services 

 
Date Valid: 17/01/2018 

 
Env Statement Requested: No 

 
Date last Advertised: 01/02/2018 

 
Date last Neighbour Notified: 09/01/2019 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

 
Summary of Main Issues: 
 

• Principle of an agricultural building at this rural location 

• Residential Amenity 

• Impact of the proposal on the character of the countryside 
  

Case Officer: David Gibson 

Email: David.gibson@ardsandnorthdown.gov.uk 

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

 

 
Site outlined in red; silo outlined in blue 

 

1.   Description of Site and Surrounding Area 

 
This site consists of an agricultural silo, and part of an adjacent field, approximately 
one mile northeast of the settlement of Newtownards. 
 
The silo appears to be associated with an adjacent farm holding, but the maps 
indicate the silo (and the field where it is located) is under a separate ownership (land 
registry search would appear to confirm same).  Both the silo and farm buildings are 
accessed by the same laneway and read as one entity in the landscape.  The silo is 
somewhat ‘cut’ into the field with only the frontage facing the road clearly visible.  The 
agent has informed me that the silo and field was once within the ownership of the 
adjacent farm complex, but that it is now owned by a relative. 
 
The structure itself is made up of 4 rendered block walls (the western wall has an 
opening to allow access) and concrete base.  From the weeds and greenery on the 
floor and parts of the walls, the silo does not appear to have been used recently.  The 
silo has a depth of approximately 3metres. 
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3. Relevant Planning History 

 
There is no planning history material to my consideration. 
 
 

 
 

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 21: Sustainable Development in the Countryside 
 

 

5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 
 
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 Content 

DAERA Confirmed details of farm 

 

7.   Consideration and Assessment 

 
7.1 Planning context and designations 
Section 6 (4) of the Planning Act 2011 states that determination under this Act must 
be made in accordance with the plan, unless material considerations dictate 
otherwise.  The Ards and Down Area Plan 2015 operates as the local development 
plan for the area where the site is located.  In the plan, the site lies in the countryside 
outside any settlements. 
 
The site is outside any special environmental, architectural, or archaeological 
designation. 
 
As far as it relates to the subject matter, the Plan contains no specific provisions and 
the development is considered to be in general conformity with the Plan subject to the 
specific policies considered below. 
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7.2    Policy Context 
 
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 applications and sets out the transitional arrangements 
that will operated until the Council has adopted a Plan Strategy.  
In relation to agricultural development, the SPPS provides for development on an 
active and established (for a minimum 6 years) agricultural holding where the 
proposal is necessary for the efficient operation of the holding or enterprise. New 
buildings must be sited beside existing farm or forestry buildings on the holding or 
enterprise. An alternative site away from existing buildings will only being acceptable 
in exceptional circumstances. 
 
Within this context, Planning Policy Statement 21 remains the primary policy 
consideration in assessing development in the countryside. 
 
Within this context, and given its rural location, the retained policies referred to below 
form the policy framework in relation to this type of development. 
 

 
Existing silo 

 
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. 
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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 Conservation (Natural 
Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended). 
 
In terms of protected and priority species, Part 2 of the Checklist was completed and 
did not identify a scenario where survey information may reasonably be required.  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 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. 
 
A new access is proposed on to Kerrs Road which is proposed to run parallel to the 
existing laneway.  The said road is not a protected route, and DFI Roads has no 
objections to the proposal.  I am therefore content there will be no prejudice to the 
safety of road users. 
 
Planning Policy Statement 21 – Sustainable Development in the Countryside 
 
CTY1 of Planning Policy Statement 21 'Sustainable Development in the Countryside' 
sets out the types of development which are considered to be acceptable in the 
countryside.  One of these is 'agricultural and forestry development in accordance 
with Policy CTY12'.  CTY 12 is therefore the main policy consideration for this 
application. 
 
Policy CTY12 - Agricultural and Forestry Development 
 
CTY 12, in line with the provisions of the SPPS, states that permission will be granted 
for development on an active and established agricultural or forestry holding where it 
is demonstrated that: 
 
(a) it is necessary for the efficient use of the agricultural holding or forestry enterprise; 
(b) in terms of character and scale it is appropriate to its location; 
(c) it visually integrates into the local landscape and additional landscaping is 
provided as necessary; 
(d) it will not have an adverse impact on the natural or built heritage; and 
(e) it will not result in detrimental impact on the amenity of residential dwellings 
outside the holding or enterprise including potential problems arising from noise, smell 
and pollution. 
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In cases where a new building is proposed applicants will also need to provide 
sufficient information to confirm all of the following: 
-there are no suitable existing buildings on the holding or enterprise that can be used; 
-the design and materials to be used are sympathetic to the locality and adjacent 
buildings; and 
-the proposal is sited beside existing farm or forestry buildings. 
 
 
Policy CTY12 states that planning permission will be granted for development on an 
active and established agricultural holding where it is demonstrated that it meets 
several criteria.  In determining what is an active and established business, 
Paragraph 5.56 of PPS21 refers to criteria set out in CTY10, i.e. the farm business is 
currently active and has been established for at least 6 years.  The applicant has 
submitted details in relation to the farm business.  The farm business has been 
established since 2017 with a business number being allocated in the same year. The 
application form states the land had previously been let out in conacre.   The business 
does not claim the Basic Payment, and no Farm maps were included in the 
applicant’s submission.   
 
By way of background information supplied by the agent, the portion of land 
containing the silo was bequeathed to the applicant who subsequently registered a 
new business with DAERA.  The applicant lives approximately 4 miles from the site in 
a dwelling with no agricultural land or buildings.  It is clear the business has not been 
established for 6 years, and no information has been provided to suggest the 
business is currently active.  On this basis therefore, the initial proviso that Planning 
Permission will be granted for development on an active and established agricultural 
holding has not been satisfied. 
 
Whilst the other criteria are not engaged, no information has been forwarded that 
would persuade me the proposal is necessary for the efficient use of the holding.  The 
applicant wishes to establish a hobby farm with the introduction of rare breed calves 
and lambs, and possibly ponies for leisure use.  The application is made out of a 
desire to have a farm rather than any current necessity to house livestock.  The 
proposed building will use the footprint and walls of the existing silo as a base, 
cladding will be used to extend the height of the walls and to create a roof.  The front 
elevation will be altered to include a high-level shutter to accommodate a tractor and 
a hay loft.  A small livestock yard is proposed to the front of the shed.  Overall, the 
building would have minimal impact in terms of its impact on the landscape and 
character of this rural area.  There will be low impact on the natural environment 
(especially as the works involve the adaptation of a structure rather than using a 
green field site), and no impact on the built heritage.   
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From Kerrs Road, silo barely visible to the right of barn. 

 
In cases where a new building is proposed, applicants will also need to provide 
sufficient information to confirm all of the following: 
 
-there are no suitable existing buildings on the holding or enterprise that can be used; 
-the design and materials to be used are sympathetic to the locality and adjacent 
buildings; and 
-the proposal is sited beside existing farm or forestry buildings. 
 
There are no suitable existing buildings on the holding that can be used.  However, 
the silo represents the only structure on the farm, and the applicant has shown a 
desire to alter or redevelop same.  The design and materials are acceptable at this 
locality.  Even in circumstances where the business was active and established, the 
proposal will not be sited ‘beside existing farm buildings’ as per the third test above 
and therefore fails policy.  
 
The applicant is unable to avail of the provisions of the Planning (General Permitted 
Development) Order (NI) 2015 as the proposal relates to the first building on the 
holding.  Part 7 of the Order ‘permits’ certain types of development relating to 
agriculture.  Development is permitted for works for the erection, extension or 
alteration of a building reasonably necessary for the purposes of agriculture within the 
unit.  However, this is subject to a number of conditions some of which could not be 
met by the proposal.  For example, the works would not be permitted where they are 
more than 75m from the nearest part of a group of principal farm building, and, as 
referred to above, there are no buildings on the farm. 
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7.3     Residential Amenity 
 
The above policy makes residential amenity a test against which to judge the 
proposal.  The SPPS also makes amenity issues a material consideration in 
assessing the acceptability of a particular development.  As no residential buildings 
are proposed, the proposal will be not create any adverse overlooking or loss of 
privacy.  In relation to noise, it is unlikely the development will have any significant 
adverse impact.  The closest third party dwelling is 25m to the southwest.   
 
Despite its proximity to a third-party farm, given the existing use I do not consider the 
proposal to have a significantly different impact in terms of nuisance and impact on 
amenity of residential properties. 
 

 

8.   Consideration of Representations 

 
The proposal has been advertised in the local press and neighbours have been 
notified as per the Section 8 of the The Planning (General Development Procedure) 
Order (Northern Ireland) 2015.  One neighbour has been notified.  There are no 
objections to consider. 

 

9.   Conclusion  

 
I have assessed all material considerations in relation to the proposal.  
Notwithstanding there is an existing structure in the field which could be used for 
agricultural activity, the proposal fails the main policy test in relation to development 
on a farm in that the business is neither active nor established.  The business number 
was allocated in the last two years, and as the applicant does not receive the basic 
payment no additional information has been submitted to demonstrate the business is 
currently active.  Furthermore, the applicant cannot benefit from the provisions in the 
Planning (General Permitted Development) Order 2015 due to the proximity to a third 
party dwelling and to the fact there are no other buildings on the holding. The 
evidence indicates the appellant’s intention to become active.  However, current 
planning policy does not make provision for intended farms in the countryside.   As 
the proposal does not meet Policy CTY 12, it is not one of the specified types of 
development considered to be acceptable in the countryside under Policy CTY1. 
 

 

10.    Recommendation 

 
Refuse Planning Permission 
 

 

11.    Reasons for Refusal  

 
1. The proposal is contrary to The Strategic Planning Policy Statement for 

Northern Ireland and Policy CTY1 of Planning Policy Statement 21, 

Sustainable Development in the Countryside in that there are no overriding 

reasons why this development is essential in this rural location. 
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2. The proposal is contrary to The Strategic Planning Policy Statement for 

Northern Ireland and Policy CTY12 of Planning Policy Statement 21, 

Sustainable Development in the Countryside, in that the existing agricultural 

business is not currently active and established, the proposal is not sited 

beside existing farm buildings and the applicant has not provided sufficient 

information to confirm the following: 

i. The new building is necessary for the efficient use of the 

agricultural holding; 

ii. That exceptional circumstances exist to justify an alternative site. 

 

 
 
 



          ITEM 4.3. 

Ards and North Down Borough Council 

Application Ref 
 
LA06/2018/0617/F 
 

Proposal Dwelling with new driveway arrangement 

Location 

 
60 Princetown Road, Bangor 
 
DEA: Bangor Central 
 

Committee 
Interest 

Call in by Ald. Graham 
 
‘I request call in  on LA06/2018/0617/F  at 60 Princetown Road 
Bangor BT203TD in order to examine compliance with PPS 7 
in regard to height , massing, dominance and the impact on 
the amenity of 58A Princetown Rd’ 

Validated 11/06/18 

Summary 

 

• Site lies within an Area of Townscape Character (ATC) 
• Planning history is a material consideration - two previous 

permissions for a dwelling on the site W/2010/0579/F 
permission granted 13/06/2011 and LA06/2016/0851/O 
permission granted 24/02/2017 

• Principle of a dwelling is therefore acceptable 

• 3 objections received 

• All objections fully considered in the case officer report 
 

Recommendation 
 
Approval 
 

Attachment 
Item 4.4a – Case Officer Report 
 

 



 

1 

 

 

 

Development Management Case Officer Report 
 

Application Ref:  
LA06/2018/0617/F 

DEA:  Bangor Central 

Proposal: Dwelling with new driveway arrangement 
 

Location:  60 Princetown Road, Bangor, BT20 3TD 
 

Applicant:   Urban Property 
Solutions Ltd 
 

Agent:   Gerry Hamill  

 
Date Valid:  11/06/2018 

 
Env Statement Requested: No 

 
Date last Advertised: 28/06/2018 

 
Date last Neighbour Notified: 28/06/2018 

 
Consultations: Yes 

 
Representations: Yes 
 

Letters of 
Support 

0 Letters of Objection 3 (from 2 
separate 
addresses) 

Petitions 0 

 
Summary of Main Issues: 
 

• Principle of development 

• Planning history of the site and surrounding area 

• Impact on residential amenity 

• Natural heritage and the potential effects on European Sites 

• Impact on the character and appearance of the established residential area 

and proposed ATC 

• Access and parking requirements 

 

Case Officer: Mark Hanvey 

Email: Mark.hanvey@ardsandnorthdown.gov.uk 

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 

mailto:Mark.hanvey@ardsandnorthdown.gov.uk
mailto:Mark.hanvey@ardsandnorthdown.gov.uk
http://www.planningni.gov.uk/
http://www.planningni.gov.uk/
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1.   Description of Site and Surrounding Area 

 
The application site is located on the north-eastern side of the Princetown Road, 
Bangor. There is an access onto Princetown Road which currently serves three 
existing dwellings. 60 & 62 Princetown Road are 2½ storey semi-detached dwellings 
and are visible from Marine Gardens and the Pickie Funpark. 
 

 
View of site from Marine Gardens 

 
No.60a Princetown Road is a 2-storey detached dwelling with a basement level 
below. It is located to the north of the existing vehicular access and has a frontage 
directly onto the public road. It is set up in level from the application site. A direct 
pedestrian access is available at the front of the dwelling. The application site is a 
similar size to the plot on which no.60a stands and is located on the opposite side of 
the main driveway which serves the three existing dwellings. 
   

 
View of site and surrounding dwellings from Princetown Road 

 



 

3 

 

 
 

2.   Site Location Plan 

 

 
 

 

A 1½-storey dwelling is located to the south-east of the application site. No.58a sits 
on a lower position relative to the application site. The level of the application site falls 
from the public road towards the existing dwelling at no. 60. A timber fence and stone 
wall define the boundary with no.58a with a stone wall along the road frontage. 
 

       
View from site facing north-east                                   View from site facing south-west 
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3. Relevant Planning History 

 
LA06/2016/0851/O 
 
Site within the curtilage of, and approximately 25m south-west of, the dwelling at 60 
Princetown Road Bangor BT20 3TD 
 
Erection of 2-storey dwelling 
 
Permission granted: 24.02.2017 
 
 
W/2010/0579/F 
 
60 Princetown Road Bangor Co Down BT20 3TD 
 
1no proposed private dwelling house 
 
Permission granted: 13.06.2011 
 
 
W/2002/1029/F 
 
62 Princetown Road, Corporation, Bangor, Northern Ireland, BT20 3TD 
 
Dwelling and garage 
 
Permission granted: 15.08.2005 
 
 
W/2002/0933/F 
 
To rear of 58 Princetown Road, Corporation, Bangor, Northern Ireland, BT20 3TD 
 
Dwelling with new driveway arrangement 
 
Planning appeal upheld: 02.03.2004 
 
 
The planning history of the site and surrounding area is material to the consideration 
of the current application. The principle of development fronting onto the Princetown 
Road within existing domestic curtilages has been accepted under W/2002/0933/F 
and W/2002/1029/F and nos. 58a and 60a Princetown Road have been constructed 
accordingly. Both dwellings provide the immediate context either side of the 
application site. The principle of development has previously been accepted for a 
dwelling on the application site with full permission previously granted in 2011 under 
planning application W/2010/0579. This dwelling measured 8.7 metres in height at the 
front and 11.3 metres in height at the rear. The current application proposes a 
dwelling measuring 6.8 metres in height at the front and 9.8 metres to the rear. 
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Outline planning permission was granted on the application site for a dwelling by Ards 
and North Down Borough Council on 24.02.2017. 
 
Given the history of the application site and surrounding area I am content that the 
principle of a dwelling is acceptable. The dwelling proposed is reduced in scale from 
that previously approved in 2011 when the property at no.58a Princetown Road was 
in existence. 
 

 

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 (SPPS) 

• Planning Policy Statement 2 - Natural Heritage 

• Planning Policy Statement 3 - Access, Movement and Parking 

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

• Planning Policy Statement 6 (Addendum) - Areas of Townscape Character 

• Planning Policy Statement 7 - Quality Residential Environments 

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

 

 

5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 
 

• Creating Places  

• 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 

NI Water - Single Units East  No objections 

DFI Roads - Downpatrick Office No objections  

Environmental Health No objections 

Water Management Unit No objections 

Natural Environment Division No objections 

Historic Environment Division No objections 
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7.   Consideration and Assessment 

 
Development Plan 
 

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

• Draft Belfast Metropolitan Area Plan 2015 (dBMAP)  
 
Section 45 (1) of the Planning Act (Northern Ireland) 2011 requires regard to be had 
to the Development Plan, so far as material to the application and to any other 
material considerations. Section 6(4) states that where regard is to be had to the 
Development Plan, the determination must be made in accordance with the Plan 
unless material considerations indicate otherwise. 
 
The application site is located within the development limit of Bangor under the 
NDAAP and within the Settlement Development Limits of Bangor under the Draft 
Belfast Metropolitan Area Plan 2015.  
 
The application site is located within a proposed Area of Townscape Character. I 
have reviewed the PAC Report into the Public Local Inquiry into the objections to the 
Belfast Metropolitan Area Plan 2015. I am content that the objections relating to the 
Bangor West Area of Townscape Character designation do not impact upon this site. 
Consequently, dBMAP is a material consideration relevant to this application.  
 
 

 
Extract from Map no. 3/001 (Bangor) Draft Belfast Metropolitan Area Plan with  

Proposed Bangor West ATC designation hatched blue. 
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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 principle of development for a dwelling on the application site has been 
previously accepted. Natural Environment Division states that there are no concerns 
with regard to habitat and species. The application site is located within an urban 
environment and landscape features consist of ornamental trees and shrubs and offer 
no potential features for bat roosting. 
 
 
Planning Policy Statement 3: 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 such access will not prejudice road safety or significantly inconvenience the 
flow of traffic. 
 

The existing access will serve both the proposed dwelling and the existing dwellings 
with a new rearranged shared driveway. The amended drawing 03A indicates that the 
access will be widened to 4.8 metres for the first 10 metres. 
 

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 
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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. 
 

The proposed site layout plan indicates that there will be ample room for parking 
within the boundaries of the application site with the provision of 3 no. spaces. The 
application site is within close proximity to Bangor Town Centre and I am satisfied that 
the parking provision is adequate. 
 
 
Planning Policy Statement 6 - Planning, Archaeology and the Built Heritage 
 

Policy BH11 

Development affecting the Setting of a Listed Building 

The Department will not normally permit development which would adversely affect 
the setting of a listed building. Development proposals will normally only be 
considered appropriate where all the following criteria are met:  
 
(a) the detailed design respects the listed building in terms of scale, height, massing 
and alignment;  
(b) the works proposed make use of traditional or sympathetic building materials and 
techniques which respect those found on the building; and  
(c) the nature of the use proposed respects the character of the setting of the building.  
 
In light of the planning history of the application site and taking into consideration the 
layout and design of the existing dwelling at no.60a, I am satisfied that the proposed 
dwelling will not adversely affect the setting of the listed buildings at nos. 60 and 62 
Princetown Road. The proposed design is in keeping with previous approvals on the 
site and the existing dwelling to the north-west. The external walls of the proposed 
dwelling will be finished in a light cream render and roof tiles will be dark and non-
profiled similar to those found on the dwelling at no.60a. The proposed residential use 
is compatible within this established residential area. 
 
Historic Environment Division was consulted and offered no objections in this regards. 
 

Planning Policy Statement 6 (Addendum) - Areas of Townscape Character 
 
Policy ATC 2 
New Development in an Area of Townscape Character 
 
The Department will only permit development proposals in an Area of Townscape 
Character where the development maintains or enhances its overall character and 
respects the built form of the area. 
 
In light of the previous planning approvals on the application site I am satisfied that 
the principle of a new dwelling on the application site is acceptable from the 
perspective of new development within the Bangor West ATC.  
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The accompanying Design and Access Statement states that the proposed design 
reflects the style and character of adjoining dwellings, most notably the dwelling at 
60a Princetown Road. Drawing no. 05 shows the proposed dwelling in the context of 
nos. 58a and 60a, with the dwellings stepped down along the public road. 
 
The floor plans on drawing no. 07 clearly make provision for wheelchair access 
throughout the proposed dwelling and a domestic lift is included to provide access to 
the upper floors. Paragraph 2.9 of the Addendum to PPS 6 states that sympathetic 
consideration will be given to development proposals within an ATC for people with 
disabilities or others whose mobility is impaired.  
 
I am satisfied that the proposed design does not compromise the character and built 
form of the area. 
 

Key features of the proposed Bangor West ATC identified in the Draft Belfast 
Metropolitan Area Plan 2015 include – 
 
Late Victorian and Edwardian terraces and detached residences on Princetown Road 
which are typical of the turn of the century seaside town architecture, with painted 
stucco walls, slate roofs, vertically proportioned sashes, bay windows and elaborate 
detailing. The form, colour and consistent proportions of these properties fit 
comfortably within the natural amphitheatre of the Bay in a Riviera setting providing a 
variety of attractively framed views across the bay. It is noted that ten properties in 
Princetown Road are listed. 
 
 
Planning Policy Statement 7 - Quality Residential Environments 
 
Policy QD 1 
Quality in New Residential Development 
 
In Conservation Areas and Areas of Townscape Character housing proposals will be 
required to maintain or enhance their distinctive character and appearance. In the 
primarily residential parts of these designated areas proposals involving intensification 
of site usage or site coverage will only be permitted in exceptional circumstances.  
 
It has previously been accepted that a dwelling on the application site meets criterion 
(c) of the exceptional circumstances test. The proposed development is within a 
significant gap site within an otherwise substantial and continuously built up frontage 
and is of a density and character prevailing in the area.  
 
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 in an established residential area. The proposed 
materials and finishes are in keeping with the existing dwellings in the surrounding 
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area. The external walls of surrounding residential dwellings are finished in painted 
render or red brick. The external walls of the proposed dwelling will be finished in a 
light cream coloured render. The appearance, scale, proportions and massing are in 
keeping with existing dwellings in the area. 
 
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; 
 
60 and 62 Princetown Road are listed buildings and I am satisfied that the proposed 
dwelling will not impact upon their setting.  
 
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 dwelling. The application site is located within an urban setting and the level 
of amenity space provided is in keeping with that previously accepted both on the 
application site and at 58a and 60a Princetown 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 existing access will be utilised for both pedestrian and vehicular access. The 
application site is located close to Bangor Town Centre. 
 

f) adequate and appropriate provision is made for parking;  
 
The proposed site layout indicates ample availability for parking within the site. 
 
g) the design of the development draws upon the best local traditions of 
form, materials and detailing; 
 
I am satisfied that this is the case, the proposed design and materials used are in 
keeping with the surrounding area. Having inspected the existing dwellings in the 
vicinity of the application site I am satisfied that the form, materials and detailing are 
acceptable. The proposed design is similar to that of the existing dwelling at no 60a 
and is reduced in scale from the previously approved design accepted on the 
application site. 
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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 impact on existing properties. I have visited the 
property at no.58a and met with the occupants. The property is set down in level from 
the application site and as a result ground floor windows on the side elevation facing 
towards the application site are in shadow to a degree. On the basis of the position of 
the proposed dwelling relative to no.58a I inspected the kitchen and utility room of the 
neighbouring property. The kitchen benefits from an alternative light source from the 
front elevation which faces onto the shared driveway with no. 58. The utility room also 
benefits from an alternative light source with a window fronting onto Princetown Road. 
I am mindful that outline planning permission has been granted conditional on the 
proposed dwelling being no higher than the existing dwelling at no.60a and this is the 
case with the current proposal. I have discussed the upper floor windows on the side 
elevation facing onto 58a with the agent and it has been agreed that they will be 
obscured.  I am satisfied that there will be no adverse impacts on the existing 
dwellings at 58, 60 and 62 Princetown Road as there is a minimum separation 
distance of 20 metres as recommended within the guidance document, Creating 
Places. 
 

 
Sectional drawing 05 of previously approved W/2010/0579 

 
 

i) the development is designed to deter crime and promote personal safety. 
 
I am satisfied that this is the case. Windows will overlook the access from the public 
road and rear amenity areas will be enclosed. 
 
 
Addendum to PPS 7 - Safeguarding the Character of Established Residential 
Areas 
 
Policy LC1 
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 
QD1 of PPS 7, and all the additional criteria set out below are met: 
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(a) the proposed density is not significantly higher than that found in the established 
residential area 
 
(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 development involves the development of a single dwelling on the 
application site. The proposed density is comparable with that found adjacent to the 
site. The dwelling is in keeping with the pattern of development in the area and it will 
provide an acceptable size of residential accommodation. 
 

 
 

8.   Consideration of Representations 

 
3 objections have been received from the occupants of nos. 58 and 58a Princetown 
Road and from Matrix Planning. Matrix Planning object on behalf of nos. 58 and 58a 
Princetown Road. 
 
No planting scheme/ details of fencing submitted – The drawing 03A indicates 
boundary planting on the inside of both the existing boundary fence with no. 58a and 
a new 2m high timber fence to define the new rear boundary. I am satisfied that the 2-
metre high fence is sufficiently annotated. The agent for the application has clarified 
that landscaping will comprise circular small green hedgerows comprising: Escallonia 
Redclaws, Ceanothus ‘Concha’ and Privet providing soft dense screening for colour, 
wind and noise reduction. 
 
Provision of private amenity space – Private amenity space is provided and is 
comparable with the neighbouring dwelling on the opposite side of the shared 
driveway. 
 
Level of detail shown on site layout plan – I am satisfied that the level of detail 
shown on the A4 site layout plan is acceptable and see no requirement for this to be 
provided at A3. 
 
Planning History – I am satisfied that the previous permissions on the application 
site are material considerations in relation to the assessment of the current proposal.  
 
Residential amenity – I am satisfied that the proposed dwelling will not have an 
adverse impact on the amenity of neighbouring properties. The agent for the 
application has stated that the separation distances are increased from the previous 
approval. As the existing boundary is slightly angled the proposed dwelling at its 
closest point to the fence line is 1250mm and at the opposite corner end of dwelling is 
1500mm. 
 
Dwelling not appropriate on the application site within the proposed ATC in 
light of historic layout and pattern of development – I am satisfied that the 
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proposed dwelling is appropriate in the proposed Bangor West ATC. There is an 
established acceptance of a dwelling at this location most recently through the grant 
of outline planning permission. 
 
Proposed dwelling is not compliant with Policy QD 1 – I am satisfied that the 
proposed dwelling is acceptable under Policy QD1 for the reasons set out above.  
  

 

9.   Conclusion  

 
All material planning considerations have been assessed fully, comments from 
consultees have been considered and 3 representations have been received from 2 
separate addresses. On this basis, I am satisfied that the proposed development 
would meet all the relevant prevailing planning policies and guidance and it is my 
opinion that planning permission should be approved. 
 

 

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. All hard and soft landscape works shall be carried out in accordance with the 
approved details and the appropriate British Standard or other recognised Codes of 
Practice. The works shall be carried out during the first available planting season after 
occupation of the dwelling hereby approved. 
 
Reason: To ensure the provision, establishment and maintenance of a high standard 
of landscape. 
 
3. 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. 
 
4. The windows on the side elevation of the approved dwelling shaded green on 
Drawing No. 06 bearing the date stamp 8th June 2018 shall be glazed with obscure 
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glass prior to the occupation of the dwelling hereby approved and this obscure glazing 
shall be permanently retained thereafter. 
 
Reason: In the interests of privacy and amenity. 
 
5. A detailed landscaping scheme shall be submitted to the Council for approval prior 
to commencement of works. Such a scheme shall provide for species, siting and 
planting. All hard and soft landscape works shall be carried out in accordance with the 
appropriate British Standard or other recognised Codes of Practice. The works shall 
be carried out during the first available planting season after commencement of 
works. 

 

Reason: To ensure the provision, establishment and maintenance of a high standard 
of landscape. 
 
6. The dwelling hereby approved shall not be occupied until provision has been made 
and permanently retained within the curtilage of the site for the parking of private cars 
in accordance with Drawing 03A bearing the date stamp 27th July 2018. 
 
Reason: To ensure adequate (in-curtilage) parking in the interests of road safety and 
the convenience of road users. 
 
7. A 2-metre high timber fence as indicated on Drawing 03A, bearing the date stamp 
27th July 2018, shall be constructed prior to the occupation of the dwelling hereby 
approved and permanently retained thereafter. 
 
Reason: In the interests of privacy and amenity. 
 
8. The existing vehicular access shall be widened to 4.8 metres for the first 10 metres 
as indicated on Drawing 03A bearing the date stamp 27th July 2018 prior to the 
commencement of any other works. 
 
Reason: In the interests of road safety. 
 
 

 



          ITEM 4.4. 

Ards and North Down Borough Council 

Application Ref 
 
LA06/2018/0610/F 
 

Proposal 

Proposed residential development comprising 70 no. dwelling 
units and garages (comprising 36 no. detached and 34 no. 
semi-detached dwellings) open space, landscaping, 
landscaped buffer and all associated site and access works  
 

Location 

Lands zoned for housing (Ref CR04) fronting Ballygowan Road 
adjacent and north east of No. 8 Clattering Ford, approximately 
100m North West of Nos. 7 to 21 (odds) The Mill Stream and 
50m South West of Andrews Memorial Primary School, 
Comber. 
 

Committee 
Interest 

Major Planning Application 

Validated 07/06/2018 

Summary 

• Conformity with Ards and Down Area Plan and Key Design 
Considerations of zoning for housing (CR04) 

• Impact of development on character and appearance of 
area 

• Provision of a quality residential environment including 
adequate public and private open space 

• Traffic impact and parking provision 

• Impact on the setting of numerous nearby listed buildings 

• Impact on flooding and drainage 

• Impact on designated sites, protected species and priority 
habitats 

• Impact on existing trees and hedgerows 

• Impact on amenity of existing residential properties 

• Consideration of 7 objections 
 

Recommendation 
 
Approval 
 

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

Application Ref: 
LA06/2018/0610/F 

DEA:  Comber 

Proposal:  
Proposed residential development comprising 70 No. dwelling units and garages 
(comprising 36 No. detached and 34 No. semi-detached dwellings) open space, 
landscaping, landscaped buffer and all associated site and access works 

Location:  
Lands zoned for housing (Ref CR04) fronting Ballygowan Road, adjacent and north 
east of No. 8 Clattering Ford, approximately 100m North West of Nos. 7 to 21 (odds) 
The Mill Stream and 50m South West of Andrews Memorial Primary School, Comber 

Applicant:  
Lotus Homes (UK) Ltd 

Agent:  
TSA Planning 

 
Date Valid: 07/06/2018 

 
Env Statement Requested: No 

 
Date last Advertised: 07/02/2019 

 
Date last Neighbour Notified: 28/01/2019 

 
Consultations: Yes 

 
Representations: Yes 

 
Letters of support  

 
0 

 
Letters of Objection 

 
8 (8 separate 
addresses) 

 
Petitions 

 
0 

 
Summary of Main Issues: 

 

• Planning history of the site and area 

• Principle of development and conformity with the Development Plan 

• Visual impact of the proposed development and impact on the character of the 

surrounding area 

• Impact on the setting of listed buildings within the vicinity of the site 

• Water run-off and drainage 

• Potential impact on the amenity of existing dwellings 

• Potential effects on European Sites, protected species & priority habitats 

• Road safety and traffic generation 

Case Officer: Mark Hanvey 

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 
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1.   Description of Site and Surrounding Area 

 
The application site is located on the southern side of the Ballygowan Road in Comber 
at the junction with Clattering Ford. Mature hedgerows and trees define the boundaries 
of the site along the Ballygowan Road and Clattering Ford.  
 

 
Figure 1 – View of site from Ballygowan Road, Comber 
 

The Ballycreely and Rush River bounds the southern and south eastern portion of the 
site with a wooded river corridor providing a backdrop to the existing fields when viewed 
from the Ballygowan Road. The boundary with No.8 Clattering Ford is defined by a post 
and wire fence alongside a new driveway to the north of the existing dwelling. The 
remainder of the boundary is defined by a mature hedgerow and trees. 
 

 
Figure 2 – View from site towards No.8 Clattering Ford, Comber 

Full details of this application, including the application forms, relevant drawings, 
consultation responses and any representations received are available to view at the 
Planning Portal www.planningni.gov.uk 
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The site at the time of site inspection was in agricultural use. The land is undulating and 
has a general fall from the Ballygowan Road to the watercourse to the south-east. 
 
 

 
Figure 3 – View from south-western portion of the site facing north-east 
 

The application site is located on the edge of the settlement limit of Comber and marks 
the south-western entrance to the town. 
 

 
 

2.   Site Location Plan 

 

 
Figure 4 – Application site 
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3.   Planning History 

 
LA06/2017/0938/O 
 
Lands 25m East (and to the rear) of 8 Clattering Ford, Comber 
 
New dwelling and garage with associated access 
 
Permission granted: 26.02.2018 
 

 
 

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 

• 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 7: Quality Residential Environments 

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

• Planning Policy Statement 12: Housing in Settlements 

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

 

5.   Supplementary Planning Guidance 

 
Relevant supplementary planning guidance for this application is as follows: 
 

• Living Places 

• Creating PLcaes 

• 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 

Shared Environmental 
Services 

SES has carried out a Habitats Regulations Assessment 
on behalf of Ards and North Down Borough Council and 
await the response from DFI Rivers 

DFI Roads No objections subject to conditions 

NI Water  There are no objections and general advice and guidance 
is provided 

Water Management Unit There are no objections and general advice and guidance 
is provided 
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Natural Environment 
Division 

Natural Environment Division has considered the 
information provided and has no concerns subject to 
conditions. 

Historic Environment 
Division 

HED Historic Buildings has considered the impacts of the 
proposal on the listed structures and on the basis of the 
additional information provided, advises that the 
application satisfies Strategic Policy Planning Statement 
for Northern Ireland (paragraph 6.12) and policy BH 11 
(Development affecting the Setting of a Listed Building) 
of the Department's Planning Policy Statement 6: 
Planning, Archaeology and the Built Heritage. 

Environmental Health There are no objections subject to condition. 

DFI Rivers DFI Rivers has requested clarification on information in 
relation to Policy FLD3.  This relates to outputs from the 
drainage network modelling showing slightly different 
final discharge rates than those consented in the 
Schedule 6 application.  The models have been re-run 
with the correct final discharge rates and the revised 
outputs were included as an appendix in the latest 
revision of the Flood Risk Assessment (Rev4). 
Agreement is to be reached prior to a final decision 
issuing. 

Regulation Unit (Land & 
Groundwater)  

A Contaminated Land Preliminary Risk Assessment 
(PRA) has been provided by RSK Ireland Limited (RSK) 
in support of this application. The PRA does not identify 
any unacceptable risk to environmental receptors. RU 
has no objections subject to conditions. 

 

7.   Consideration and Assessment 

 
The application falls under the category of a major planning application under the 
Planning Act (NI) 2011, as the number of residential units exceeds 50 dwellings and 
the site area is in excess of 2 hectares. Accordingly, in line with Article 6 of the General 
Development Procedure Order 2015 a Design and Access Statement (DAS) has been 
submitted with the application. I am satisfied that the DAS meets all the legislative 
requirements by taking into consideration the criteria listed under Section 3 Parts a-g. 
 
A Proposal of Application Notice (PAN) was received by Ards and North Down Borough 
Council on the 21st February 2018. The PAN set out the nature of press advertisement, 
details of a community consultation event, publicity through social media and a mail 
drop to neighbouring properties. A list of elected representatives were notified and the 
names are provided within the PAN. 
 
The planning application was received 7th June 2018 and was accompanied by a pre-
application community consultation report. The report confirms that pre-application 
community consultation has taken place in line with the statutory minimum 
requirements and sets out the details of the steps that have been taken to comply with 
the requirements for consultation. A public consultation event took place on Thursday 
26th April 2018 between 2pm – 8pm in Andrews Memorial Hall, Comber.  
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The report states that the community consultation team have endeavoured to answer 
residents’ queries and provide them with the information as requested at the exhibition. 
Information in relation to traffic concerns and protection of the surrounding environment 
have been included with this application. No specific changes were made to the 
proposed development as a result of the community consultation, however, clarification 
has been provided in relation to a number of concerns that were raised and additional 
supporting information submitted. 
 
 
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. 
 
In practice this means that development that accords with the development plan should 
be approved.  

 

 
Figure 5 – Location of application site within the settlement limits of Comber 

 

 
Figure 6 – Extract from Map No. 2/003a Comber (Ards and Down Area Plan 2015) 
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The application site is located within land zoned for housing under Proposal CR 04 – 
 
Proposal CR 04 3.5 Hectares at Land east of Ballygowan Road 

Key Design Considerations:  

• a minimum development density of 20 dwellings per hectare and a maximum 
gross site density of 25 dwellings per hectare;  

The application site measures 4.17 hectares and a total of 70 dwellings are proposed. 
This equates to a density of 16.79 dwellings per hectare. The supporting information 
accompanying the planning application highlights the edge of settlement location and 
specific site constraints, such as the level of the fluvial floodplain, public open space 
provision, provision of a landscape buffer and proposed road improvements. In light of 
the site constraints and location of the application site on the edge of the settlement 
limit of Comber the reduced density is considered to be acceptable. It is noted that other 
residential land is available under Proposals CR06 and CR09, which will have capacity 
to provide an adequate supply of housing in the coming years.   

• access arrangements and dwelling layout to be designed to ensure all houses 
front onto the Ballygowan Road and proposed public roads and any proposed 
internal access roads;  

I am satisfied that this is the case. House Type Y2 on sites 52, 61 and 62 will front onto 
Clattering Ford, facing towards the Ballygowan Road to the west and providing a 
frontage onto the proposed internal access road. House Type O will front onto the 
internal access roads and will also present a frontage onto Clattering Ford on Site 51 
and onto the Ballygowan Road on Site 12. House Type P2 on site 70 will present a 
frontage onto the main access road with a pitched gable elevation consisting of two 
windows at ground floor and another two windows directly above. Tree planting will be 
carried out within the northern corner of site 70 which will partially screen the chimney 
to the side. House Type V on site 1 will present a frontage onto both the Ballygowan 
Road and the main entrance road. 

   Type Y2 
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   Type O 

  Type P2 

  Type V 

Figure 7 - Sample house types and elevations fronting onto Ballygowan Road and Clattering Ford 

• a landscaped buffer 5m in depth shall be provided along the eastern and 
southern boundaries of the site to help integrate development into the 
landscape;  
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Figure 8 – Proposed landscaped buffer to south and east of the application site. 

A landscaped buffer is provided to the south and east along the existing watercourse. 
Existing trees within the woodland will be managed as per the submitted tree survey 
and accompanying report. The buffer will range from between 9 - 26 metres in width 
between the edge of the river and the proposed development, with areas within the 
CR04 zoned land of up to 8 metres in width.  

• the provision of a footpath replacement on the Ballygowan Road along the site 
frontage. A right turn facility will be required on the A21 at the access to the site;  

A footway will be provided on the Ballygowan Road along the site frontage leading into 
the proposed residential development and in turn will allow for access to the riverside 
walkway. A right turn lane will be provided on the Ballygowan Road. 

 

• development of this site will be influenced by the line of the proposed Ballygowan 
Road link. Any planning application on this site will be processed in accordance 
with Policy TRAN 1. 

 

Land to the north of the application site is set aside for a proposed road reserve. 
 
Policy TRAN 1 
Planning protection for road schemes 
 
Planning permission will not be granted for development that would prejudice the 

availability of land required for road schemes identified in the Plan. 
 
Proposal CR 12 
Ballygowan Road Link 
 
This road line continues to be protected as a means of permitting traffic on the 
Ballygowan Road to join the strategic road network (Comber By-pass) and to get  
 

http://www.planningni.gov.uk/index/policy/development_plans/devplans_az/ardsdown_2015/ardsdown_policy_framework/ardsdown_transportation.htm#tran1
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to/from more strategic destinations. At present Ballygowan Road traffic has to either 
use Railway Street or Bridge Street, Newtownards Road and Killinchy Road in order to 
gain access to the Comber Bypass. 
 
Consultation has taken place with DFI Roads and it has been confirmed that the land 
shown retained for the future road work has been agreed with DFI’s Traffic Section. It 
is accepted that sufficient land has been set aside to facilitate the a future link road. 
 
 
Proposal CR 13 Local Landscape Policy Areas 
 
Local Landscape Policy Area 3 is designated in accordance with Policy CON 2 in 
Volume 1 of the Plan and as indicated on Map No. 2/003a, Comber Settlement Map, 
Map No. 2/003c and on the relevant Ards Countryside Map. 
 

 

 
Figure 9 – Proposal CR 13 Clattering Ford LLPA 

LLPA 3 Clattering Ford and surroundings 

• local nature conservation interest provided by former mill race, river corridor and 
former mill pond, now a small wildlife refuge;  

• locally important former mill building now converted to residential use and series 
of surrounding traditional dwellings once focused on the mill; and  

• pond is surrounded by mature vegetation and there are significant tree belts 
along the river, former railway embankment and field boundaries within the area 
making for a good entrance feature into town. 

 
The features of the LLPA specific to the application site relate to the mature trees along 
the river and the established field boundaries. I am satisfied that the proposed 
development takes these features into account and provides suitable protection. The 
impacts on natural heritage and built heritage features have been considered through  
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the consultation process, and the proposed development is acceptable subject to 
conditions.   
 
 
Strategic Planning Policy Statement for Northern Ireland 
 
Under the SPPS, the guiding principle for planning authorities in determining planning 
applications is that sustainable development should be permitted, having regard to the 
development plan and all other material considerations unless the proposed 
development will cause demonstrable harm to interest of acknowledged importance.  
 
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. For 
example, where the SPPS introduces a change of policy direction and/or provides a 
policy clarification that would be in conflict with the retained policy the SPPS should 
be accorded greater weight in the assessment of individual planning applications. 
However, where the SPPS is silent or less prescriptive on a particular planning policy 
matter than retained policies this should not be judged to lessen the weight to be 
afforded to the retained policy.  
 
 
Planning Policy Statement 2: Natural Heritage 
 
Policy NH 1 
European and Ramsar Sites, International 
 
Planning permission will only be granted for a development proposal that, either 
individually or in combination with existing and/or proposed plans or projects, is not 
likely to have a significant effect on – 
 

• a European Site (Special Protection Area, proposed Special Protection Area, 
Special Areas of Conservation, candidate Special Areas of Conservation and 
Sites of Community Importance); 

 

• a listed or proposed Ramsar Site  
 
The application site is hydrologically connected to Strangford Lough SPA/SAC/ASSI 
designations which are of international and national importance and are protected by 
Conservation (Natural Habitats, etc) Regulations (Northern Ireland) 1995 (as amended) 
and The Environment (Northern Ireland) Order 2002. 
 
Natural Environment Division 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 subject to conditions. 
 
After consultation with NIEA Natural Environment Division it is recommended that a 
suitable buffer of at least 10m must be maintained between the location of all 
construction works including refuelling, storage of oil/fuel, concrete mixing and washing 
areas, storage of machinery/material/spoil etc and the adjacent watercourse. All 
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surface water run-off during the construction and operational phase shall be directed 
away from the adjacent watercourse. 
 
Planning permission will be conditioned so that no development activity, including 
ground preparation or vegetation clearance, shall take place until a Construction and 
Environmental Management Plan (CEMP) has been submitted to and approved in 
writing by the Council. The approved CEMP shall be implemented in accordance with 
the approved details and all works on site shall conform to the approved CEMP, unless 
otherwise agreed in writing by the Council. The CEMP shall include the following: 
 
• Details of a suitable buffer of at least 10m to be maintained between the location of 
all refuelling, storage of oil/fuel, concrete mixing and washing areas, storage of 
machinery/material/spoil etc. and the watercourse; 
 
• Details of how all surface water is to be treated prior to being discharged to the nearby 
watercourse (e.g. sediment traps, hydrocarbon interceptors); 
 
• Details of the protective fencing to be erected along the line of the woodland to the 
south of the site prior to development commencing. 
 
An Outline CEMP has been submitted with this planning application and the required 
detailed CEMP will be updated to adopt the relevant requirements outlined above. 
 
Policy NH 2  
Species Protected by Law  
 
Drawing Number 02A shows that development is proposed within the 30m buffer zone 
for an otter holt identified by the ecologist in the Preliminary Ecological Appraisal, dated 
May 2018. In order to ensure compliance with the Conservation (Natural Habitat, etc.) 
Regulations (Northern Ireland) (as amended) and Planning Policy Statement 2, no 
works can occur within this zone until a European Protected Species Licence has been 
obtained prior to the commencement of any works within this zone and any works are 
to be supervised by a suitably qualified ecologist. Planning permission will be 
conditioned so that no development activity, including ground preparation or vegetation 
clearance, shall take place until a protection zone, clearly marked with posts joined with 
hazard warning tape, has been provided around the otter holt entrance at a radius of 
30 metres, as identified in Drawing Number 02A. No works, clearance, disturbance by 
machinery, dumping or storage of materials shall take place within the protection zone, 
until a Wildlife Licence from the Northern Ireland Environment Agency has been 
obtained and all works within the protective zone shall be supervised by the NIEA 
Wildlife Licence holder. A full report of works conducted within the protective zone shall 
be submitted to the Council no later than 6 weeks after completion. 
 
After submission of a lighting report NED is content that the proposed development will 
not result in any excessive illumination of the woodland. NED has no further concerns 
regarding excessive light spillage provided the lighting plan set out in Drawing Number 
88 is implemented in full. Planning permission will be conditional on the lighting being 
installed in accordance with the approved details. 
 
NED welcomes the decision to retain the existing mixed plantation woodland habitat. 
Given the high ecological value of the habitat, NED recommends that boundary fencing 
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proposed on Drawing 02A is erected prior to the commencement of construction works 
in order to protect the integrity of the habitat. Planning permission will be conditioned 
so that details of the protective fencing are submitted to the Council for approval and 
erected in accordance with the approved details prior to commencement of 
development. 
 
 
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: 
 

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 no objections to the proposed access arrangements subject to 
conditions. The proposed access will be onto the Ballygowan Road with adequate 
visibility splays provided in either direction. A right turning lane will be provided to allow 
traffic to enter the site on approach to Comber, whilst ensuring the free flow of traffic. 
The internal footpaths from within the proposed residential development will connect 
with an upgraded footpath along the site frontage. A Transport Assessment Form and 
Transportation Statement have been submitted in support of the proposed 
development. It is concluded that the application site is accessible by a variety of modes 
of transport. Assessment of traffic generation associated with the proposed 
development has indicated that there will not be a detrimental impact on the 
surrounding road network and that the right turning lane will ensure that traffic 
progression is not impacted. 
 
Policy AMP 3  
Access to Protected Routes  
 
The number of new accesses will be restricted and the level of use of existing accesses 
onto Protected Routes will be controlled as follows: 
 
Other Protected Routes – Within 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: (a) where access cannot reasonably be taken from an 
adjacent minor road; or (b) in the case of proposals involving residential development, 
it is demonstrated to the Department’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. 
 
One of the key design considerations associated with Proposal CR 04 is that a right 
turn facility is required on the A21 at the access to the site. The provision of the right 
turn lane will ensure that vehicles entering the application site will not impact upon traffic 
flows on the Ballygowan Road, whilst ensuring conformity with the Ards and Down Area 
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Plan 2015. The Development Plan requirement for the right turn lane from the 
Ballygowan Road demonstrates that access into the application site from the adjacent 
Clattering Ford was not considered to be a safe or feasible option for a development of 
this size at the time of the Development Plan’s adoption. The main access will serve all 
70 dwellings within the proposed development reducing the requirement for a number 
of access points onto either Clattering Ford or the Ballygowan Road. The provision of 
adequate visibility splays, a footpath across the site frontage and the right turning facility 
will ensure that road safety standards are not compromised.  
 
AMP 7  
Car Parking and Servicing 
 
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 Department’s published standards or any reduction provided for 
in an area of parking restraint designated in a development plan. Proposals should not 
prejudice road safety or significantly inconvenience the flow of traffic. 
 
Adequate provision for car parking is demonstrated through the proposed car parking 
schedule on drawing 77A. A total of 70 units are proposed and parking is provided at a 
rate of 2 in-curtilage parking spaces. Additional parking for visitors is provided through 
an additional 6 in-curtilage spaces and 46 on-street spaces. 
 
Car parking requirements for the various house types proposed, on the basis of 2 in-
curtilage spaces per dwelling, are as follows – 
 
3-bed semi-detached dwelling – 2.5 spaces 
4-bed semi-detached dwelling – 2.75 spaces 
3-bed detached dwelling – 2.75 spaces 
4-bed detached dwelling – 3 spaces 
 
A total of 140 in-curtilage parking spaces are required and 146 in-curtilage spaces have 
been achieved. A total of 52.50 visitor parking spaces are required and 46 spaces are 
provided. The shortfall of 6.5 visitor spaces is offset by the provision of 6 in-curtilage 
spaces and I am satisfied that there is adequate parking provision throughout the 
proposed development.   
 

A carriageway width of 5.5m is intended to allow for parking by casual callers, and these 

spaces may be counted towards the total provision required provided they are clearly 

indicated on the submitted layout plan; and they do not obstruct entrances to driveways 

or block access along the carriageway. I am satisfied that this is the case. 

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

 
Policy BH 4 
 
Historic Environment Division, Historic Monuments has reviewed this application and 
note that the proposed scheme is located within an archaeologically sensitive area.  
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According to records there are a number of recorded archaeological sites and 
monuments in the surrounding area including a medieval motte (scheduled for 
protection under the HMAO Order 1995), two enclosures and the late medieval 
settlement of Comber to the north-east. Comber was the site of a Cistercian abbey in 
the 12th century and later developed into a settlement in the 16th century. 
 

Large scale green-field development sites such as this are rarely archaeologically 
sterile, especially those located close to waterways which may have attracted  
 
prehistoric settlement and industrial activity. Our records indicate that the area 
surrounding the proposed development site has experienced human activity since at 
least the medieval period. Consequently, there is potential for further associated 
archaeological remains of this activity to be uncovered during site works for this 
scheme. 
 
HED: HM have reviewed the programme of archaeological works submitted with this 
application and agree with the recommendations for mitigation ahead of development. 
Planning permission will be granted subject to a condition requiring the implementation 
of a programme of archaeological works prior to any development or works taking 
place. 
 
Policy BH 11 
Development affecting the Setting of a Listed Building 

Development which would adversely affect the setting of a listed building will not 
normally be permitted. Development proposals will normally only be considered 
appropriate where all the following criteria are met:  
 
(a) the detailed design respects the listed building in terms of scale, height, massing 
and alignment;  
(b) the works proposed make use of traditional or sympathetic building materials and 
techniques which respect those found on the building; and  
(c) the nature of the use proposed respects the character of the setting of the building.  
 
The application site is in close proximity to the following listed buildings, which are 
of special architectural and historic interest, protected by Section 80 of the Planning Act 
(NI) 2011: 
 
 
HB24 15 036 Andrews Memorial Hall 
4 Ballygowan Rd, Comber 
 
2-storey sandstone hall built 1914 for Thomas Andrews, designer of Titanic, who lived 
at Ardara House (B1) 
 
HB24 15 037A Ardara House 
11 Ballygowan Rd, Comber 
 
2-storey rendered gentlemen’s residence of 1872-3 probably designed by Thomas 
Jackson (B1) 
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HB24 15 037B Gate Screen to Ardara House 
 
Curved cast iron gate screen of c.1871, relocated (B2) 
 
HB24 15 038 Maxwell Court 
15 Ballygowan Rd, Comber 
 
2-storey gentlemen’s residence with single storey side wings and central gabled bay; 
originating from C18th, extended late Victorian / Edwardian era hence appearance (B1) 
 
HB24 15 100 Andrews Spinning Mill 
1 Ballygowan Rd, Comber 
 
Flax mill complex mainly in sandstone with yellow brick dressings, built in various 
stages 1863-1925 (B1) 
 
With regard to materials, Historic Environment Division, Historic Buildings Unit accept 
that the setting is removed visually, and through surrounding development, from the 
listed assets and that the direct interaction with the approach route to Comber is 
relatively short. This is aided by the retention of the existing hedgerow to this frontage. 
HED: HB acknowledge submission of a robust Heritage Statement & Visual Appraisal 
which addresses the setting issues queried. 
 
Historic Environment Division, Historic Buildings (HED: HB) has considered the impacts 
of the proposal on the listed structures and on the basis of the additional information 
provided, advises that the application satisfies Strategic Policy Planning Statement for 
Northern Ireland (paragraph 6.12) and policy BH 11 (Development affecting the Setting 
of a Listed Building) of the Department's Planning Policy Statement 6: Planning, 
Archaeology and the Built Heritage. Planning permission will be conditional on the basis 
of the retention and augmentation of hedgerows. The roof finishes will be conditioned 
to have slate or tile finish in black or blue black with slim leading edge profile. 
 
 
Planning Policy Statement 7: Quality Residential Environments 
 
Policy QD1 
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. In order for the proposal to fully comply with PPS 7, the proposed 
development must meet criteria (a) – (h) of Policy QD1. 
 
(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 proposed development is for the provision of 70 dwellings and garages on land zoned for 
residential development under the Ards and Down Area Plan 2015. External wall finishes 
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comprise ‘polar white’ and ‘fintry stone’ K-rend including brickwork coloured buff. The 
proposed dwellings are 2-storey in height. The surrounding area has a mixture of house types 
finished in red brick, stone and coloured render. I am satisfied that the development respects 
the surrounding context. The development has a medium density appropriate to the site’s 
edge of settlement location. The site is well screened from both approaches along the 
Ballygowan Road, and the retention of the roadside hedgerow will aid the integration of the 
development with the surrounding area.  
 

 
Figure 10 – View towards application site on approach to Comber 

 

(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. 

Historic Monuments Unit and Historic Buildings Unit are satisfied that the proposed 
development will not impact upon the identified listed buildings and suitable conditions 
will ensure that the site will be investigated for archaeological remains. Existing 
boundary hedgerows and mature trees will be protected and integrated into the 
overall development together with new planting throughout the site. A small section of 
hedge near the existing field entrance will be removed to accommodate the main 
access into the site. 
 
(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 public and private open space with landscaped areas 
integral to the overall development. The existing riverside walkway will be protected 
and integrated into the overall development. The public open space will make use of 
the existing watercourse and associated woodland with pedestrian access provided 
from within the development. 

(d) adequate provision is made for necessary local neighbourhood facilities, to 
be provided by the developer as an integral part of the development. 

N/A  

(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 
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way, provides adequate and convenient access to public transport and 
incorporates traffic calming measures 

A movement pattern is provided which supports walking and cycling. DFI Roads has 
been consulted and is satisfied with the overall road layout including traffic calming 
measures subject to conditions. A 2-metre wide internal footway will connect with the 
footpath along the public road providing pedestrian access to the centre of Comber, 
with bus stops within walking distance. 

(f) adequate and appropriate provision is made for parking 

The parking provision has been assessed and it is considered that it is adequate and 
appropriate for this development. A minimum provision of 2 in-curtilage spaces is 
provided per dwelling. 

(g) the design of the development draws upon the best local traditions of form, 
materials and detailing;  

The house types presented are typical of the design of existing dwellings in the area, 
particularly through the use of brick and render. The proposed development proposes 
a mix of detached and semi-detached 2-storey dwellings. The design approach draws 
upon traditional features of quality buildings within the locality including pitched roofs 
and vertical emphasis to windows. 

(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 nearest residential property to the application site is no.8 Clattering Ford. Outline 
planning permission has also been granted for a dwelling to the rear of the existing 
dwelling. I am satisfied that there will be adequate separation between the existing 
dwelling and the proposed dwellings along the southern boundary of the application 
site. The first floor windows of the proposed dwellings on site 44 through to site 51 will 
be set back from the boundary by between 11-14 metres. In addition, the existing 
dwelling is set back from the boundary by 19 metres at its closest point. I am satisfied 
that the proposed design and layout will not create conflict with adjacent land uses 
and there will be no unacceptable adverse effect on existing or proposed properties in 
terms of overlooking, loss of light, noise or other disturbance. 
 

 

Figure 11 – View from site towards No.8 Clattering Ford 

 



    

19 

 

 

 
Figure 12 – View from existing driveway of No.8 Clattering Ford 

 
 (i) the development is designed to deter crime and promote personal safety.  
 
Rear garden areas will be enclosed and internal roadways will be overlooked by 
surrounding dwellings. The proposed area of open space will be overlooked by the 
proposed dwellings as will the main entrance from the Ballygowan Road. 
 
 
Planning Policy Statement 8: Open Space, Sport and Outdoor Recreation 
 
Policy OS 2  
Public Open Space in New Residential Development  
 
Proposals for new residential developments of 25 or more units, or on sites of one 
hectare or more, will only be permitted where public open space is provided as an 
integral part of the development. 
 
The natural features of the application site within its eastern portion are to be retained 
along the existing watercourse. Railings will be erected with gate access to the area of 
public space which will consist of a walkway amongst the existing mature trees. The 
provision of open space is in excess of 10% of the overall site area. 
 
The open space will ensure the retention of the existing landscape features and will 
incorporate and protect those existing mature trees worthy of retention. Those trees 
which are either dead or dying will be removed as indicated. The open space will be an 
established and integral part of the overall development, which in turn will aid the 
integration of the dwellings with the surrounding area. The open space will be within 
walking distance of the proposed dwellings and will be of demonstrable recreational 
and amenity value for residents. Gated access will ensure that there is a barrier to the 
adjoining watercourse ensuring the safety of younger residents. 
 
A landscape management plan sets out the details for landscaping works and transfer 
to a Land Management Company. Ongoing maintenance will include monitoring of the 
existing mature trees within the public open space with long term review reports after 
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years 5, 10 and 15 and every 5 years thereafter. Planning permission will be condition 
to ensure the retention of existing mature trees as indicated on the tree constraints plan 
and as detailed in the tree survey and report. 
 
 
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 16.79 dwellings per hectare. It is accepted that this is 
an appropriate level of provision at this edge of settlement 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 Control Principle 2 
Good Design 
 
I am satisfied that the proposed dwellings are of a high quality of design, layout and 
landscaping. In addition to the retention of existing mature landscape features a 
detailed landscaping scheme has been submitted. The overall layout ensures adequate 
separation between each individual site, with an acceptable provision of private amenity 
space. 
 
Planning Control Principle 3 
Sustainable Forms of Development 
 
The application site has been designated for residential development under the Ards 
and Down Area Plan 2015. The application site is within walking distance to nearby bus 
stops and Comber town centre. 
 
Policy HS4  
House Types and Size 
 
Planning permission will only be granted for new residential development of 25 or more 
units, or on sites of one hectare or more, where a mix of house types and sizes is 
provided. I am satisfied that there is an acceptable range of house types proposed. The 
proposal includes a mix of detached and semi-detached dwellings of various sizes. 
 

Planning Policy Statement 15: Planning and Flood Risk 

Policy FLD 1  
Development in Fluvial (River) and Coastal Flood Plains  

DFI Rivers acknowledge receipt of the Revised Flood Risk and Drainage Assessment 
from RPS dated January 2018. A watercourse which is designated under the term of 
the Drainage (NI) Order 1973 and known to DFI Rivers as the ‘Ballycreely and Rush 
River’ bounds the southern and south eastern part of the site.  
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A portion of the application site is at risk from flooding, however, the proposed layout 
has been designed to ensure that no development takes place within the predicted 
floodplain. 
 

 
Figure 13 – Fluvial floodplain overlaid onto proposed site layout plan 

  

DfI Rivers, while not being responsible for the preparation of the Flood Risk 
Assessment, accepts its logic and has no reason to disagree with its conclusions. 
 
Policy FLD3 
Development and Surface Water  
 
Discharge Consent under Schedule 6 has been issued on 13th August 2018 for 
discharge to the Ballycreely and Rush Rivers. Outputs for 1 in 30 year and 1 in 100 
year events have been requested from DFI Rivers and these have now been provided 
in an amended Flood Risk and Drainage Assessment 27th February 2019. In their latest 
consultation response DFI Rivers requested clarification on information in relation to 
Policy FLD3.  This related to outputs from the drainage network modelling showing 
slightly different final discharge rates than those consented in the Schedule 6 
application.  The models were re-run with the correct final discharge rates and the 
revised outputs were included as an appendix in the latest revision of the FRA (Rev4). 
 

 

8.   Consideration of Representations 

 
A summary of points raised in the letters of representation received are as follows: 
 
Road safety/ traffic congestion – DFI Roads has been re-consulted with amended 
PSD drawings including footway and right turning lane. Adequate parking provision is 
made for the proposed dwellings and the access onto the Ballygowan Road has 
adequate visibility splays to ensure road safety. A right turn lane is provided to ensure 
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traffic can progress into Comber town centre without interruption. Sufficient provision is 
made for pedestrians which in turn will reduce car journeys to and from the site. DFI 
has raised no concerns regarding the ability of the existing road infrastructure to 
accommodate the additional traffic generation. 
 
Visual impact – I am satisfied that the proposed development can be integrated with 
the surrounding area through the retention of existing landscape features and the 
sympathetic design of the proposed dwellings. Additional landscaping is proposed 
which will further aid integration. 
 
Environmental Impact/ Impact on wildlife – Extensive consultation has taken place 
with Natural Environment Division, Environmental Health, NIEA Regulation Unit, 
Shared Environmental Services, Rivers Agency and Water Management Unit. There 
are no objections on the basis of the additional information that has been provided 
throughout the application process. I am satisfied that there will be no detrimental 
impacts on the environment as a result of the proposed development and the 
recommended conditions will provide adequate protection. The outline construction 
environmental management plan sets out control measures in order to maintain water 
quality. Sediment control and buffers will be established alongside liason with NIEA 
through the submission and agreement of a detailed CEMP prior to the commencement 
of development. 
 
Requirement for more housing – The application site has been designated for 
residential development under the Ards and Down Area Plan 2015 and will help 
contribute to the housing supply within Comber. 
 
Neighbour Notification – An occupant of a neighbouring dwelling has commented that 
notification has not been received until recently, however, records would indicate that 
the occupant has been notified on three separate occasions 
 
 

 

9.   Conclusion  

 
All material planning considerations have been assessed fully and comments from 
consultees and representations from members of the public have been considered. On 
this basis, I am satisfied that the proposed development would meet all the relevant 
prevailing planning policies and guidance and it is my opinion that planning permission 
should be approved. 
 

 

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. 
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2. No dwelling shall be occupied until provision has been made within its curtilage for 
the parking of private cars in accordance with the details set out in drawing No. 77A 
bearing the date stamp 5th November 2018. 
 
Reason: To ensure adequate (in -curtilage) parking in the interests of road safety and 
the convenience of road users. 
 
3. The Private Streets (Northern Ireland) 1980 as amended by the Private Streets 
(Amendment) (Northern Ireland) Order 1992. 
 
The Council hereby determines that the width, position and arrangement of the streets, 
and the land to be regarded as being comprised in the streets, shall be as indicated on 
Drawing No. 87B bearing the date stamp 19th February 2019. 
 
Reason: In the interest of road safety and the convenience of road users 
 
4. The visibility splays of 4.5 metres by 90 metres at the junction of the proposed access 
with the public road, shall be provided in accordance with Drawing No. 87B bearing the 
date stamp 19th February 2019, prior to the commencement of any other works or other 
development and shall be permanently retained thereafter. 
 
Reason: In the interest of road safety and the convenience of road users 
 
5. No dwellings shall be occupied until that part of the service road which provides 
access to it has been constructed to base course; the final wearing course shall be 
applied on the completion of the development. 
 
Reason: In the interest of road safety and the convenience of road users 
 
6. Nothwithstanding the provisions of the Planning (General Permitted Development) 
(Northern Ireland) Order 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: In the interest of road safety and the convenience of road users 
 
7. Notwithstanding the provisions of the Planning (General Permitted Development) 
(Northern Ireland) Order 2015, no planting other than grass, flowers or shrubs with a 
shallow root system and a mature height of less than 500mm shall be carried out in 
verges/ service strips determined for adoption. 
 
Reason: In the interest of road safety and the convenience of road users 
 
8. The development hereby permitted shall not be occupied until any highway structure/ 
retaining wall requiring Technical Approval, as specified in the Roads (NI) Order 1993, 
has been approved and constructed in accordance with BD2 Technical Approval of 
Highways Structures: Volume 1: Design Manual for Roads and Bridges. 
 
Reason: In the interest of road safety and the convenience of road users 
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9. The development hereby permitted shall not be commenced until a Street Lighting 
scheme design has been submitted and approved by the DFI Roads Street Lighting 
Section. 
 
Reason: In the interest of road safety and the convenience of road users 
 
10. The Street Lighting Scheme, including the provision of all plant and materials and 
installation of same, will be implemented as directed by the DFI Roads Street Lighting 
Section. 
 
Reason: To ensure the provision of a satisfactory street lighting system, for road safety 
and convenience of road users. 
 
11. All appropriate road markings and associated signage within the development and 
on the public road shall be provided by the developer/ applicant in accordance with the 
Department’s specification (Design Manual for Roads and Bridges) and as directed by 
DFI Roads Traffic Management Section prior to the development becoming occupied 
by residents. 
 
Reason: In the interest of road safety and traffic progression. 
 
12. The gradient of a private access should not exceed 8% for the first 5m outside the 
public road boundary and a maximum gradient of 10% thereafter. 
 
Reason: In the interest of road safety. 
 
13. The developer/ applicant prior to the commencement of any road works shall 
provide a detailed programme of works and associated traffic management proposals 
to DFI Roads for agreement in writing. 
 
Reason: To facilitate the free movement of road users and the orderly progress of work 
in the interests of road safety. 
 
14. The developer/ applicant will contact DFI Roads Traffic Management prior to 
commencement if works on site to agree suitable positions for any existing road 
signage and traffic calming measures that will require being relocated as a result of this 
proposal. 
 
Reason: In the interests of road safety and traffic progression. 
 
15. In the event that unexpected contamination is encountered during the approved 
development of this site, the development shall cease and a written report detailing the 
nature of this contamination and its management must be submitted to Ards and North 
Down Borough Council for approval. This investigation and risk assessment must be 
undertaken in accordance with current best practice.  
 
Reason: Protection of human health.  
 
16. If during the development works, new contamination or risks to the water 
environment are encountered which have not previously been identified, works 
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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 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. 
 
17. After completing all remediation works under Condition 16 and prior to occupation 
of the development, a verification report needs to be submitted in writing and 
agreed 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. 
 
18. A suitable buffer of at least 10m must be maintained between the location of all 
construction works including refuelling, storage of oil/fuel, concrete mixing and washing 
areas, storage of machinery/material/spoil etc and the adjacent watercourse. 
 
Reason: Protection of Strangford Lough SPA/SAC/ASSI 
 
19. All surface water run-off during the construction and operational phase shall be 
directed away from the adjacent watercourse 
 
Reason: Protection of Strangford Lough SPA/SAC/ASSI 
 
20. No site works of any nature or development shall take place until a programme of 
archaeological work has been implemented, in accordance with a written scheme and 
programme prepared by a qualified archaeologist, submitted by the applicant and 
approved by the Council. The programme should provide for the identification 
and evaluation of archaeological remains within the site, for mitigation of the impacts 
of development, through excavation recording or by preservation of remains, and for 
preparation of an archaeological report. 
 
Reason: To ensure that archaeological remains within the application site are properly 
identified, and protected or appropriately recorded. 
 
21. Access shall be afforded to the site at all reasonable times to any archaeologist 
nominated by the Council to observe the operations and to monitor the implementation 
of archaeological requirements. 
 
Reason: To monitor programmed works in order to ensure that identification, 
evaluation and appropriate recording of any archaeological remains, or any other 
specific work required by condition, or agreement is satisfactorily completed. 
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22. All hard and soft landscape works shall be carried out in accordance with the 
approved plan 78B and the appropriate British Standard or other recognised Codes of 
Practise. The works shall be completed in accordance with a phasing plan to be 
submitted to the Council for approval prior to the commencement of development. 
 
Reason: To ensure the provision, establishment and maintenance of a high standard 
of landscape. 
 
23. The existing hedgerow indicated on the approved plan 78B, date stamped 17th 
January 2019 shall be retained at a minimum height of 1.8 metres and shall be allowed 
to grow on or as agreed in writing with the Council. 
 
Reason: To ensure the maintenance of screening to the site and to aid the integration 
of the proposed development with the surrounding area. 
 
24. No retained tree shall be cut down, uprooted or destroyed or have its roots damaged 
within the root protection area nor shall arboriculture work or tree surgery take place on 
any retained tree other than in accordance with Drawing No. 80 and the tree survey 
report date stamped 7th June 2018, without the written consent of the Council.   
 
Reason: To ensure the continuity of amenity afforded by existing trees. 
 
25. If any retained tree as indicated on Drawing No. 80 is removed, uprooted or 
destroyed or dies within 5 years from the date of 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.   
 
Reason: To ensure the continuity of amenity afforded by existing trees. 
 
26. 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. 
 
27. No more than 25 of the dwellings hereby approved shall be occupied on the site 
until the proposed open space as indicated on Drawing 02A, bearing the Council date 
stamp 5th November 2018, has been provided. The open space shall be permanently 
retained thereafter and shall not be used for any purpose other than as open space. 
 
Reason: To ensure the provision and maintenance of public open space within the site. 
 
28. The open space and amenity areas indicated on the stamped approved Drawing 
02A date stamped 5th November 2018 shall be managed and maintained in 
accordance with the Landscape Management Plan, received on 17 January 2019. Any 
changes or alterations to the approved landscape management arrangements shall be 
submitted to and agreed in writing by the Council. 
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Reason: To ensure successful establishment and ongoing management and 
maintenance (in perpetuity) of the open space and amenity areas in the interests of 
visual and residential amenity. 

 
29. No development activity, including ground preparation or vegetation clearance, 
shall take place until a detailed Construction and Environmental Management Plan 
(CEMP) has been submitted to and approved in writing by the Council. The approved 
CEMP shall be implemented in accordance with the approved details and all works on 
site shall conform to the approved CEMP, unless otherwise agreed in writing by the 
Planning Authority. The CEMP shall include the following: 
 
• Details of a suitable buffer of at least 10m to be maintained between the location of 
all refuelling, storage of oil/fuel, concrete mixing and washing areas, storage of 
machinery/material/spoil etc. and the watercourse; 
• Details of how all surface water is to be treated prior to being discharged to the nearby 
watercourse (e.g. sediment traps, hydrocarbon interceptors); 
• Details of the protective fencing to be erected along the line of the woodland to the 
south of the site prior to commencement commencing 
 
Reason: To prevent likely significant effects on the designated sites. 
 

30. No development activity, including ground preparation or vegetation clearance, 
shall take place until a protection zone, clearly marked with posts joined with hazard 
warning tape, has been provided around the otter (Lutra lutra) holt entrance at a radius 
of 30 metres, as identified in Drawing Number 02A, date stamped 05/11/2018. No 
works, clearance, disturbance by machinery, dumping or storage of materials shall take 
place within the protection zone, until a Wildlife Licence from the Northern Ireland 
Environment Agency has been obtained and all works within the protective zone shall 
be supervised by the NIEA Wildlife Licence holder. A full report of works conducted 
within the protective zone shall be submitted to the Council no later than 6 weeks after 
completion. 
 
Reason: To protect otters and their holts. 
 
31. Lighting shall be installed in accordance with Drawing No. 88, date stamped 3rd 
December 2018 and the outdoor lighting report, date stamped 3rd December 2018. 
 
Reason: To reduce light spillage to the wooded area 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



    

28 

 

 

 
Proposed site layout 

 

 
 

 
 

Ballygowan Road/ Clattering Ford Elevations 
 

 
Landscape plan 
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Proposed dwellings located along public open space 

 

 
Photomontage from Ballygowan Road 



         ITEM 4.5. 

Ards and North Down Borough Council 

Application Ref 
 
LA06/2015/0848/F 
 

Proposal 

 
New detached dwelling with double garage and boundary wall 
with all associated site works 
 

Location 

 
Lands approximately 70m south of 48 Glen Road, Holywood 
BT18 OHB  
 
DEA: Holywood & Clandeboye 
 

Committee 
Interest 

Previously called in and considered by Committee at its 
meetings of September 2017 & April 2018 – new material 
considerations raised 

Valid 17 November 2015 

Summary 

• Since unanimous approval of the application by Planning 
Committee at its meeting on 10th April 2018 further 
objection has been received relating to European 
designated sites.  

• Shared Environmental Service carried out an updated 
Habitats Regulation Assessment and concluded that 
having considered the nature, scale and location of the 
project, and provided that any planning approval is 
conditioned to ensure mitigation is implemented, the 
proposal will not have an adverse effect on site integrity 
of any European designated site.  
 

Recommendation 
 
Approval 
 

Attachment 

Item 4.6a – 3rd Addendum and Solicitor’s letter and updated 
HRA 
Item 4.6b - Case Officer Report presented September 2017 
Item 4.6c – 1st Addendum to Case Officer Report April 2018 
Item 4.6d – 2nd Addendum to Case Officer Report April 2018 
Item 4.6e – Planning Committee minutes September 2017 
Item 4.6f – Planning Committee minutes April 2018 
 
 

 



Third addendum to Development Management Report  
 
Ref: LA06/2015/0848/F 
 
Proposal: New detached dwelling with double garage and boundary wall with all 

associated site works 
 

Location: Lands approximately 70m south of 48 Glen Road, Holywood BT18 OHB 
 
 
Background 
 

1. Further to consideration and unanimous approval by Planning Committee of 
this planning application at its meeting of 5 September 2017, further objection 
was raised by the owner of No. 42 Glen Road.  These matters related to 
drainage connection proposals and impact on sensitive designated sites; 
impact on other natural heritage interests including bats; assessment of the 
application under the Draft Belfast Metropolitan Area Plan (dBMAP); impact of 
the proposal on the residential amenity of the adjacent approved dwelling; 
intensification within the proposed Area of Townscape Character (ATC) and 
Japanese Knotweed. 
 

2. As a consequence, the application was returned to Planning Committee on 10 
April 2018 to be heard afresh with an addendum considering the further 
objections raised, and the Committee was again unanimous in its approval of 
the proposal. 
 

3. Further to this, the objector submitted further objection specifically in relation to 
the Councils’ assessment of the application under the Habitats Regulations.  
Correspondence was also received from Alex Easton MLA raising the issue of 
potential overlooking into No.42 Glen Road. 

 
4. It has been considered that new material considerations arise after the passing 

of the original resolution by the Planning Committee which require to be 
weighed in the balance, and being cognisant of R (on the application of Kides) 
v South Cambridgeshire District Council and others [2002] EWCA Civ 1370 and 
subsequently the judgment in an application by Elizabeth Conlon for JR v 
Belfast City Council [2018] NIQB 49, it is being returned to Planning Committee 
as considered appropriate. 
 

5. This addendum is to be read in conjunction with the original Case Officer 
Report, the subsequent addendum and the minutes of both previous meetings 
of the Planning Committee. 
 

6. Administrative point: only those members who were present for the 
consideration of the proposal at the meeting of 10 April 2018 will be eligible to 
take part in discussion and voting on the application; therefore the following 
members are excluded accordingly: Cllr McClean and Cllr McKee. 

 
 



Consideration of matters raised in objection letter (received 20th April 2018) 
 

7. Prior to the issue of the decision, a solicitor acting for the third party objector 
contacted the Planning Department to raise further issue with the assessment of 
the impact of the proposal on the designated sites of Belfast Lough.  The letter 
received by the Planning Department on 20th April 2018 contends that in the 
absence of plans which specifically identify current drainage from the site 
(including any nearby watercourses) and proposed drainage from the site, the 
Council’s duties under Regulation 43 of the Habitats Regulations cannot be 
met.  
 

8. Shared Environmental Service has reviewed the third party objection and carried 
out an updated Habitats Regulation Assessment (HRA) on behalf of the Council 
to consider the potential effects of the proposal on European designated sites.  
Both the solicitor’s letter and updated HRA have been appended to this report.  
 

9. The updated HRA states that considering the distance and nature/scale of the 
intervening land buffer, which would attenuate and disperse any contaminated 
run off, it is considered unlikely that contaminated surface waters, generated 
via the construction phase, could significantly affect the nature conservation 
features of the designated site and/or supporting habitats. The HRA notes that 
a wall bounds the southern perimeter of the development which would further 
contain potential contaminants. 
 

10. The HRA points to a number of surface drains adjacent to the application site 
and highlights that there is uncertainty as to the eventual outfall location(s) of 
these features. Adopting a precautionary approach, the HRA states that there 
is potential for construction related pollutants to migrate off-site via the drainage 
network and impact Belfast Lough and associated designated sites.  
 

11. In relation to the operational phase of the development, the HRA notes that the 
proposal is located in the built environment and that new/additional disturbance 
of site features is unlikely given existing anthropogenic activities. It is also noted 
that the Statutory Nature Conservation Body (NIEA Marine Division and Natural 
Environment Division) did not raise any concerns following consultation.  In 
addition, the HRA notes that NIEA Water Management Unit is content with the 
proposal on the basis that foul sewerage infrastructure from the development 
connects to the main Northern Ireland Water foul sewer which terminates at 
Seahill Waste Water Treatment Works.  Northern Ireland Water confirmed that 
the WWTW has capacity to serve the proposal but indicated that no surface 
water (storm outfall) sewer is available.  The HRA states that the applicant may 
requisition a surface water sewer or employ alternative solutions.  
 

12. Given that the direction and discharge of private storm drainage adjacent to the 
site is not currently known, an Environmental Construction Management and 
Pollution Prevention Plan was prepared on behalf of the applicant to mitigate 
against any potential impact of surface water run-off during the construction 
phase of the development. 
 



13. The Environmental Construction Management and Pollution Prevention Plan 
(ECMPPP) have been provided and are available to view on the planning portal.  
The Plan seeks to ensure that surface water run-off during the construction 
process will be mitigated against and managed within the bounds of the 
application site through introduction of straw bale sediment barriers and cut-off 
ditches lined with geotextile oil and sediment control membrane. Detailed 
consideration of the mitigation provided through the ECMPPP has been 
included in the Appropriate Assessment (AA) stage of the HRA, as carried out 
by Shared Environmental Service. 

 

14. Shared Environmental Service concluded that having considered the nature, 
scale and location of the project, and provided that any planning approval is 
conditioned to ensure mitigation outlined in the ECMPPP is implemented, the 
proposal will not have an adverse effect on site integrity of any European 
designated site.  

 
15. DAERA’s Marine and Fisheries Division and Natural Environment Division 

reviewed the ECMPPP and provided no additional comment.  DAERA’s Water 
Management Unit requested that reference should be made in the document to 
the Control of Pollution (Oil Storage) Regulations (Northern Ireland) 2010 to 
ensure that the applicant is aware of the legislation and that the NIEA Pollution 
Prevention Hotline number should be added to the list of emergency contacts.  
The ECMPPP has been updated accordingly.   
 
Consideration of need for a Drainage Assessment 
 

16. The third-party objector contends that the Council must require the applicant to 
provide adequate drainage plans to inform a robust assessment of the 
application.  
 

17. Planning Policy Statement 15, Planning and Flood Risk (revised), Policy FLD 3 
‘Development and Surface Water (Pluvial) Flood Risk Outside Flood Plains’ 
states that a Drainage Assessment will be required for all development 
proposals that exceed any of the following thresholds: 

 

 A residential development comprising 10 or more dwelling units. 

 A development site in excess of 1 hectare. 

 A change of use involving new buildings and/or hardstanding exceeding 1000 
square metres in area. 
 

10.  The proposal for a single dwelling does not exceed any of these thresholds.  
Policy FLD3 states that a Drainage Assessment will also be required for any 
development proposal, except for minor development, where: 

 

 The proposal is located in an area where there is evidence of a history of 
surface water flooding. 

 Surface water run-off from the development may adversely impact upon other 
development or features of importance to nature conservation, archaeology or 
the built heritage. 

 



11. A history of surface water flooding on the application site has not been recorded 
on the Rivers Agency Flood Map.  The ECMPPP will ensure that surface water 
run-off can be contained within the bounds of the application site during the 
construction process.  Statutory consultees have reviewed this supporting 
information and provide no objection to the proposal in relation to the impact on 
sensitive designated sites or other natural heritage interests.  On this basis it is 
considered that a Drainage Assessment under Policy FLD3 is not required. 

 
Further consideration of potential residential amenity impacts 
 

12. The main Development Management Report states that ‘the location of the 
proposed dwelling, separation distances between it and existing dwellings and 
the orientation of windows would ensure there is no overlooking, loss of light, 
overshadowing or other adverse impact on neighbouring properties.’  As 
discussed in detail in the first addendum to the main report this assessment is 
also relevant to the adjacent building that has extant planning permission for 
conversion to a dwelling.    
 

13. A separation distance of approximately 18.5m will be provided between the 
closest point of the single storey annex of the objector’s dwelling at No. 42 Glen 
Road and the single storey annex of the proposed dwelling.  A greater 
separation distance of approximately 33m will be provided between the first 
floor windows on the north-west elevation of the proposed dwelling and the 
main south east elevation of the existing dwelling.  It is considered that these 
separation distances are sufficient to ensure that the degree of overlooking 
between the proposed dwelling and No.42 Glen Road would not be 
unacceptably adverse.  An approximately 2.5m high existing red brick wall 
beyond the north-west boundary of the site will help further minimise potential 
overlooking between the proposed dwelling and the objector’s property.  
 

14. A separation distance of approximately 28m is provided between the proposed 
dwelling and the existing dwelling at No.40 Glen Road.  The separation 
distances between the proposed dwelling and the dwellings at Nos. 44 and 46 
Glen Road range between 33m-40m. These distances are considered sufficient 
to ensure there will be no unacceptable overlooking impacts between the 
proposed new dwelling and the existing properties. Significant intervening trees 
and vegetation between the site and No.40 Glen Road will also reduce any 
potential impact on existing and proposed residential amenity. 
 

15. Additionally it is the professional planning judgement that the separation 
distances provided are sufficient to ensure that there will be no unacceptable 
adverse impact on existing or proposed residential amenity in terms of loss of 
light, overshadowing, dominance or any other disturbance. 
 
Recommendation 
 

16. Having reconsidered the application in light of the additional objection received 
and updated consultation responses from statutory consultees it is considered 
that the recommendation to grant planning permission should remain 
unchanged subject to the conditions listed below. 



Conditions 
 

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

 
Reason: Time Limit. 

2. Prior to the commencement of development a landscaping plan shall be 
submitted to and approved in writing by the Council. The landscaping plan shall 
include details of the site preparation, planting methods, medium and additives 
together with the species, size and time of planting, presentation, location, 
spacing and numbers of all trees and shrubs to be planted and the proposed 
time of planting. The landscaping shall be completed in the first available 
planting season following the occupation of the dwellings. 

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

standard of landscape. 

 

3. Existing trees within the blue line boundary of the site indicated on Drawing No. 
03B bearing the date stamp 19th May 2017 shall be retained in accordance with 
the details shown on Drawing No.04A bearing the date stamp 19th May 2017. 

 

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

 

4. The erection of protective fencing shall be undertaken in accordance with 
Drawing No. 04A bearing the date stamp 19th May 2017 and British Standard 
5837:2012 before any equipment, machinery or materials are brought on to the 
site for the purposes of the development, and shall be maintained until all 
equipment, machinery and surplus materials have been removed from the site. 
Nothing shall be stored or placed in any area fenced in accordance with this 
condition and the ground levels within those areas shall not be altered, nor shall 
any excavation be made or any other works carried out, or fires lit without the 
written consent of the Council. 

 

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

 

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. 

 

6. 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 be topped or lopped other than in accordance 
with the approved plans and particulars, without the written approval of the 
Council. Any arboricultural work or tree surgery approved shall be carried out 
in accordance with British Standard 3998:2010. 

 

 Reason: To ensure the continuity of amenity afforded by existing trees. 
 
7. If any retained tree is removed, uprooted or destroyed or dies within 3 years 

from the date of the occupation of the building for its permitted use another tree 
or trees shall be planted at the same place and (that / those) tree(s) shall be of 
such size and species and shall be planted at such time as may be specified in 
writing by the Council. 

 
 Reason: To ensure the continuity of amenity afforded by existing trees. 
 
8. The cellular confinement surface shall be constructed in the areas hatched blue 

on Drawing 04A bearing the date stamp 19th May 2017, prior to the occupation 
of the dwelling hereby permitted. The construction of the cellular confinement 
surface shall be undertaken in accordance with the details shown on Drawing 
No. 04A bearing the date stamp 19th May 2017 and British Standard 5837:2012. 

  
 Reason: To ensure the safe retention of the existing protected trees. 

 
9. No development shall commence until the details of the position of any utility 

apparatus associated with the development including foul and storm sewers 
and a construction method statement for same, have been submitted to and 
agreed in writing with the Council. The development shall be carried out in 
accordance with the approved details. 

 
  Reason: To ensure that construction is carried out without causing root damage 

to existing trees. 

 
10. All mitigation and pollution prevention measures as detailed in the 

Environmental Construction Management and Pollution Prevention Plan 
bearing the date stamp 25th February 2019, and illustrated in Drawing 09, 
Pollution Prevention Plan bearing the date stamp 7th November 2018 shall be 
implemented during the construction phase of the development. 

 
Reason: To prevent any adverse effect to any designated European Site. 
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Habitats Regulations Assessment 

Carried out by Shared Environmental Service, adopted by Ards and North Down Borough Council. 

Date Completed: 21/02/2019 

Planning Reference: LA06/2015/0848/F 

Location: Lands approx 70m south of No. 48 Glen Road, Holywood, Co.Down, BT18 0HB 

Proposal: Proposed new detached dwelling with double garage and boundary wall with all associated site work. 

Assessment stage completed (check all that apply) 

☐   1. Assessment resulting in exemption  

☐   2. Assessment resulting in elimination 

☐   3. Assessment demonstrating no likely significant effect 

☐   4. Interim Assessment to inform e.g. EIA determination, PAD 

☐   5. Further information requested 

☐   6. Draft appropriate assessment referred to SNCB 

☐   7. Appropriate assessment complete, no adverse effect on site integrity without conditions 

☒   8. Appropriate assessment complete, no adverse effect on site integrity with conditions to mitigate 

☐   9. Appropriate assessment complete, adverse effect on site integrity, cannot approve as proposed 
 

Summary of findings 

If 7. 8. Or 9. SES Recommendation: Provided mitigation measures as described are adhered to, 
there will be no adverse effect to any designated European Site from proposal. 
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Abbreviations/Glossary 
 
AESI  Adverse effect on site integrity 

EIA   Environmental Impact Assessment 

LSE   Likely significant effect 

NA   Not applicable 

NIEA  Northern Ireland Environment Agency 

PAD  Pre-application discussion 

RLB  Red Line Boundary 

SAC  Special Area of Conservation  

SPA  Special Protection Area 

SNCB  Statutory nature conservation body 

Mitigation For the purposes of this report includes measures to avoid, cancel or reduce effects 
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STAGE ONE ASSESSMENT 

Note, in light of the April 2018 ruling of the European Court of Justice Case C323/17 (People over Wind & Sweetman), a cautious approach has been taken. Stage One 

Assessment does consider essential features and characteristics of the project but does not consider measures envisaged to avoid or prevent what might otherwise have 

been significant adverse effects on the integrity of European Sites. Assessment will therefore progress to Stage Two Appropriate Assessment unless there is certainty that it 

can be exempted, eliminated or screened out at Stage One. Incorporated and additional measures to avoid or reduce significant adverse effects will be assessed at Stage 

Two Appropriate Assessment.  

A. Description and potential effects of the proposal 

Description  

Heading Short description Comment 

Proposal Proposed new detached dwelling with 
double garage and boundary wall with all 
associated site work. 

 

Location Lands approx 70m south of No. 48 Glen 
Road, Holywood, Co.Down, BT18 0HB 

 

Type of Development 10. Housing - Single  

Size and Scale 0.1374Ha (approx.) P1 Q3 

Land-take None in any European Site ArcMaps NIEA Protected Sites data layer checked 08/01/19. 

Resource requirements (water etc.)   Water Supply – Mains P1 Q16 
NIW response dated 09/04/2018 confirms that there is a Public 
Watermain on the Glen Road available to serve this proposal. 

Emission (disposal to land, water or air)   Foul Sewage – Mains P1 Q17 & Q18 
Response provided by NI water dated (07/12/2015) no objections 
raised.  
 
Further NI Water response (09/04/18) confirms that: 
 
‘…There is a Combine [sic] Foul Sewer on the Glen Road available to 
serve this proposal…There is No Surface Water (Storm outfall) Sewer 
available to serve this proposal (the applicant may wish to requisition 
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NIW for a Surface Water [Storm outfall] Sewer)…There is a public 
Watermain on the Glen Road available to serve this 
proposal…Wastewater Treatment Facilities at Seahill WWTW are 
presently available to serve this proposal. 

Excavation requirements Required Foundations for dwelling. 

Transportation requirements Existing Existing access via Glen Road. 

Duration Not specified N/A Temporary permission not applied for. 

Frequency Not specified  

Timing Not specified  

Other   

Considerations for Assessment 

Are sea defences proposed/required?  ☐ Yes ☒ No  N/A  

Will there be in river/sea works? ☐ Yes ☒ No  N/A 

Is piling required? ☐ Yes ☒ No  N/A  

Is site within a flood plain? ☐ Yes ☒ No  ArcMaps Rivers Agency Q100/T200 floodplain data layers checked 
08/01/19. 

Is site within 30m of Otter SAC river bank? ☐ Yes ☒ No  N/A 

Could there be contaminated land?  ☐ Yes ☒ No  ArcMaps NIEA Historical Industrial Land Use data layer checked 
08/01/19. 

Has NIW confirmed capacity? ☒ Yes ☐ No ☐ Not applicable  NI Water response dated 09/04/2018: NIW can confirm the following: 
WWTW Assessment / Status: Wastewater Treatment Facilities at 
Seahill WWTW are presently available to serve this proposal. 

Potential Effects 

Development Phase Type Comment 

Pre-construction Not applicable  

Construction 2b. Hydrological Link - Indirect 
Choose an item. 

The RLB is located c.81m south of Belfast Lough and associated 
designated sites: Belfast Lough Open Water SPA; Belfast Lough 
Ramsar/SPA; East Coast Marine pSPA; and North Channel cSAC (ArcGIS 
layers 07/01/19). 
 
Construction – contaminated surface water runoff  
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The proposal site is generally level (tennis court) while the topography 
of associated lands falls to Belfast Lough.  There are significant areas of 
vegetated lands intervening the proposal and the lough. Considering 
the distance and nature/scale of the intervening land buffer – which 
would attenuate and disperse any contaminated run off – it is 
considered unlikely that contaminated surface waters, generated via 
the construction phase, could significantly affect designated site 
features and/or supporting habitats. Additionally, a wall bounds the 
southern perimeter of the development which would further contain 
contaminants.  
 
However, during a site visit, three surface drains were identified in 
proximity to the development and there is uncertainty as to the 
eventual outfall location(s). Adopting a precautionary approach, it is 
considered that there is potential for construction related pollutants to 
migrate offsite via the drainage network and impact Belfast Lough and 
associated designated sites. 
 
Construction – new/additional disturbance 
 
NIEA-Marine: ‘…The boundary of the site is 90m from the HWM, marine 
environment and the designated site boundaries. Marine and Fisheries 
Division therefore consider that provided the development is confined 
to the red line boundary, there should be no impact on the marine site 
selection features of the designated sites in the area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses (30/11/17 & 
24/01/18) ‘…The site is in close proximity to Belfast Lough Special 
Protection Area (SPA) and Ramsar site and Outer Belfast Lough Area of 
Special Scientific Interest (ASSI). A sufficient buffer exists between the 
development and the designated sites…Therefore, NED has no concerns 
regarding the proposed development having a significant effect on the 
designated sites’ 
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The proposal is located in the built environment – new/additional 
disturbance of site features is unlikely given existing anthropogenic 
activities. As above, the Statutory Nature Conservation Body has not 
raised any concerns.  

Operation  None 
Choose an item. 

New/additional disturbance 
The proposal is located in the built environment – new/additional 
disturbance of site features is unlikely given existing anthropogenic 
activities. As above, the Statutory Nature Conservation Body has not 
raised any concerns. 
 
Foul/Storm 
 
P1 foul sewage to mains. Capacity available as confirmed by NIW 
(09/04/2018). 
 
NIEA-WMU: Content on the basis that foul sewage infrastructure from 
the development connects to the main Northern Ireland Water foul 
sewer which terminates at Seahill Waste Water Treatment works.  
 
 
NIW have indicated no surface water (storm outfall) sewer is available. 
However, the applicant may requisition a surface water sewer or   
employ alternative solutions – e.g. soak pits, rainwater harvesting, 
permeable paving, consented discharge to watercourse/lough etc. 
Where a consent is required, Regulation 47(2) applies. Relevant 
provisions of the Water (NI) Order 1999 apply at all times. 
  

Decommissioning Not applicable Temporary permission not applied for. 

Restoration and aftercare Not applicable  

Unintended events Not applicable  

   



 
 

©Shared Environmental Service             7 

 

B. Overview of sites potentially affected 

Site Selection Checklist 

Proposal type Question 1 Question 2 Site/s  

Intensive agriculture 
(poultry, pigs, cattle) 

☐ Yes – is it within 7.5km 
of European site? → 

☒ No –  go to next row 

☐ Yes – assess in Section C and  go to 
next row 

☐ No –  go to next row  

Select Site  
Select Site 
Select Site 

Anaerobic Digester ☐ Yes – is it within 2km of 
European site? → 

☒ No –  go to next row 

☐ Yes – assess in Section C and  go to 
next row 

☐ No –  go to next row 

Select Site 
Select Site 
Select Site 

Wind turbine/s ☐ Yes – is it within NIEA 
consultation zone? →  

☒ No –  go to next row 

☐ Yes – assess in Section C and  go to 
next row  

☐ No –  go to next row 

Select Site 
Select Site 

All developments – is 
it hydrologically 
connected to a 
European site? 

☒ Yes – could it have a 
conceivable impact on the 
site? 

☐ No –  go to next row 

☒ Yes – assess in Section C and  go to 
next row 

☐ No –  go to next row 
 

9. Belfast Lough Ramsar/SPA 
8. Belfast Lough Open Water SPA 
East Coast Marine Proposed SPA  
North Channel cSAC 

Any other potential 
impacts on sites? 

Reason 1 
None.  

Reason 2 
None. 

Select Site 
Select Site 

Site name Relative Location  of 
proposal 

Pathway Comment 

9. Belfast Lough 
Ramsar/SPA 

Approx. 81 metres North 
of proposal. 

Indirect hydrological connection Potential for contaminants from construction activities to enter 
nearby surface water drains and adversely impact site 
features/supporting habitats. 8. Belfast Lough 

Open Water SPA 
Approx. 169 metres North 
of proposal. 

Indirect hydrological connection 

East Coast Marine 
pSPA 

Approx. 108 metres North 
of proposal. 

Indirect hydrological connection 

North Channel cSAC Approx. 11.5km North of 
proposal. 

Indirect hydrological connection 
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C. Outcome Stage One 

Proposal exempt 

Is the entire project directly connected with or necessary to the management of all the 
European site(s) potentially affected and listed above?  

☐ Yes – project exempt 

☒ No – further consideration 

  

Proposal eliminated 

Can any conceivable effect on any European site be objectively ruled out?  
 

☐ Yes – project eliminated 

☒ No – further consideration 

  

Likely Significant Effect 

Considering the project as proposed, and in the absence of any incorporated or additional 
measures to avoid, cancel or reduce the effects on a European site, could there be a likely 
significant effect (LSE) on one or more site selection features of any site?  
 

☐ No – assessment completed 

☒ Yes – Progress to Stage Two Appropriate Assessment 

 

STAGE TWO APPROPRIATE ASSESSMENT 

This appropriate assessment further assesses effects on European sites and features and takes account of the evidence listed in the final section ‘Evidence Used to Inform 

Assessment’.   

D. Scoping Appropriate Assessment 

Sites and Features which will be further assessed 

Site Feature/s Development Phases Potential Impacts 

9. Belfast Lough Ramsar/SPA All Construction Phase Construction related pollutants.  

8. Belfast Lough Open Water SPA All Construction Phase 

East Coast Marine pSPA All Construction Phase 

North Channel cSAC Mobile Species Construction Phase 
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E. Assessment of Mitigation Measures 

Detail of mitigation measures included in proposal 

Measure Impact on potential effects Comment 

Environmental Construction Management and 
Pollution Prevention Plan (PA date 07/11/18) and 
associated Drawing 09 (PA date 07/11/18). 
 
‘…cut-off ditches installed in advance of main 
earthworks at the site to prevent water ingress to 
works areas…cut off ditches shall be installed to a 
minimum depth of 0.3m with max 1 in 2 side slopes 
in conjunction with the straw bale sediment 
barriers…cut off ditches shall be lined with a 
geotextile oil & sediment control membrane…’ 
 
‘Exposed Ground and Stockpiles …In accordance 
with BS6031:2009 Code of Practice for Earth Works, 
land disturbance will be kept to a minimum and 
disturbed areas will be stabilised as soon as possible. 
Soil handling will be undertaken with reference to 
best practice guidelines available from DEFRA in the 
form of the Good Practice Guide for Handling Soils 
(MAFF 2000). Soil excavation should be undertaken 
during dry periods whenever possible. 

 
 
 
 
This measure will reduce the quantity of 
surface water entering the site thereby 
reducing mobilisation of silts/pollutants 
etc. Surface water present will be 
contained - straw bales will filter 
sediments; geotextile membrane will trap 
and treat oils.)  
 
 
These measures will ensure silt/sediment 
mobility is much reduced. 
 
 
 
 
 
 

 
 
 
 

Ongoing management of water levels in the ditches – with mechanical 
dewatering as required (relevant provisions of the Water (NI) Order 
1999 apply at all times). Consent to discharge may be required (Reg. 
47(2) Habs Regs applies in respect of European sites). 
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 Amount of exposed ground soil and soil 

stockpiles will be kept to a minimum. 
 Stockpiles in place for an extended period 

will be allowed to re-vegetate naturally. 
 Short term stock piles should be sealed. 
 Collector cut-off ditches will be located at 

the base of the storage area which will 
collect surface water run-off. 

 Straw bales will be used alongside all 
exposed ground where there is a pollution 
risk. Areas on a steep gradient will be 
managed to make sure erosion does not 
take place and small ditches can be 
considered around the perimeter. 

 
Access Road and Building Foundation Construction 
Concrete will not be allowed to enter watercourses 
under any circumstances, and drainage from 
excavations in which concrete is being poured will 
not be discharged directly into existing 
watercourses.  
 
Water Pollution (Cement) – All use of wet concrete 
close to any watercourse will be carefully controlled 
so as to minimise the risk of any material entering 
the water, particularly from shuttered structures. 
The use of quick setting mixes and precast elements 
may be appropriate and will be defined for the 
construction of structures as necessary. 
 
 
Delivery Trucks, tools and equipment will be cleaned 
in designated washout areas (if required) within a 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Cognisant of requirement to retain 
concrete onsite – potentially very 
polluting effects on waterbodies.  
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Relevant provisions of the Water (NI) Order 1999 apply at all times. 
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controlled area of the site. In addition the following 
drainage measures will apply; 
 

 Every effort will be made to prevent water 
from entering excavations. Cut off ditches 
will be used to prevent entry of surface 
water. 

 Minimising the stockpiling of materials and 
locating essential stockpiles as far away as 
possible from watercourses. 

 The base of the excavation will be 
constructed level, and water will be 
gathered in a sump and pumped at a low 
flow rate. 

 
Weather Conditions – Due cognisance should be 
given to prevailing and predicted weather 
conditions when planning works on site. Where 
possible, significant earth moving and wet concrete 
works should avoid periods of heavy rainfall to 
minimise pollution risk. 
 
 
Fuels, Oils and other Chemicals (Storage and Use) – 
Measures will be taken to ensure that run-off from 
the construction site is not contaminated by fuel or 
lubricant spillages. Provision will be made within the 
drainage system to allow for containment and 
retention of the max feasible oil spillage at the site, 
in accordance with the guidance set out in GPP02. 
 
No fuel shall be stored on site. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Will avoid mobilisation of silts/pollutants. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Relevant provisions of the Water (NI) Order 1999 apply at all times. 
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Refuelling – There is no intention to provide long 
term storage of fuels or other contaminants on site. 
Mobile plant will be filled in a designated area, on 
an impermeable surface well away from drains or 
watercourses (duly protected by cut off ditches and 
geotextile membranes as indicated). 
A spill kit will be stored near refuelling areas. 
Drip Trays shall be located under all static plant 
vehicles. 
 
Washing Down of Plant and Machinery – Machinery 
will not be washed down on site other than to 
remove significant debris or potential pollutant that 
could be transferred off-site through undue care or 
attention. 
 
Emergency Preparedness and Response – An 
emergency preparedness and response procedure 
shall be developed in full by the contractor to ensure 
an appropriate response to unexpected or 
accidental incidences. 

 
Effective avoidance measures 
 
Planning for emergency control of 
spillages 
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Ensuring mitigation measures are implemented 
List measures to avoid 

or reduce adverse 

effects on site 

integrity. 

Type of 
measure 

Explain how the 
measures will avoid or 
reduce the adverse 
effects on site integrity. 

Provide evidence of how 
they will be implemented 
and by whom. 

Provide evidence of the 
degree of confidence in 
their likely success  

Provide time-scale, 
relative to the project 
when they will be 
implemented 

Explain the proposed 
monitoring scheme and 
how any mitigation 
failure will be addressed 

1. The applicant must 

adhere to all 

mitigation and 

pollution 

prevention 

measures as 

detailed in the 

Environmental 

Construction 

Management and 

Pollution 

Prevention Plan 

and illustrated in 

Drawing 09, 

Pollution 

Prevention Plan to 

ensure no adverse 

effects on any 

European site. 

☒Incorporated 

☐Additional 

☒Condition                               

Will prevent polluting 

discharges entering Belfast 

Lough and adversely 

impacting designated site 

features and/or supporting 

habitats.  

Implemented as a condition 

of planning permission and 

regulated through planning 

legislation. 

The outlined condition will 

ensure that no adverse 

effects on the conservation 

objectives/selection features 

of all connected designated 

European Sites are caused 

during the construction 

phase.  

Prior to and throughout 

construction phase. 

Enforced by current planning 

legislation. 
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F. Assessment of Sites and Features 

 

Site Name: Belfast Lough Ramsar Pathway/s: Indirect Marine 

Overall Objective  Not published - assumed to be to maintain or enhance the population of the qualifying species, to maintain or enhance the 
distribution, extent, structure, function and supporting processes of the qualifying habitats.  

 

Feature  Grade Feature Objective Construction Operation Other  

Qualifying Feature  Not published - assumed to be to 
maintain or enhance the 
population of the qualifying 
species, to maintain or enhance 
the distribution, extent, structure, 
function and supporting processes 
of the qualifying habitats.  

 

Potential impacts (with comment) 

Common Redshank Tringa 
totanus totanus, Black-
Tailed Godwit Limosa 
limosa islandica 

 
There is potential for polluting discharges during 
construction phase (e.g. Oil, fuel, concretes, silt 
etc.) impacting features and feature supporting 
habitats. 
 
No new/additional disturbance:  
 
NIEA-Marine: ‘…The boundary of the site is 90m 
from the HWM, marine environment and the 
designated site boundaries. Marine and Fisheries 
Division therefore consider that provided the 
development is confined to the red line boundary, 
there should be no impact on the marine site 
selection features of the designated sites in the 
area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close 
proximity to Belfast Lough Special Protection Area 
(SPA) and Ramsar site and Outer Belfast Lough 
Area of Special Scientific Interest (ASSI). A 
sufficient buffer exists between the development 
and the designated sites…Therefore, NED has no 
concerns regarding the proposed development 
having a significant effect on the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. 

 
No Impacts: 
Foul sewage will be removed via mains system to 
Wastewater Treatment Facilities at Seahill WWTW, 
capacity confirmed by NI Water (09/04/2018).  

 
NIW have indicated no surface water (storm outfall) 
sewer is available. However, applicant may 
requisition surface water sewer or   employ 
alternative solutions – e.g; soak pits, rainwater 
harvesting, permeable paving, consented discharge 
to watercourse/lough etc. Where a consent is 
required, Regulation 47(2) applies. 

 
NIEA-Marine: ‘…The boundary of the site is 90m from 
the HWM, marine environment and the designated 
site boundaries. Marine and Fisheries Division 
therefore consider that provided the development is 
confined to the red line boundary, there should be no 
impact on the marine site selection features of the 
designated sites in the area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close proximity 
to Belfast Lough Special Protection Area (SPA) and 
Ramsar site and Outer Belfast Lough Area of Special 
Scientific Interest (ASSI). A sufficient buffer exists 
between the development and the designated 
sites…Therefore, NED has no concerns regarding the 

N/A 
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As above, the Statutory Nature Conservation 
Body has not raised any concerns. 

 
 

proposed development having a significant effect on 
the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is unlikely 
given existing anthropogenic activities. As above, the 
Statutory Nature Conservation Body has not raised 
any concerns. 

 

Conservation Status Impact of mitigation on potential effects 

  Proposed mitigation and pollution prevention 
measures as described will prevent the egress of 
contaminated surface waters off site and 
adversely impacting features and feature 
supporting habitats.   

N/A  N/A 

Condition Assessment Residual impacts  

 NAESI   N/A N/A 

Site Name: Belfast Lough SPA Pathway/s: Indirect Marine 

Overall Objective  To maintain each feature in favourable condition 
 

Feature  Grade Feature Objective Construction Operation Other  

Qualifying Feature  To maintain or enhance the population of 
the qualifying species. To maintain or 
enhance the range of habitats utilised by 
the qualifying species. To ensure that the 
integrity of the site is maintained; To 
ensure there is no significant disturbance 
of the species and to ensure that the 
following are maintained in the long 
term:  
- Population of the species as a viable 

component of the site;  
- Distribution of the species within 

site;  
- Distribution and extent of habitats 

supporting the species;  

Potential impacts (with comment) 

Redshank wintering 
population 
 
Great Crested Grebe 
wintering population 
 
Common Tern & Arctic 
Tern Breeding population 
 
Bar-Tailed Godwit (not 
breeding) 

There is potential for polluting discharges during 
construction phase (e.g. Oil, fuel, concretes, silt 
etc.) impacting features and feature supporting 
habitats. 
 
No new/additional disturbance:  
 
NIEA-Marine: ‘…The boundary of the site is 90m 
from the HWM, marine environment and the 
designated site boundaries. Marine and Fisheries 
Division therefore consider that provided the 
development is confined to the red line boundary, 
there should be no impact on the marine site 
selection features of the designated sites in the 
area’ (22/03/18). 
 

No Impacts: 
Foul sewage will be removed via mains system to 
Wastewater Treatment Facilities at Seahill WWTW, 
capacity confirmed by NI Water (09/04/2018).  

 
NIW have indicated no surface water (storm outfall) 
sewer is available. However, applicant may 
requisition surface water sewer or   employ 
alternative solutions – e.g; soak pits, rainwater 
harvesting, permeable paving, consented discharge 
to watercourse/lough etc. Where a consent is 
required, Regulation 47(2) applies. 

 
NIEA-Marine: ‘…The boundary of the site is 90m from 
the HWM, marine environment and the designated 
site boundaries. Marine and Fisheries Division 

N/A 
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- Structure, function and supporting 
processes of habitats supporting the 
Species. 

 

NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close 
proximity to Belfast Lough Special Protection Area 
(SPA) and Ramsar site and Outer Belfast Lough 
Area of Special Scientific Interest (ASSI). A 
sufficient buffer exists between the development 
and the designated sites…Therefore, NED has no 
concerns regarding the proposed development 
having a significant effect on the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. 
As above, the Statutory Nature Conservation 
Body has not raised any concerns. 

 
 

therefore consider that provided the development is 
confined to the red line boundary, there should be no 
impact on the marine site selection features of the 
designated sites in the area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close proximity 
to Belfast Lough Special Protection Area (SPA) and 
Ramsar site and Outer Belfast Lough Area of Special 
Scientific Interest (ASSI). A sufficient buffer exists 
between the development and the designated 
sites…Therefore, NED has no concerns regarding the 
proposed development having a significant effect on 
the designated sites’ 
 

The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. As 
above, the Statutory Nature Conservation Body has 
not raised any concerns. 
 

Conservation Status Impact of mitigation on potential effects 

  Proposed mitigation and pollution prevention 
measures as described will prevent the egress of 
contaminated surface waters off site and 
adversely impacting features and feature 
supporting habitats.   

N/A  N/A 

Condition Assessment Residual impacts  

 NAESI N/A N/A 

Site Name: Belfast Lough Open Water SPA Pathway/s: Indirect Marine Link 

Overall Objective  To maintain each feature in favourable condition 
 

Feature  Grade Feature Objective Construction Operation Other  

Qualifying Feature  To maintain or enhance the population of 
the qualifying species. To maintain or 
enhance the range of habitats utilised by 
the qualifying species. To ensure that the 

Potential impacts (with comment) 

Great Crested Grebe 
wintering population 
 

 
There is potential for polluting discharges during 
construction phase (e.g. Oil, fuel, concretes, silt 

No Impacts: 
Foul sewage will be removed via mains system to 
Wastewater Treatment Facilities at Seahill WWTW, 
capacity confirmed by NI Water (09/04/2018).  

N/A 
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 integrity of the site is maintained; To 
ensure there is no significant disturbance 
of the species and to ensure that the 
following are maintained in the long 
term:  
- Population of the species as a viable 

component of the site.  
- Distribution of the species within 

site.  
- Distribution and extent of habitats 

supporting the species. 
- Structure, function and supporting 

processes of habitats supporting the 
species. 

 
 
 
 
 

etc.) impacting features and feature supporting 
habitats. 
 
No new/additional disturbance:  
 
NIEA-Marine: ‘…The boundary of the site is 90m 
from the HWM, marine environment and the 
designated site boundaries. Marine and Fisheries 
Division therefore consider that provided the 
development is confined to the red line boundary, 
there should be no impact on the marine site 
selection features of the designated sites in the 
area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close 
proximity to Belfast Lough Special Protection Area 
(SPA) and Ramsar site and Outer Belfast Lough 
Area of Special Scientific Interest (ASSI). A 
sufficient buffer exists between the development 
and the designated sites…Therefore, NED has no 
concerns regarding the proposed development 
having a significant effect on the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. As 
above, the Statutory Nature Conservation Body 
has not raised any concerns. 

 
 
 
 

 
NIW have indicated no surface water (storm outfall) 
sewer is available. However, applicant may 
requisition surface water sewer or   employ 
alternative solutions – e.g; soak pits, rainwater 
harvesting, permeable paving, consented discharge 
to watercourse/lough etc. Where a consent is 
required, Regulation 47(2) applies. 

 
NIEA-Marine: ‘…The boundary of the site is 90m from 
the HWM, marine environment and the designated 
site boundaries. Marine and Fisheries Division 
therefore consider that provided the development is 
confined to the red line boundary, there should be no 
impact on the marine site selection features of the 
designated sites in the area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close proximity 
to Belfast Lough Special Protection Area (SPA) and 
Ramsar site and Outer Belfast Lough Area of Special 
Scientific Interest (ASSI). A sufficient buffer exists 
between the development and the designated 
sites…Therefore, NED has no concerns regarding the 
proposed development having a significant effect on 
the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. As 
above, the Statutory Nature Conservation Body has 
not raised any concerns. 

 
 

Conservation Status Impact of mitigation on potential effects 

  Proposed mitigation and pollution prevention 
measures as described will prevent the egress 
of contaminated surface waters off site and 
adversely impacting features and feature 
supporting habitats.   

N/A  N/A 

Condition Assessment Residual impacts  

 NAESI N/A N/A 
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Site Name: East Coast Marine Proposed SPA Pathway/s: Indirect Marine Link 

Overall Objective  To maintain each feature in favourable condition. 
 

Feature  Grade Feature Objective Construction Operation Other  

Qualifying Feature  To maintain or enhance the population of 
the qualifying species. To maintain or 
enhance the range of habitats utilised by 
the qualifying species. To ensure that the 
integrity of the site is maintained; To 
ensure there is no significant disturbance 
of the species and to ensure that the 
following are maintained in the long 
term. Population of the species as a 
viable component of the site. Distribution 
of the species within site. Distribution 
and extent of habitats supporting the 
species. Structure, function and 
supporting processes of habitats 
supporting the species. 

Potential impacts (with comment) 

Great Crested Grebe 
Podiceps cristatus (Non-
breeding), Red Throated 
Diver Gavia 18tellate 
(Non-breeding), Sandwich 
Tern Thalasseus 
sandvicencis (Breeding), 
Common Tern Sterna 
hirundo (Breeding), Arctic 
Tern Sterna paradisaea 
(Breeding), Manx 
Shearwater Puffinus 
puffinus (Breeding), Eider 
Duck Sumateria mollissima 
(Non-breeding) 

 
There is potential for polluting discharges during 
construction phase (e.g. Oil, fuel, concretes, silt 
etc.) impacting features and feature supporting 
habitats. 
 
No new/additional disturbance:  
 
NIEA-Marine: ‘…The boundary of the site is 90m 
from the HWM, marine environment and the 
designated site boundaries. Marine and Fisheries 
Division therefore consider that provided the 
development is confined to the red line boundary, 
there should be no impact on the marine site 
selection features of the designated sites in the 
area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close 
proximity to Belfast Lough Special Protection Area 
(SPA) and Ramsar site and Outer Belfast Lough 
Area of Special Scientific Interest (ASSI). A 
sufficient buffer exists between the development 
and the designated sites…Therefore, NED has no 
concerns regarding the proposed development 
having a significant effect on the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. 
As above, the Statutory Nature Conservation 
Body has not raised any concerns. 

 
 

No Impacts: 
Foul sewage will be removed via mains system to 
Wastewater Treatment Facilities at Seahill WWTW, 
capacity confirmed by NI Water (09/04/2018).  

 
NIW have indicated no surface water (storm outfall) 
sewer is available. However, applicant may 
requisition surface water sewer or   employ 
alternative solutions – e.g; soak pits, rainwater 
harvesting, permeable paving, consented discharge 
to watercourse/lough etc. Where a consent is 
required, Regulation 47(2) applies. 

 
NIEA-Marine: ‘…The boundary of the site is 90m from 
the HWM, marine environment and the designated 
site boundaries. Marine and Fisheries Division 
therefore consider that provided the development is 
confined to the red line boundary, there should be no 
impact on the marine site selection features of the 
designated sites in the area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close proximity 
to Belfast Lough Special Protection Area (SPA) and 
Ramsar site and Outer Belfast Lough Area of Special 
Scientific Interest (ASSI). A sufficient buffer exists 
between the development and the designated 
sites…Therefore, NED has no concerns regarding the 
proposed development having a significant effect on 
the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. As 
above, the Statutory Nature Conservation Body has 
not raised any concerns. 

N/A 
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Conservation Status Impact of mitigation on potential effects 

  Proposed mitigation and pollution prevention 
measures as described will prevent the egress of 
contaminated surface waters off site and 
adversely impacting features and feature 
supporting habitats.   

N/A  N/A 

Condition Assessment Residual impacts  

 NAESI N/A N/A 

Site Name: North Channel cSAC  Pathway/s: Indirect Marine Link 

Overall Objective  To maintain each feature in favourable condition. 
 

Feature  Grade Feature Objective Construction Operation Other  

Qualifying Feature  To avoid deterioration of the 
habitats of the harbour porpoise 
or significant disturbance to the 
harbour porpoise, thus ensuring 
that the integrity of the site is 
maintained and the site makes an 
appropriate contribution to 
maintaining Favourable 
Conservation Status (FCS) for the 
UK harbour porpoise. To ensure 
for harbour porpoise that, subject 
to natural change, the following 
attributes are maintained or 
restored in the long term:  
1. The species is a viable 
component of the site.  
2. There is no significant 
disturbance of the species.  

Potential impacts (with comment) 

Harbour Porpoise 
(Phocoena phocoena) 

 
There is potential for polluting discharges during 
construction phase (e.g. Oil, fuel, concretes, silt 
etc.) impacting features and feature supporting 
habitats. 
 
No new/additional disturbance:  
 
NIEA-Marine: ‘…The boundary of the site is 90m 
from the HWM, marine environment and the 
designated site boundaries. Marine and Fisheries 
Division therefore consider that provided the 
development is confined to the red line boundary, 
there should be no impact on the marine site 
selection features of the designated sites in the 
area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close 
proximity to Belfast Lough Special Protection Area 
(SPA) and Ramsar site and Outer Belfast Lough 
Area of Special Scientific Interest (ASSI). A 
sufficient buffer exists between the development 
and the designated sites…Therefore, NED has no 

No Impacts: 
Foul sewage will be removed via mains system to 
Wastewater Treatment Facilities at Seahill WWTW, 
capacity confirmed by NI Water (09/04/2018).  

 
NIW have indicated no surface water (storm outfall) 
sewer is available. However, applicant may 
requisition surface water sewer or   employ 
alternative solutions – e.g; soak pits, rainwater 
harvesting, permeable paving, consented discharge 
to watercourse/lough etc. Where a consent is 
required, Regulation 47(2) applies. 

 
NIEA-Marine: ‘…The boundary of the site is 90m from 
the HWM, marine environment and the designated 
site boundaries. Marine and Fisheries Division 
therefore consider that provided the development is 
confined to the red line boundary, there should be no 
impact on the marine site selection features of the 
designated sites in the area’ (22/03/18). 
 
NIEA-NED: Provided two consultation responses 
(30/11/17 & 24/01/18) ‘…The site is in close proximity 
to Belfast Lough Special Protection Area (SPA) and 

N/A 
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3. The supporting habitats and 
processes relevant to harbour 
porpoises and their prey are 
maintained. 

concerns regarding the proposed development 
having a significant effect on the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. 
As above, the Statutory Nature Conservation 
Body has not raised any concerns. 

 
 

Ramsar site and Outer Belfast Lough Area of Special 
Scientific Interest (ASSI). A sufficient buffer exists 
between the development and the designated 
sites…Therefore, NED has no concerns regarding the 
proposed development having a significant effect on 
the designated sites’ 
 
The proposal is located in the built environment – 
new/additional disturbance of site features is 
unlikely given existing anthropogenic activities. As 
above, the Statutory Nature Conservation Body has 
not raised any concerns. 

 
 
 
 

Conservation Status Impact of mitigation on potential effects 

  Proposed mitigation and pollution prevention 
measures as described will prevent the egress 
of contaminated surface waters off site and 
adversely impacting features and feature 
supporting habitats.   

 

N/A  N/A 

Condition Assessment Residual impacts  

 NAESI N/A N/A 

G. Assessment of In Combination Effects 

Are there any residual insignificant effects on site integrity? ☒ No 

☐ Yes 

Provided mitigation measures as 
proposed are adhered to, there will be no 
residual insignificant effects on site 
integrity from proposal. 



 
 

©Shared Environmental Service             21 

 

H. Outcome of Appropriate Assessment 

Site Residual effect following application of mitigation 
measures? 

Comment 

9. Belfast Lough Ramsar/SPA 
8. Belfast Lough Open Water SPA  
East Coast Marine Proposed SPA 
North Channel cSAC 

☒ No adverse effect on site integrity  
 

Provided mitigation measures as described are adhered to, 
there will be no adverse effect to any designated European Site 
from any aspect of the proposal. 

SES recommendation Provided mitigation measures as described are adhered to, there will be no adverse effect to any designated European 
Site from proposal. 

 

Taking account of the assessment above, including any incorporated and additional mitigation 
measures, could there be an adverse effect on site integrity for any site from the proposal 
alone or in combination with other projects or plans?  

☒ No AESI – summarise outcome and record any conditions required 
to ensure mitigation implemented 

☐ Yes AESI – detail  

If ‘No’ summarise why no AESI Provided condition is adhered to, there will be no adverse effect to any designated European Site from proposal. 

If ‘Yes’ summarise why AESI Not applicable 

Conditions to ensure mitigation implemented 

Are any conditions required to ensure that the proposal and mitigation measures are adhered 
to?  

☒ Yes – complete next section and add condition/s 

☐ No – assessment complete 

Measure 
Number 

Detailed Conditions 

1 The applicant must adhere to all mitigation and pollution prevention measures as detailed in the Environmental Construction Management and Pollution 
Prevention Plan (uploaded to Planning Portal 14/11/2018), and illustrated in Drawing 09, Pollution Prevention Plan (uploaded to Planning Portal 
14/11/2018). 
 
Reason: To ensure no adverse effects on site integrity of any European site. 
 

I. Evidence Used to Inform Assessment 

Title Date Source Comment 

Application Documents 08/01/2019 NI Planning Portal All relevant documents. 
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Conservation Objectives 08/01/2019 NIEA Website Belfast Lough Ramsar/SPA, Belfast Open Water SPA, East Coast 
Marine pSPA and North Channel cSAC. 

ArcView Spatial Information  08/01/2019 Spatial NI and NIEA NIEA and Rivers Agency data layers. 

Representations 21/02/2019 NI Planning Portal 10. All European Site Conservation concerns have been addressed in 
this HRA. 

Information gap/s What is the impact of these? 

None  

Uncertainties What is the impact of these? 

None  

 

Consultation with SCNB 

Was the SNCB consulted by SES to inform this assessment? ☐ Yes – provide date and advice below 

☒ No – state reason 

Was account taken of other SNCB input? ☒ Yes – provide date and advice below 

Reason SNCB not consulted ☒ Not necessary NIEA replied on Planning Portal  

☐ Not necessary as all required information available 

☐ Not necessary as Stage One found no appropriate assessment required 

☐ Not necessary due to standing advice 

☐ Not necessary other reason 

Date Advice 

02/12/2015 
 
 
 
 
 
 
 
 
 
05/02/2019 

WMU: 
Considerations: Water Management Unit has considered the impacts of the proposal on the surface water environment and on the 
basis of the information provided is content with the proposal subject to conditions. Conditions: Recommended conditions and 
informatives are set out in DOE Standing Advice Note No. 1 – Single Dwellings (April 2015). Standing Advice Notes are available on 
the NI Planning Portal under Advice / NIEA Guidance / Standing Advice. Alternately the following address can be copied and pasted 
to a web browser. http://www.planningni.gov.uk/index/advice/northern_ireland_environment_agency_guidance/ 
standing_advice.htm Explanatory Note: Water Management Unit’s comments are on the basis that foul sewage infrastructure from 
the development connects to the main Northern Ireland Water foul sewer which terminates at Seahill Waste Water Treatment 
works. 
 
Water Management Unit has considered the ‘Environmental construction management and 
pollution prevention plan’ uploaded to the NI Planning Portal on 14/11/2018. 
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Explanatory Note: 
Water Management Unit would advise; 

 
Ireland) 2010 in the documentation to ensure that the applicant is aware of the legislation. 

 Pollution Prevention Hotline number 0800 80 70 60 should also be added to the 
list of emergency contacts. 
Please note that all comments and recommendations made in our previous response remain 
valid. 

30/11/2017 NED: 
Designated Sites  
The site is in close proximity to Belfast Lough Special Protection Area (SPA) and Ramsar site and Outer Belfast Lough Area of Special 
Scientific Interest (ASSI). A sufficient buffer exists between the development and the designated sites.  
 

24/01/2018 NED: 
Designated Sites  
NED has considered the potential impacts of the proposal on the designated sites and finds that a suitable buffer exists between 
the proposed development and the designated sites. Therefore, NED has no concerns regarding the proposed development having 
a significant effect on the designated sites.  
 

22/03/2018 NIEA Marine:  
The boundary of the site is 90m from the HWM, marine environment and the designated site boundaries. Marine and Fisheries 
Division therefore consider that provided the development is confined to the red line boundary, there should be no impact on the 
marine site selection features of the designated sites in the area. In addition to designated sites marine mammals are afforded 
protection throughout their range through the following nature conservation legislation: 

 The Conservation (Natural Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended); and  

 The Wildlife (Northern Ireland) Order 1985 (as amended). 
Marine and Fisheries Division has considered the impacts of the proposal and on the basis of the information provided is content 
with the proposal with a condition and informatives.  
Condition  
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 the Department. Reason: To protect the integrity of the marine environment and Outer 
Belfast Lough ASSI, Belfast Lough SPA and Ramsar sites 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 
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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). 

Does the HRA outcome fully reflect 
this advice? 

Yes. 
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Addendum to LA06/2015/0848/F 

 

Proposal: New detached dwelling with double garage and boundary wall 

with all associated site works 

 

Location: Lands approximately 70m south of 48 Glen Road, Holywood 

BT18 OHB 

 

 

Addendum 

 

1. The application for the above proposal was presented to the Planning 

Committee as Item 4.5 on 5th September 2017.  The motion to grant permission, 

subject to conditions, was carried by the Committee. This resolution was 

reached following the presentation of the recommendation of the case officer, 

the presentation by the agent for the applicant and the presentation by the agent 

for the third party objector. 

 

2. Following the motion and resolution to grant planning permission by the 

Committee, and prior to the issue of the decision, a solicitor acting for the third 

party objector contacted the Planning Department to raise issue with the 

assessment of a number of matters material to the determination. The letters, 

received by the Planning Department on 8th September 2017 and 12th 

September 2017, are appended to this report and detailed consideration of the 

matters contained therein is provided below. 

 

Impact on natural heritage interests including bats 

 

3. The solicitor acting for the third party objector contends that the assessment of 

the planning application failed to properly consider the impact of the proposal 
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on bats. Bats are a European protected species, listed under Annex IV of the 

Habitats Directive, and must be subject to a system of strict protection. In order 

to ensure that the impact of the proposal on natural heritage interests, including 

protected species, is adequately addressed, a reassessment of the proposal 

under the relevant prevailing planning policy was conducted.  

 

4. Planning Policy Statement 2 (PPS2) Natural Heritage states that 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.    

 

5. The Department of Agriculture, Environment and Rural Affairs (DAERA) Natural 

Environment Division publication ‘NI Biodiversity Checklist’ is a ‘step by step’ 

tool which can be used by applicants and their agents to help identify if a 

development proposal is likely to adversely affect any biodiversity and natural 

heritage interests and whether further ecological assessments/surveys may be 

required. A Biodiversity Checklist and Bat Roost Potential Survey have been 

completed for the proposed site, on instruction of the applicant, by the Principal 

Ecological Consultant at Ayre Environmental Consulting and these documents 

are appended to this report. 

 

6. The Biodiversity Checklist identifies that the application site is within 100m of  

Belfast Lough Special Protection Area (SPA) and Ramsar Site, and Outer 

Belfast Lough Area of Special Scientific Interest (ASSI) which are of national 

and international importance, and are protected by the Habitats Regulations 

and the Wildlife (Northern Ireland) Order 1985 (as amended). In addition, the 

site is within 50m of the Ulster Folk and Transport Museum and Cultra Glen Site 

of Local Nature Conservation Importance, established under the Nature 

Conservation and Amenity Lands (Northern Ireland) Order 1985.   
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7. Shared Environmental Service has reviewed the potential impact of this 

proposal on Special Protection Areas, Special Areas of Conservation and 

Ramsar sites in accordance with the requirements of Regulation 43 (1) of the 

Conservation (Natural Habitats, etc.) Regulations (Northern Ireland) 1995 (as 

amended), and comments that the proposal would not be likely to have a 

significant effect on the features of any European site. DAERA’s Natural 

Environmental Division advises that a suitable buffer exists between the site 

and sensitive areas; therefore, there are no concerns regarding the potential for 

the proposed development to have a significant effect on designated sites. 

DAERA’s Marine and Fisheries Division has considered the potential impact of 

the proposal on the marine environment and offer no objection provided the 

development is confined to the redline boundary of the site.  

 

8. The Biodiversity Checklist includes a preliminary ecological assessment that 

identifies that the site is dominated by an artificial tennis court, comprising a 

periphery of vegetation, including non-native shrubs and juvenile, semi-mature 

and mature trees. The ecologist’s investigations failed to identify any evidence 

of setts or other activity associated with badgers within the site or immediate 

surrounding area.  The Bat Roost Potential Survey outlines that all existing trees 

were assessed as offering negligible suitability for roosting bats. In addition, the 

findings indicate that there will be no adverse impact on the existing foraging 

and community utility of the site, given that no trees are required to be felled to 

facilitate the proposal. No other field evidence was recorded to indicate the 

presence of other protected or priority species.   

 

9. Having reviewed the Biodiversity Checklist and Bat Roost Potential Survey 

DAERA’s Natural Environment Division expressed no concerns in relation to 

other natural heritage interests. However, it requests that an informative be 

added to any potential approval of the application to advise the applicant that 

vegetation clearance works should not be undertaken within the bird breeding 

season which extends from 1st March through to 31st August. 
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10. The public interest requires that all development is carried out in a way that 

would not cause demonstrable harm to interests of acknowledged importance, 

such as natural heritage. On the basis of site investigations and consultation 

responses from statutory bodies I am satisfied that the proposed development 

complies with the polices contained within PPS2 in that the proposal is not likely 

to have a significant effect on designated sites of international, national and 

local importance; or harm protected and priority species or other biodiversity 

and geological interests within the wider environment.  

 

  Draft Belfast Metropolitan Area Plan 

 

11. The adopted Belfast Metropolitan Area Plan (BMAP) 2015 has been quashed 

as a result of a judgment in the Court of Appeal delivered on 18th May 2017.  As 

a consequence of this, the North Down and Ards Area Plan 1984-1995 

(NDAAP) is now the statutory development plan for the area. A further 

consequence of the judgment is that draft BMAP published in 2004, is a material 

consideration in the determination of this application. Pursuant to the Ministerial 

Statement of June 2012, which accompanied the release of the Planning 

Appeals Commission’s Report on the BMAP Public Inquiry, a decision on a 

development proposal can be based on draft plan provisions that will not be 

changed as a result of the Commission’s recommendations.  

 

12. The site is situated within the proposed Marino, Cultra and Craigavad Area of 

Townscape Character (ATC).  The Planning Appeals Commission considered 

objections to the proposed ATC designation within its report on the BMAP public 

inquiry. The Commission recommended no change to the ATC. Therefore, it is 

likely, that if and when BMAP is lawfully adopted, a Marino, Cultra and 

Craigavad Area of Townscape Character designation will be included.  

Consequently, the proposed ATC designation in draft BMAP is a material 

consideration relevant to this application.  The Commission also considered 

objections to the general policy for the control of development in ATCs which is 

contained in draft BMAP.  It is recommended that the policy be deleted and that 
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a detailed character analysis be undertaken and a design guide produced for 

each individual ATC. It would be wrong to make any assumptions as to whether 

these recommendations will be reflected in any lawfully adopted BMAP or as to 

whether the text relating to the key features of the Marino, Cultra and Craigavad 

ATC will be repeated.  As of now, it is unclear how the area will be characterised 

in any lawfully adopted BMAP. 

 

13. The Addendum to Planning Policy Statement 6 (PPS6): Policy ATC2 states 

development proposals will only be permitted in an Area of Townscape 

Character where the development maintains or enhances its overall character 

and respects the built form of the area.  As it is not known how any lawfully 

adopted BMAP will describe the overall character of the area to be designated, 

it is not possible to assess the impact of the proposed development on that 

character.  However, recent decisions by the PAC have clarified that the impact 

of an application on a proposed ATC remains a material consideration and can 

be objectively assessed.   

 

14. I have had regard to the key features of the Marino, Cultra and Craigavad ATC 

identified in draft BMAP and consider the proposed development would not 

harm any of the features listed. Whilst late Victorian and Edwardian villas are a 

key feature of the proposed ATC, a number of more modern dwellings are found 

in the vicinity of the site and these buildings also now contribute to the character 

of this part of the proposed ATC.  The proposed two storey dwelling will be 

finished in redbrick.  The design and materials respect the historic character of 

properties immediately adjacent to the site. It is acknowledged that the 

proposed dwelling does not have as generous a plot as those dwellings south 

of the site; however, the plot size is similar and often larger than those dwellings 

immediately to the west of the site and the approved dwelling immediately to 

the north-west. While the proposed ATC contains thirty listed buildings and five 

listed demesnes, the site does not visually read with any of these listed 

properties. Mature roadside trees which are a key feature of this ATC are to be 
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retained. These trees will mitigate the visual impact of the proposal and help 

restrict public views of the new dwelling from the wider area.   

 

15. Members should note that the impact of the proposal on the proposed ATC is 

considered in further detail within the main Professional Development 

Management Report. 

 

16. As elucidated above, draft BMAP is a material consideration relevant to this 

application. However, in this context, it is important to clarify that additional 

material weight is not being afforded to the Department’s consideration of PAC 

recommendations contained in the BMAP Adoption Statement.  This position 

supersedes any reference to the BMAP Adoption Statement in the main 

Professional Development Management Report.  

 

 Existing adjacent development 

 

17. It is the contention of the solicitor acting for the third party objector that the site 

description section of the main report erroneously refers to the property to the 

rear of No. 42, and to the north-west of the site as a ‘garage building’. The 

subsequent section of the report identifies the relevant planning history and 

states that planning permission was granted on 19th March 2015 to convert this 

detached garage to a single dwelling under Ref: W/2014/0375/F. The main 

body of the original report makes it clear that the garage for No.42 has extant 

planning permission for conversion to a dwelling.  During a recent site visit it 

was noted that alterations to the exterior have not yet been carried out in 

accordance with the extant approval. It is nevertheless the closest property to 

the application site; consequently, any potential impact on the residential 

amenity of future occupants is a material planning consideration relevant to the 

determination of this application. 

 

18. Planning Policy Statement 7: Policy QD1 states that all proposals for residential 

development will be expected to conform to a number of specified criteria. 
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Criterion (h) requires that the design and layout will not create conflict with 

adjacent land uses and that there is no unacceptable adverse effect on existing 

or proposed properties in terms of overlooking, loss of light, overshadowing, 

noise or other disturbance. The main Professional Development Management 

Report states that the location of the proposed dwelling, separation distances 

between it and existing dwellings, and the orientation of windows would ensure 

there is no overlooking, loss of light, overshadowing or other adverse impact on 

neighbouring properties.  I can clarify that this assessment is also relevant to 

the adjacent building that has extant planning permission for conversion to a 

dwelling.  

 

19. Guidance included in ‘Creating Places’ states that ‘where development abuts 

the private garden areas of existing properties, a separation distance of greater 

than 20m will generally be appropriate to minimise overlooking, with a minimum 

of around 10m between the rear of new houses and the common boundary’. 

The proposed dwelling will not abut the private garden area of the adjacent 

building with planning permission for conversion to a dwelling. A separation 

distance of approximately 23m will be provided between the proposed dwelling 

and the approved dwelling and approximately 10m between the upper floor 

windows of the approved dwelling and the private amenity space for the 

proposed dwelling. Therefore, it is considered that the degree of overlooking 

between the proposed dwelling and the adjacent approved dwelling would not 

result in any unacceptable adverse impact.  An approximately 2.5m high 

existing redbrick wall beyond the north-west boundary of the site will help further 

restrict potential overlooking between the proposed dwelling and adjacent 

properties. The upper floor windows of the approved dwelling will not directly 

face the private amenity space of the proposal. The proposed dwelling has a 

number of first floor windows but these windows will not directly oppose any of 

the first floor windows of the approved dwelling and this would also help to 

ensure that no direct overlooking will occur. Additionally, it is the professional 

planning judgement that the separation distance provided is sufficient to ensure 

the proposal would not result in any unacceptable adverse impact on the 
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approved dwelling in terms of loss of light, overshadowing, dominance or other 

disturbance.  

 

Intensification of site 

 

20. PPS 7 Policy QD1 states that in the primary residential parts of designated 

Areas of Townscape Character proposals involving intensification of site usage 

or site coverage will only be permitted in exceptional circumstances. Para 4.10 

of the justification and amplification section of the policy lists the exceptional 

circumstances as follows: 

 

(a) An extension in keeping with the scale and character of the dwelling and its 

surroundings; 

(b) The sympathetic conversion of a large dwelling in appropriate locations to 

smaller units; 

(c) The development of a significant gap site within an otherwise substantial and 

continuously built up frontage provided this would be of a density and character 

prevailing in the area.  

 

17. As previously stated the proposed ATC designation in draft BMAP is a material 

consideration relevant to the determination of this application. The main 

Professional Development Management Report acknowledges that the new 

dwelling would result in intensification of use of the site.  It states that the 

proposal would represent the development of a significant gap site within an 

otherwise substantial and continuously built up frontage and that the density 

and character of the proposal are in-keeping with those prevailing in the area.  

Notwithstanding third party concerns regarding the presence of No.44 and 

No.46 and the approved dwelling to the rear of the site, it is the professional 

planning judgement that the site visually reads as a gap site on the ground. The 

dwellings to the south of the site all present a similar frontage to Glen Road and 

are clearly visible along this route. To the north of the application site, No.42 

Glen Road while set back from this building line, is also readily discernible from 
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the road. In contrast, only a glimpse view of the upper portion of No.44 and 

No.46, to the immediate rear of the application site, is evident from the road.  

Similarly, only a brief view of the upper portion of the adjacent garage, approved 

for conversion, to the north west of the application site, is apparent. As buildings 

to the rear of the application site are set well back from Glen Road, and views 

of these buildings are largely restricted from this route, the site appears as a 

gap site within an otherwise substantial and built up frontage. 

 

18. The overarching aim of the policy is that there should be no harm to the 

character and appearance of a designated ATC. The site is an existing tennis 

court within the curtilage of No.48 Glen Road but is visually detached from this 

building through strongly formed boundary features.  The proposal will not 

therefore result in the removal a soft landscaped front garden area. Mature 

roadside trees, a key feature of the proposed ATC identified in draft BMAP, will 

be retained and protected during construction. As discussed in detail in the main 

Development Management Report the proposed plot size, layout, design and 

materials reflect those found within the area. It is therefore considered that the 

proposed development will cause no harm to the proposed ATC and that this 

matter should be afforded significant weight in the determination of the 

application. 

 

Conclusion 

 

19. The proposal has been reassessed having regard to the development plan and 

all other material considerations including relevant planning policies, the views 

of bodies with environmental responsibilities and third party representations. 

On the basis of the information above I consider that the opinion to approve the 

application should remain unchanged.  The proposal would not result in any 

unacceptable adverse impacts on neighbouring properties and will cause no 

harm to the proposed ATC. None of the statutory consultees has raised any 

objections to the proposal and I am satisfied that the proposal is not likely to 
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have a significant effect on designated sensitive sites or cause harm to other 

natural heritage interests including bats. Having weighed all the material 

planning considerations it is recommended that this application proceed by way 

of an approval of planning permission subject to conditions as amended below. 

 

Conditions 

 

1. As required by Section 61 of the Planning Act (Northern Ireland) 2011, the 

development hereby permitted shall be begun before the expiration of 5 years 

from the date of this permission. 

 

Reason: Time Limit. 

 

2. Prior to the commencement of development a landscaping plan shall be 

submitted to and approved in writing by the Council. The landscaping plan shall 

include details of the site preparation, planting methods, medium and additives 

together with the species, size and time of planting, presentation, location, 

spacing and numbers of all trees and shrubs to be planted and the proposed 

time of planting. The landscaping shall be completed in the first available 

planting season following the occupation of the dwellings. 

 

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

standard of landscape. 

 

3. Existing trees within the blue line boundary of the site indicated on Drawing No. 

03B bearing the date stamp 19th May 2017 shall be retained in accordance with 

the details shown on Drawing No.04A bearing the date stamp 19th May 2017. 

 

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

standard of landscape. 
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4. The erection of protective fencing shall be undertaken in accordance with 

Drawing No. 04A bearing the date stamp 19th May 2017 and British Standard 

5837:2012 before any equipment, machinery or materials are brought on to the 

site for the purposes of the development, and shall be maintained until all 

equipment, machinery and surplus materials have been removed from the site. 

Nothing shall be stored or placed in any area fenced in accordance with this 

condition and the ground levels within those areas shall not be altered, nor shall 

any excavation be made or any other works carried out, or fires lit without the 

written consent of the Council. 

 

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

standard of landscape. 

 

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. 

 

6. 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 be topped or lopped other than in accordance 

with the approved plans and particulars, without the written approval of the 

Council. Any arboricultural work or tree surgery approved shall be carried out 

in accordance with British Standard 3998:2010. 
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 Reason: To ensure the continuity of amenity afforded by existing trees. 

 

7. If any retained tree is removed, uprooted or destroyed or dies within 3 years 

from the date of the occupation of the building for its permitted use another tree 

or trees shall be planted at the same place and (that / those) tree(s) shall be of 

such size and species and shall be planted at such time as may be specified 

by the Council. 

 

 Reason: To ensure the continuity of amenity afforded by existing trees. 

 

8. The cellular confinement surface shall be constructed in the areas hatched blue 

on Drawing 04A bearing the date stamp 19th May 2017, prior to the occupation 

of the dwelling hereby permitted. The construction of the cellular confinement 

surface shall be undertaken in accordance with the details shown on Drawing 

No. 04A bearing the date stamp 19th May 2017 and British Standard 

5837:2012. 

  

 Reason: To ensure the safe retention of the existing protected trees. 

 

9. No development shall commence until the details of the position of any utility 

apparatus associated with the development including foul and storm sewers 

and a construction method statement for same, have been submitted to and 

agreed in writing with the Council. The development shall be carried out in 

accordance with the approved details. 

 

  Reason: To ensure that construction is carried out without causing root damage 

to existing trees. 











Extract from Minutes of Planning Committee on 05 September 2017 
 
Present:  
 
In the Chair:  Alderman Fletcher   
  
Aldermen:  Carson    Henry  

Gibson   Keery  
   Graham    McDowell  
         
Councillors:  Barry    McIlveen 

Cathcart    Thompson  
Dunne    Walker  
    

Apologies for inability to attend were received from Alderman Girvan and Councillor 
Smart. 
 
 
Having previously declared an interest in Item 4.5, Councillor Barry withdrew from 
the meeting at this stage – 7.54pm. 
 
4.1 LA06/2015/0848/F – The lands within the curtilage of 48 Glen Road, 

Craigavad, Holywood, BT18 0HB 
 
PREVIOUSLY CIRCULATED:-  Copy documentation (Appendix V). 
 

▪ DEA:  Holywood & Clandeboye 
▪ Committee Interest:  A delegated application called-in by Planning 

Committee 
▪ Proposal:  Proposed new detached dwelling with double garage and 

boundary wall with all associated site work 
▪ Site Location:  The lands within the curtilage of 48 Glen Road, Craigavad, 

Holywood, BT18 0HB 
▪ Recommendation:  Grant Planning Permission 

 
The Senior Professional and Technical Officer detailed that the proposal was for a 
new detached dwelling with double garage and boundary wall located on lands 
within the curtilage of 48 Glen Road, Craigavad, Holywood.  She advised that 5 
representations had been received from one address and the recommendation was 
to grant planning permission.  The extract from the plan showed the location of the 
site within Marino, Cultra and Craigavad ATC designated in both Draft BMAP and 
the Adopted plan now quashed.  The adjacent image showed the location of the site 
and the proposed layout.  The Planning Department had given careful consideration 
to the impact of that proposal on the character of the area and the overall 
appearance of the proposed ATC. 
 
The site comprised an existing tennis court covered in astroturf and surrounded by 
mesh wire fencing and floodlighting poles. The area consisted of a number of large 
one and a half to three storey detached dwellings. The proposed dwelling was two 
storey with a single storey attached double garage. The walls were to be finished 



with red brick which would match the adjacent buildings.  Whilst the proposal did not 
occupy as large a plot as those dwellings with deep plots to the south, it did have a 
plot similar in size and in some cases larger than those dwellings immediately to the 
west and the approved dwelling immediately to the north-west. Therefore the 
proposed density was not significantly higher than that found within the established 
residential area. Whilst the existing dwellings to the south presented a similar 
building line to Glen Road there was no set building line along the northern part of 
the Glen Road where the proposed site was located.  The Planning Department was 
therefore content that the proposed layout was acceptable and that the scale, 
massing and design reflected that already found within the area. 
 
The site was set back slightly off Glen Road and was well enclosed.  It was bound to 
the north-west by an existing 2.5m high red brick wall and a cluster of trees were 
located between the site and Glen Road. Any public views of the site would be 
extremely limited and would be extensively filtered through existing mature trees. It 
was considered that the proposal would not therefore cause harm to the overall 
appearance of the proposed ATC.  The location of the proposed dwelling, separation 
distances between it and the existing dwellings and the orientation of windows would 
ensure there was no overlooking, loss of light, overshadowing or other adverse 
impact on neighbouring properties. 
 
The proposal provided 4 in-curtilage parking spaces as well as a large area 
(250sqm) of private amenity space which exceeded the standards recommended in 
planning guidance.  The proposed floor plans and elevations indicated the scale of 
the 2 storey dwelling proposed.  Transport NI had been consulted with regards to the 
access and had no objection to the proposal. 
 
The tree constraints and protection plan which, together with a tree survey report, 
had been submitted in support of the application.  Conditions would be added to any 
potential approval of that application to retain trees and to ensure their protection 
through fencing during the construction stage.  In addition to those conditions listed 
in the report a further condition would be added to any potential approval to ensure 
that there would be no change in the ground level within the root protection area of 
the trees. 
 
The officer had completed a biodiversity checklist and placed it on the file prior to 
making a recommendation.  It was considered that the proposal had low potential to 
impact species protected by law. The Council’s Biodiversity officer had reviewed the 
application and had confirmed that she did not foresee any significant biodiversity 
related issues with this application.  The proposed development was positioned 
within the footprint of an existing tennis court and would not involve the removal of 
any natural feature/s within the application boundary.   
 
It was therefore concluded, having weighed all the material planning considerations, 
to recommend the granting of planning permission. 
 
At this stage in the meeting, the Chairman invited Mr Ryan McBirney (Strategic 
Planning) to address the Committee. 
 



Mr McBirney thanked Members for the opportunity to address the Committee and 
advised that he was speaking on behalf of Mr and Mrs Hector Lester who were 
objecting to the development.  The couple currently resided at No.42 Glen Road 
which was adjacent to and overlooked the site.   Mr and Mrs Lester had submitted a 
number of objections to date and their concerns remained.  Their primary concerns 
were that the site was in an Area of Townscape Character and that there were a 
number of protected species in and around the site and that the Council had not 
considered the implications of those factors. 
 
Continuing, Mr McBirney stated that Mr and Mrs Lester believed that bats were likely 
to exist in the area and in fact they had been observed by the couple.  The couple 
were concerned that no consideration had been given to biodiversity in the area and 
they had suggested that a bat survey had not been undertaken at all.  Mr McBirney 
stressed that the application had to be deferred to allow for that to be done and he 
suggested that it would be potentially unlawful to grant planning permission that night 
without that being done. Mr McBirney made reference to Standing Advice Note 15   
 “Bats advice for planning officers and applicants seeking planning permission for 
land which may affect bats “APRIL 2017” DAERA Planning and Environment. He 
stated that this had not been considered within the Case Officers report and in order 
to comply, a survey should have been undertaken when there was a reasonable 
likelihood of a protected species. The application should be deferred to determine 
what bats were present, how the development would impact on the species. 
 
Mr McBirney also advised that the North Down and Ards Area Plan 1984-1995 
included a plot size policy. The plot size of this application is at odds with this policy. 
The SPPS, PPS7 and PPS 6 required development to either retain or enhance the 
Area of Townscape Character.  Dunratho House was the original house and this 
proposal would jar with the historic area of the ATC.  
 
Furthermore, he stated that Mr and Mrs Lester were adamant that they had not been 
kept up to date with the progress of the application.   
 
At this stage in the meeting, the Chairman invited Mr David Donaldson (Donaldson 
Planning) to address the Committee. 
 
Mr Donaldson thanked Members for the opportunity to address the Committee.  He 
welcomed the comprehensive report prepared by Council officers and he supported 
the recommendation to approve the application.  He stated that the application site 
was currently a tennis court which was detached from the applicant’s dwelling at no. 
48.  It did not form part of the garden area for the house and it was no longer 
required to provide an amenity for the occupants.  The proposal was consistent with 
the old North Down and Ards Area Plan 1984-1995.  Whilst it was within the 0.4ha 
plot size policy area, the Plan did allow for exceptions.  The officer’s report had 
articulated why that proposal met the policy requirements.  The application was also 
consistent with BMAP – BMAP had been quashed so the ATC designation now 
reverted to a draft designation.  That meant that the policies in PPS6 Addendum did 
not specifically apply.  Nevertheless, as noted by the planning officer, respect for 
local character remained a key consideration. 
 



Continuing he stated that that part of Glen Road had a more diverse character than 
other stretches. That stretch of road had a different character, there was a range of 
plot sizes locally. In particular, there was the large dwelling at Dunratho which had 
no.48 and an approved dwelling on the seaward side of it.  To its rear was a garage 
for which residential conversion had been granted to the objector in 2014 and to the 
rear of the application site (about 100m back from Glen Road) were no’s 44 and 46; 
those both sat on plots about half the size of the application site. 
 
As noted, the objector had obtained permission to convert his garage, surrounded by 
a site of 0.1 hectare.  In that application, the objector’s consultants had noted that 
“Plots falling well below the 0.4ha plot size are a typical feature of this part of the 
ATC” and that “The proposed plot size of the garage conversion (0.1ha) follows 
similar plot grains in the ATC and is larger than other plots e.g. no. 46 at 0.07ha.”  
Now they presented a case that this proposal (which on a site of 0.14ha was some 
40% larger than the garage conversion and twice that of no’s 44 and 46) was 
somehow incompatible with character.  That did seem to be a case where it was 
acceptable for the objector to develop a dwelling but not the applicant. 
 
In conclusion, Mr Donaldson stated that the objections could not be sustained.  The 
granting of permission there complied with policy and was consistent with the 
approval granted to the objector for the garage conversion.  There were no soundly 
based reasons to withhold planning permission.  
 
Referring to biodiversity the Senior Professional and Technical Officer advised that a 
biodiversity checklist had been completed by officers and a copy was held on file.   
She advised that there needed to be a reasonable potential for a protected species 
and it was clear that any potential was minimal, therefore there was no need for a 
survey. That was consistent with the prior approval. 
 
NIEA referred Planning authorities to the Biodiversity checklist, that had been 
considered to be low impact and the Council’s Biodiversity Officer did not foresee 
any biodiversity issue. There was no removal of natural environment and the site 
was currently a tennis court with floodlighting. 
 
The North Down and Ards Area Plan 1984-95 plot size policy was not included in 
BMAP. The PAC considered it was not necessary for this policy to be retained. 
Nevertheless, the North Down and Ards Area Plan did allow exceptions and the plot 
size was acceptable with those in the neighbouring area.  
 
She confirmed that it was the view of planning that this development would have no 
detriment to the character of the area. 
 
RESOLVED, on the proposal of Alderman Keery, seconded by Alderman 
Graham, that planning permission be granted.  
 



Extract from Minutes of Planning Committee on 10 April 2018 
 
PRESENT: 
  
In the Chair:  Alderman Fletcher   
  
Aldermen:  Carson Keery  
   Graham Henry 
   Gibson McDowell 
   Girvan   
         
Councillors:  Cathcart   Smart  

Dunne   Thompson  
   Hunter   Walker  
   McIlveen    
 
4.1 LA06/2015/0848/F – 48 Glen Road, Craigavad  
 
PREVIOUSLY CIRCULATED:- Copy documentation and addendums (Appendix I).  
 
DEA: Holywood and Clandeboye  
Committee Interest: Called in by Member of Planning Committee   
Proposal: New detached dwelling with double garage and boundary wall with all 
associated site work 
Site Location: 48 Glen Road, Craigavad  
Recommendation: Grant Planning Permission  
 
The Senior Professional and Technical Officer (C Rodgers) advised that the 
application was previously presented to the Planning Committee on 5th September 
2017.  At that meeting the members voted to approve the application in line with the 
officer’s recommendation. Following the September meeting and prior to the issue of 
the decision, additional letters were submitted on behalf of the objector.  A 
Biodiversity checklist and bat roost potential survey was also submitted to address 
those third party concerns raised after the September meeting.  An addendum 
detailing those issues, and indeed a further addendum had been prepared following 
late items raised by the objector regarding drainage after the schedule was 
published and the application was now being brought back to the Planning 
Committee for determination. 
  
Slides were shown detailing the location of the site within the proposed Marino, 
Cultra and Craigavad ATC (dBMAP), an aerial view of the site and surrounding area. 
The site comprised an existing tennis court covered in astroturf and was surrounded 
by mesh wire fencing and floodlighting poles. The area consisted of a number of 
large 1 ½ to 3 storey detached dwellings. The proposed dwelling was two storey. A 
further slide showed the site layout and elevations.  The proposed design and 
redbrick material respects the historic character of properties immediately adjacent to 
the site. 
 
The Officer drew Members to photographs taken from the western boundary of the 
site and from the eastern boundary. Also photographs showing a view towards the 



site from the access point at Glen Road and the recently constructed 3 storey 
dwelling opposite.  
 
The proposed dwelling had a plot which in similar in size and in some cases larger 
than those dwellings immediately to the west and the approved dwelling immediately 
to the north-west. Therefore, the proposed density was not significantly higher than 
that found within the established residential area. Whilst the existing dwellings to the 
south present a similar building line to Glen Road there was no set building line along 
the northern part of Glen Road where the proposed site was located.  
 
Regard had been had to the key features of the Marino, Cultra and Craigavad ATC 
identified in draft BMAP and it was considered that the proposed development would 
not harm any of the features listed. Mature roadside trees which are a key feature of 
this ATC are to be retained. Those trees help restrict public views of the new dwelling 
from the wider area.  Conditions would be added to any potential approval of the 
application to retain trees and to ensure their protection during construction.  
 
PPS 7 Policy QD1 stated that in the primarily residential parts of designated ATCs 
proposals involving intensification of site usage or site coverage will only be 
permitted in exceptional circumstances. One of those was the development of a 
significant gap site within an otherwise substantial and continuously built up frontage 
provided this would be of a density and character prevailing in the area. 
Notwithstanding third party concerns regarding the presence of buildings to the rear 
of the site, the professional planning judgement was that this site visually reads as a 
gap site on the ground and that the density and character of the proposal is in 
keeping with the area. 
 
Due to the separation distances provided, and the orientation and position of 
proposed windows, the proposal would not result in an unacceptable adverse impact 
on the existing residential amenity of adjacent properties. That was also the case for 
the adjacent building with extant planning permission for conversion to a dwelling.   
 
The proposal provided four in-curtilage parking spaces as well as a large area 
(250sqm) of private amenity space. 
 
A Biodiversity Checklist and Bat Roost Potential Survey had been completed for the 
proposed site. Shared Environmental Service, DAERA’s Natural Environment 
Division and DAERA’s Marine Division had been consulted and provide no objection 
to the proposal. Therefore, it was considered that the proposal was not likely to have 
a significant effect on designated sites; or harm protected and priority species or 
other natural heritage interests within the wider environment. In addition to the 
conditions listed in the first addendum it was also propose an additional condition to 
state that all construction activity shall be confined within site boundaries, and the 
boundary of designated areas shall not be disturbed in any way. 
 
To conclude, having weighed all material planning considerations and fully 
considered third party concerns it was considered that that the application should 
proceed by way of an approval of planning permission.   
 



Councillor Cathcart sought clarity that those that had been absent at the last meeting 
were able to vote on the application. The Head of Planning advised that as new 
material had been raised post that meeting, the application was being heard afresh, 
meaning all members could take part.  
 
The Chairman invited Mr Andrew Ryan (TLT Solictors) to come forward to speak 
against the recommendation to grant planning permission on behalf of the objector.  
Mr Ryan explained that he was a partner at TLT solicitors, specialising in planning 
law.  He was speaking on behalf of Mr and Mrs Lester, objectors to the proposal and 
residents of the adjacent property directly facing the application site at 42 Glen 
Road.  
 
Mr Ryan wished to highlight that following earlier submissions he was of the opinion 
that the application had not been properly or lawfully considered under the Habitats 
Regulations which implement the strict requirements of the EU Habitats Directive. 
Those required the Council to be satisfied on the basis of clear, accurate information 
that the application would not have any adverse impact on the EU protected site of 
Belfast Lough Special Protection Area. In order to make this assessment, the 
Council must fully understand the potential risks that may arise from site drainage 
both during and after construction and in combination with other development. The 
applicant had provided extremely limited information on how or where the site would 
connect to mains sewers and Shared Environmental Service's assessment that there 
was no risk was based on assumptions rather than any detail. Given the site's 
proximity to Belfast Lough it was remarkable that the assessment had not been 
approached with more rigour. The key legal issue was not whether ultimately the site 
would have an impact, but that a clear and rigorous process must be undertaken to 
reach that decision. Without properly understanding of the potential for any adverse 
effects as a result of site drainage or whether the site could connect to a mains 
sewer, the Council's assessment was legally flawed and open to challenge.  
 
Mr Ryan also noted that there had been no assessment of Japanese Knotweed - 
which it was unlawful to plant or grow – despite there being growth of the invasive 
species on nearby land. Those two further issues, recently identified show that the 
application had not been fully considered with the necessary rigour.  
 
In earlier correspondence, Mr Ryan had raised a number of issues which the Case 
Officer had sought to address in the revised report to the Committee. The Case 
Officer had emphasised in particular that the acceptability of the proposal in relation 
to its surroundings with reference to the relevant policy was a matter of planning 
judgment. He did not disagree with that approach in principle, but felt the Committee 
must bear in mind that if that was a matter of judgment as to how the application 
complied with policy, then it was open to the Committee Members to reach an 
alternative view based upon the actual proposal on the ground. That was a complex 
case, borne out by the substantial objections that had been lodged and the detailed 
consideration that had been required. It was a finely balanced judgment. Mr Ryan 
asked the Committee to consider the degree of overlooking on the objector's 
property – the new property faced the Lester's house directly and would hugely 
impact on privacy; that had simply not been considered. Mr Ryan requested that the 
application was deferred for a site visit to properly understand the proposal and its 
context. 



 
Furthermore, critical to the issue was the legal point that had been raised regarding 
the consideration of the application under draft BMAP. The Case Officer had gone to 
some length to attempt to deal with the matter, however Mr Ryan felt that the key 
issue had been entirely missed. Whilst there was much discussion over the status of 
the plan and what may happen in the future, the fundamental point for the Members 
to consider was at that time was that the most up to date and relevant policy was 
contained in the draft BMAP - and under the Planning Act that must be given 
material weight.  
 
The policy was set out in Designation HD12 for the Marino, Cultra and Craigavad 
Area of Townscape Character. That listed a number of key features which must be 
taken into account along with specific Key Design Criteria listed under Policy UE3 on 
Areas of Townscape Character. Those had not been referenced at all in either the 
latest Case Officer's report or the main Professional Development management 
report.  
 
In particular, the designation notes that "the historic character and appearance of 
Marino, Cultra and Craigavad was vulnerable to the demand for still more 
development". It required the following key design criteria to be considered that were 
directly relevant; 
 

- The size, plot ratio and ratio of footprint to open space in new 
developments shall be compatible with those of the historic character and 
appearance in the immediate neighbourhood; and 

- All new or replacement structures on a site shall be located so that the 
relationship between the existing buildings and the site boundary was 
retained.  

- Development shall not include removal of front garden areas and/or 
traditional front boundaries. 
 

The failure to reference those design criteria and properly apply draft BMAP policy 
was a significant flaw and the application must be reconsidered in light of that.  
 
Mr Ryan re-emphasised the proposal was incompatible with the character of the 
surrounding area and properties. He felt the application should be refused or at the 
very least deferred to allow members to visit the site.  
 
The Chairman questioned the proximity of the Japanese Knotweed to the 
development. In response Mr Ryan highlighted that he believed it to be on the area 
of rough ground beside the coastal path however no-one had explored the matter.  
 
The Chairman then invited Mr Donaldson (Agent – Donaldson Planning) to come 
forward. Mr Donaldson was speaking for the recommendation to approve.  
 
Mr Donaldson highlighted that the application had been in the system since 
November 2015 and considered by Committee in September 2017. Since that 
meeting a new objection had been forthcoming in respect of bats, in that the 
application failed to properly consider the impact the proposal had on bats. Mr 
Donaldson advised that objection had been followed up with a solicitors letter, the 



matter highlighted had been investigated and there was no impact identified. The 
proposal had been signed off by the NIEA and Shared Environmental Service.  
Furthermore, late concerns had been lodged in respect of Japanese Knotweed and 
drainage. In terms of the knotweed, that was next to the coastal path and there was 
no suggestion that the weed was present on the development site.  In terms of the 
drainage, Mr Donaldson stated that the proposal was for a single dwelling and the 
water could be adequately serviced by the existing mains. He highlighted that the 
objectors had recently converted their garage to a dwelling which was also serviced 
by existing mains. The storm arrangements had been considered by NI Water who 
were satisfied. Mr Donaldson expressed his disappointment that an application for a 
single house had been in the planning system for 30 months and all matters 
addressed and therefore requested endorsement of the application.   
 
Alderman Girvan sought assurances that the concerns in respect of overlooking and 
privacy had been considered. In response Mr Donaldson stated that the dwelling 
would be 1 ½ storeys and had been carefully designed with no overlooking windows.  
The separation distances were adequate and he did not believe there was a privacy 
issue as there were other houses nearby. Mr Donaldson stated that the concerns 
expressed had been thoroughly considered by Officers. The area was developed 
and was not uniformed with dwellings sitting at different angles. The proposed 
dwelling had been designed thoroughly by an experienced architect.  
 
The Senior Professional and Technical Officer confirmed that the issues and 
concerns had been given careful consideration. The proposal would provide 
adequate separation distances in-line with Creating Places guidance.  The design, 
orientation and positioning of the proposed dwelling would not result in an 
unacceptable level of overlooking or have a negative impact.   
 
Councillor McIlveen raised questions regarding the habitats issue at Belfast Lough.  
The Officer advised that the objection had been sent to the Shared Environmental 
Service (SES) and NI Water for their assessment.  SES had considered that the 
proposal could not have any conceivable effect on the selection features, 
conservation objectives or status of any European site i.e. Belfast Lough, as a 
sufficient buffer existed between the proposal and the designated sites therefore any 
impacts during construction were considered unlikely. NI Water had confirmed 
availability to a foul sewer to serve the proposal. The surface water (rainwater) runoff 
from the domestic property was considered to be ‘clean’ water and its disposal to the 
watercourse would not likely have a significant effect on the designated sites. The 
Senior Professional and Technical Officer stated that the matter had been fully 
considered.  
 
Councillor McIlveen also raised questions regarding the Japanese Knotweed.  The 
Officer stated that it was alleged that the plant was found in rough ground north of 
the application site. Therefore, the plant was not on the application site.  Councillor 
McIlveen questioned if a condition could be placed on the application to ensure steps 
were taken to address the knotweed. The Senior Professional and Technical Officer 
explained that there was no existence of a form of alien species on the development 
site and therefore was not a material planning consideration.  
 



The Head of Planning stated that it was not in fact an offence to grow Japanese 
Knotweed, however if was an offence for a developer to knowingly allow its spread 
or not to dispose of it to a regulated waste facility.  A condition could not be placed 
on the application as there was no evidence to show the knotweed was there and 
the suggested location was not on the development site.  
 
RESOLVED, on the proposal of Councillor Walker, seconded by Alderman 
Graham, that planning approval be granted.  
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ITEM 5  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 02 April 2019 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 19 March 2019 

File Reference       

Legislation The Planning Act (NI) 2011 

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject  Update on Planning Appeals 

Attachments Item 5a - 2018/A0120 - McCullough 

Item 5b - 2017/E0049 - Howell 

Item 5c - 2015/E0047 - Howell  

 
Decisions 
 
1. The following appeal was dismissed on 11 March 2019. 
 
 

Appeal Reference 2018/A0120 

Application Reference LA06/2018/0214/A 

Appeal by Mr David McCullough 

Subject of Appeal Refusal of advertising consent for Replacement section 
of signage to be a digital illuminated board with moving 
image text, fixed directly to the existing painted timber 
sign board 

Location Nos. 19-21 Bridge Street, Bangor 

 
2. The Council had refused advertising consent on 4 July 2018 for three reasons: 
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i. The proposal is contrary to Policy AD 1 Amenity and Public Safety of PPS 17: 
Control of Outdoor Advertisements, in that it does not respect the amenity of 
the area by reason of its general appearance, dominant siting, scale and use 
of non-traditional materials of the signage in relation to the scale and 
characteristics of the surrounding area; 
 

ii. The proposal is contrary to Policy BH Development affecting the Setting of a 
Listed Building of PPS 6: Planning, Archaeology and the Built Heritage and 
para 6.12 of the SPPS, in that an electronic sign of this nature detracts from, 
and does not respect the character and the setting of two nearby listed 
buildings; and 
 

iii. The proposal is contrary to Policy ATC 3 – The Control of Advertisements in 
an Area of Townscape Character of the addendum to PPS 6: Areas of 
Townscape Character in that an electronic sign of this nature detracts from, 
and does not respect the character and appearance of the host building and 
surrounding area due to the design, scale and the non-traditional materials 
utilised, with the signage having a significant impact on the street scene. 

 
3. The Commissioner upheld the first two of the Council’s reasons dismissing the 

appellant’s arguments regarding the viability of his business and continued 
investment in his home town as being insufficient to outweigh the harm to visual 
amenity and the setting of the listed building.  She further dismissed his argument 
regarding the illumination of the McKee clock as being on all fours with the appeal. 
 

4. The PAC issued decisions on the following two appeals which were latterly heard 
concurrently on 15 August 2018.   

 
5. One concerned an appeal against the Council’s part refusal of a Certificate of 

Lawfulness for a livery use, and the other an appeal against an Enforcement 
Notice for an alleged unauthorised dwelling, both at the same site. 

 

Appeal Reference 2017/E0049 

Application Reference LA06/2017/1354/LDE 

Appeal by Mr & Mrs Gary Howell 

Subject of Appeal The refusal in part of an application for a Certificate of 
Lawfulness of Existing Use or Development for the 
following: 
Livery Business – includes 12no. stables over 5 
structures, tack room and sand exercising paddock 

Location Glenairley Stables, 283 Killaughey Road, Donaghadee 

 

Appeal Reference 2015/E0047 

Application Reference X/2014/0065/CA 

Appeal by Mr & Mrs Gary Howell 

Subject of Appeal Alleged unauthorised dwelling 

Location Land at 283 Killaughey Road, Donaghadee  

 
6. On 22 January 2016 the Council served an Enforcement Notice on an 

unauthorised dwelling at 283 Killaughey Road which had been constructed 
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without planning permission.  The Notice was appealed with the grounds of 
appeal including ground (a) ‘deemed application’ for the dwelling as built.  The 
PAC issued its decision on this appeal on 27 July 2017, granting the dwelling 
under Policy CTY 6 of PPS 21 under ‘domestic and personal circumstances; 
however, the Council successfully challenged this decision through the High Court 
which resulted in the decision being quashed on 11 September 2017 and remitted 
to the Commission for redetermination. 

 
7. Prior to the decision being retaken, the appellant submitted a Certificate of 

Lawfulness to the Council seeking to establish that an alleged livery yard at the 
site had resulted in a material change of use of the land existing more than five 
years.  The basis of this application was to establish the lawfulness of this 
equestrian use to gain policy support for the unauthorised dwelling referred to 
above under Policy CTY 10 of PPS 21: Dwellings on a Farm. 

 
8. The Council determined the application and certified as lawful development a 

number of the buildings and sand school, and use of the land and buildings to 
keep horses for recreational equestrian use including livery use as an ancillary 
use, on 24 January 2018.  This decision was then appealed, and heard 
concurrently with the Enforcement Notice appeal on 15 August 2018. 

 
9. The Commissioner found that the livery business had been established and has 

been in continuous operation for more than 5 years, and at least 6 years, 
therefore meeting criterion (a) of Policy CTY 10 of PPS 21: Dwellings on a Farm.  
In granting the Certificate of Lawfulness in this regard, the ground (a) ‘deemed 
application’ ground of appeal in relation to the Enforcement Appeal was then 
considered to comply with the relevant policies in PPS 21 and thus the 
unauthorised dwelling was granted approval.  As such the Enforcement Notice 
was quashed.  

 
 
 
New Appeals 
 
10. The following appeal was lodged on 5 March 2019. 
 

Appeal Reference 2018/A0232 

Application Reference LA06/2017/0491/F 

Appeal by Mr Eric McVea 

Subject of Appeal Refusal of retrospective agricultural shed for the 
purpose of indoor cattle wintering 

Location Land approximately 30m west of No. 4 Ballyblack Road 
East, Newtownards 

 
11. The Council refused this application on 7 November 2018 for a number of 

reasons including Policies CTY 8, 12 and 13 of PPS 21: Sustainable 
Development in the Countryside. 
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Details of appeal decisions, new appeals and scheduled hearings can be viewed 
at www.pacni.gov.uk. 
 
Recommendation: That members note the content of this report. 
 

http://www.pacni.gov.uk/
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Appeal Reference: 2018/A0120 
Appeal by: Mr David Mc Cullough 
Appeal against: Refusal of Consent to Display an Advertisement  
Proposed Development: Replacement section of signage to be digital illuminated 

board with moving image text, fixed directly onto the existing 
painted timber sign board 

Location: Nos. 19-21 Bridge Street Bangor.  
Planning Authority:         Ards and North Down Borough Council      
Application Reference:  LA06/2018/0214/A 
Procedure: Written Representations and Accompanied Site Visit on 19th 

February 2019.  
Decision by: Commissioner Helen Fitzsimons on 11th March 2019     
 

 
 
Decision 
 
1.    The appeal is dismissed. 

  
Reasons 
 
2. The main issues in this appeal are whether the proposed development would have 

an adverse impact on the amenity of the area within which it is proposed.      
 
3.     The North Down and Ards Area Plan 1984 – 1995 (NDAAP) is the adopted Local 

Development Plan for the area. Within the NDAAP the appeal site lies within the 
Town Centre Boundary for Bangor. However, there are no Town Centre policies 
pertinent to the appeal proposal. The draft plan for the Belfast Metropolitan Area 
(dBMAP), which included Bangor was published in 2004 and progressed through 
Public Inquiry in 2006. It was adopted in 2014, however, the adoption was declared 
unlawful by the Court of Appeal in May 2017.  dBMAP is a material consideration in 
this appeal. Within dBMAP the area where the appeal site is located is designated 
as part of Bangor Town Centre by virtue of Designation BR39. It is also in a 
proposed Area of Townscape Character by Designation BR49 of dBMAP. The 
Council raised objections to the proposed development under this draft designation.   

 
4.    However, in the period between dBMAP being published and this appeal there have 

been significant changes in planning as a result of the reform of Local Government. 
Planning is now a function carried out by 11 Council areas each of which has a 
statutory duty to prepare its own Local Development Plan. I am aware that Ards and 
North Down Borough Council is working towards the publication of its draft plan 
strategy for its area. I have no information that any work is going on towards a lawful 

 

 

        Appeal 
       Decision 
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adoption of dBMAP.  This combined with the length of time which has passed since 
BMAP was declared unlawful suggests to me that it is increasingly unlikely that 
dBMAP will be adopted.  

 
5.     Planning Policy Statement 17 ‘The Control of Outdoor Advertisements’ (PPS 17) 

and Planning Policy Statement 6 ‘Planning Archaeology and the Built Environment 
‘(PPS 6) are published government policy and are material considerations in this 
appeal. As it seems to me increasingly unlikely that dBMAP and Designation BR49 
will be adopted I attach greater weight to PPS 17 and PPS 6 as lawfully published 
government policy and means by which to assess the impact of the proposed 
development on amenity and the protections of assets. The Council’s third reason 
for refusal based on the proposed ATC is not sustained. 

  
6.   Policy AD1 of PPS 17 states that 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. Paragraph 4.4 of the Policy says that in 
relation to advertisements the term amenity is usually understood to mean its effect 
upon the appearance of the building or structure or the immediate neighbourhood 
where it is displayed, or its impact over long distance views. Paragraph 4.5 says 
that a well designed and sensitively sited advertisement, where thought has been 
given to size, colours, siting and levels of illumination, can contribute positively to 
the visual qualities of an area. All too often, however, advertisements are added to 
a building or placed in a location as an afterthought. The result is that a good 
building, neighbourhood or sensitive location can be easily spoiled by poorly 
designed advertising, which appears over dominant, unduly prominent or simply out 
of place.  

  
7.    Paragraph 4.17 of Policy AD 1 of PPS 17 advises that specific policies for the control 

of advertisements affecting Listed Buildings, Conservation Areas and Areas of 
Townscape Character (ATCs) are set out in Planning Policy Statement 6 ‘Planning, 
Archaeology and the Built Heritage’ 

 
8.     There are two Listed Buildings in the vicinity of the appeal site the settings of which 

Council consider will be adversely affected by the appeal proposal. Policy BH 11 
‘Development affecting the Setting of a Listed Building’ of PPS 6 states that the 
Department will not normally permit development which would adversely affect the 
setting of a listed building. Development proposals will normally only be considered 
appropriate where all of three stated criteria are met one of which is (c) the nature 

of the use proposed respects the character of the setting of the building. 

 
9.   The area around the appeal site is somewhat dominated by the McKee Clock Tower, 

one of the listed buildings the Council referred to. Its setting comprises the curving 
frontage of Victorian and Edwardian buildings extending around the edge of Bangor 
seafront in both directions and within which the appeal site lies. The extent of this 
setting is discernible from the marina, along From Queen’s Parade towards Bridge 
Street and from the Tower House along Quay Street towards the junction of High 
Street with Bridge Street. The second listed building referred to by the Council is the 
former Petty Sessions Office on Quay Street. Although this building forms part of 
the Victorian Edwardian seafront I consider its setting to be confined to its frontage. 

 
10.   The sign which measures some 3.5m x 0.9m is in situ on upper portions of the host 

building, a mid terrace building three storeys high, and is digitally illuminated with 
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moving text. The appeal site is located in close proximity to the listed clock tower 
and is within its setting. The sign can be seen extensive over distances from Queens 
Parade and the Marina. It appears as an incongruous and discordant feature 
because if its levels of illumination and digital display, and appears as having added 
to the host building as an afterthought. Because of all of this it has an adverse impact 
within the overall street scene and on the setting of the listed clock and is 
unacceptable.  

  
13.   The appellant’s arguments regarding the viability of his business and continued 

investment in his home town is insufficient to outweigh the harm to visual amenity 
and the setting of the listed building as a result of this sign. I accept that parts of the 
urban fabric of Bangor town centre are run down and derelict however, I consider 
that Bridge Street is vibrant and attractive and such arguments are insufficient 
justification for allowing the appeal. It is not unusual for buildings in public ownership 
to be illuminated at night as a means by which to display their features, provide a 
focal point or celebrate important events. Such occurrences are not advertisements 
and do not sit on all fours with the subject matter of this appeal and therefore lend 
no support to it. The public realm works that have been carried out including street 
lighting schemes are not comparable to the appeal proposal for a high level 
illuminated digital display. I accept that the appellant has support with the community 
for his sign however, this is insufficient to outweigh the harm to the street scene and 
the setting of listed building that the sign has given rise to. As none of the appellant’s 
arguments are persuasive the Council has sustained its first and second reason for 
refusal based on PPS 6 and PPS 17 and the appeal must fail. 

     
 
         This decision is based on the 1:1250 site location plan and the 1:100 proposed 

signage plan. 
     
     
COMMISSIONER HELEN FITZSIMONS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



2018/A0120  

 
Attendances 
 
Planning Authority: -   Ms C Heron 
                                    Mr K Henry 
                                    Ms J Stokes(NIEA HED)                                 
                                    Ms N Golden (NIEA HED)         
 
Appellant: -                  Mr Mc Cullough                                      
          
 
 
List of Documents 
 
Planning Authority: -   C1 Written Statement and Appendices 
                                   C2 Comments 
                                                   
Appellant: -                 A1  Written statement and Appendices 
 



















































Unclassified 

Page 1 of 3 
 

ITEM 6  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning 

Date of Meeting 02 April 2019 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Finance 

Date of Report 19 March 2019 

File Reference FIN45 

Legislation Section 5 Local Government Finance Act (NI) 2011 

Section 75 Compliant  Yes     ☐             No     ☐        Not Applicable  ☒ 

Subject Planning Budgetary Control Report – February 2019   

Attachments - 

 
 
This Planning Budgetary Control Report covers the 11-month period 1 April 2018 to 
28 February 2019 and is set out on page 2. The net cost of the service is showing an 
under spend of £48,042 (5.0%). 
 
Explanation of Variance 
 
A Budgetary Control Report by Income and Expenditure for Planning is, also, shown 
on page 2 which analyses the overall favourable variance (£48,042) by expenditure 
(£106,674 favourable) and income (£58,632 adverse).  
  

Planning 
 
Expenditure - £106.7k (5.6%) better than budget to date. This favourable variance 
is mainly made up of the following: - 
  

a. Payroll £116.6k favourable due to vacancies. Full complement of the 
Administration team in place from 1 February 2019.  One vacant HPTO post 
has recently been filled but another HPTO vacancy is still to be filled following 
an unsuccessful recruitment exercise.  There has been a knock-on effect 
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regarding staffing due to backfilling required for maternity cover, and 
resignations. 

b. Legal costs are £49.6k over budget to date. This has been as result of 
ongoing complex enforcement cases which have required specialist legal 
advice, including counsel representation at appeal hearings and court.  

c. There are underspends to date on other expenditure lines such as mileage 
(£11.5k), hired services (£7.4k) and consultancy (£11.1k).     

 
Income - £58.6k (6.3%) worse than budget to date. This adverse variance is mainly 
made up of the following: - 
 

d. Planning application income is £36.2k lower than budget for the year to date. 

e. Planning property certificate income is £22.0k worse than budget to date. 
Planning property certificates have not been subject to VAT to date but we 
have recently been informed that this may change. This report assumes that 
this will happen so the impact is less income accruing to the Council, and so, 
gives rise to the adverse variance as this was unknown when the 2018/19 
budget was set. If the VAT status does not change the Planning property 
certificate income would be in line with budget at the end of February. 

 

 
 

 
 

Note Year to Date 

Actual

Year to Date 

Budget

Variance Annual 

Budget

Variance

£ £ £ £ %

Planning

330 Planning 914,058 962,100 (48,042) 1,065,900 5.0 

Totals 914,058 962,100 (48,042) 1,065,900 5.0 

BUDGETARY CONTROL REPORT

By Directorate and Service

Period 11 - February 2019

Note Actual Budget Variance Actual Budget Variance

£ £ £

Planning

330 Planning 1,788,526 1,895,200 (106,674) (874,468) (933,100) 58,632 

Totals 1,788,526 1,895,200 (106,674) (874,468) (933,100) 58,632 

BUDGETARY CONTROL REPORT

By Income and Expenditure

Period 11 - February 2019

Expenditure Income
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RECOMMENDATION 
 
It is recommended that the Committee notes this report. 




