
ARDS AND NORTH DOWN BOROUGH COUNCIL 
 
 

 26 February 2020 
 
Dear Sir/Madam 
 
You are hereby invited to attend a meeting of the Planning Committee of the Ards 
and North Down Borough Council which will be held in the Council Chamber, 2 
Church Street, Newtownards on Tuesday 3 March 2020 commencing at 7.00pm. 
 
Tea, coffee and sandwiches will be available from 6.00pm. 
 
Yours faithfully 
 
 
Stephen Reid 
Chief Executive 
Ards and North Down Borough Council 

 
 

A G E N D A 
 

1. Apologies 
 
2. Declarations of Interest  

 
3. Matters arising from minutes Planning Committee Meeting of 04 February 2020 

 
4. Planning Applications 

 

4.1 LA06/2018/0969/0 

 
Proposal for a detached dwelling 
30m North of 173 Bangor Road, Holywood  
 

4.2 LA06/2018/1058/F 

3G pitch, 6no. 16m. high floodlights, fencing including 
2.7m high security fence, 1.2m high spectator fence 
and 1.2m high timber fence, 10m high ball-stop 
netting, changing pavilion, associated car park and 
landscaping 
Site adjacent to Kilcooley Primary School, Ganaway 
Avenue, Bangor 

4.3 LA06/2019/1000/F 

Provision of a new private access lane to new dwelling 
at Ballynichol Road, Comber (Approved under 
LA06/2018/0348/F) 
130m NE of 9 Ballynichol Road, Comber 



4.4 
X/2015/0097/F 
 

 
Proposed erection of 34No. detached dwellings and 
garages including associated landscaping and car 
parking and Wastewater Treatment Plant 
Lands to the NW of no 68 Whiterock Road and 1 
Sketrick View, south of 119-137 Whiterock Bay, east 
of 12-18 Ganaway Park and NE of 16 Orchard Drive, 
Killinchy, Whiterock 

4.5 LA06/2019/0367/F 

Retrospective change of use from furniture warehouse 
to furniture retail warehouse  
12m south-east and adjacent to unit 6f Ballyharry 
Business Park, Donaghadee Road, Newtownards 

4.6 
LA06/2019/1064/F 
 

Mosaic on south-facing wall of Community Centre 
Donaghadee Community Centre, The Parade, 
Donaghadee 

4.7 LA06/2019/1228/F 

 
WC facility situated within the planning boundary of 
the redevelopment of the existing car park planning 
application LA06/2019/1032/F 
Cairn Wood, 21 Craigantlet Road, Newtownards 
 

4.8 LA06/2020/0113/F 

 
Demolition of former Hamilton House and Sea Scout 
Hall, and temporary permission for an area of open 
space 
Lands at 43 Hamilton Road, 1a Springfield Avenue 
and 56a Hamilton Road, Bangor 
 

 
5. Update on Planning Appeals (report attached) 

 
6. Planning Budgetary Control Report – January 2020 (report attached) 

 
7. Planning Service Unit Plan 2020/2021 (report attached) 

 
8. Correspondence with DFI regarding NIW (report attached) 

 
9. Local Development Plan Timetable (report attached) 

 
10. Response to LCCC’s Draft Plan Strategy (report attached) 

 
11. Metropolitan Spatial Working Group (report attached) 

 
12. Quarterly Performance Report (report attached) 

 
13. Report on NI Planning Portal Replacement (report attached) 



 
14. Royal Mail Pouch Box Removal Programme (report attached) 

 
 
 

MEMBERSHIP OF PLANNING COMMITTEE (16 MEMBERS) 
 

Alderman Gibson Councillor Cooper 

Alderman Girvan Councillor Kennedy 

Alderman Keery Councillor McAlpine 

Alderman McDowell Councillor McClean 

Alderman McIlveen (Chair) Councillor McKee 

Councillor Adair Councillor P Smith 

Councillor Brooks Councillor Thompson 

Councillor Cathcart Councillor Walker (Vice Chair) 
 



ITEM 9.1 

 
 

ARDS AND NORTH DOWN BOROUGH COUNCIL 

 
A meeting of the Planning Committee was held in the Council Chamber, 2 Church 
Street, Newtownards on Tuesday, 4 February 2020 at 7.00pm. 
 
PRESENT: 
  
In the Chair:  Alderman McIlveen   
  
Aldermen:  Gibson  
   Girvan  
   Keery  
   McDowell  
        
Councillors:  Brooks (7.21 pm)  McKee   
   Cathcart   P Smith  
   Kennedy               Thompson  
   McAlpine   Walker  
   McClean  
         
Officers: Chief Executive (S Reid), Head of Planning (A McCullough), 

Principal Professional and Technical Officer (G Kerr), Senior 
Professional and Technical Officers (P Kerr and A Todd) and 
Democratic Services Officers (J Glasgow & R King)  

 

1. APOLOGIES  
 
Apologies for inability to attend were received from Councillor Adair, Councillor 
Cooper and the Director of Regeneration, Development and Planning. An apology 
for lateness was received from Councillor Brooks.   
 

2. DECLARATIONS OF INTEREST  
 
The Chairman sought declarations of interest at this stage and none were declared. 
 

3. MATTERS ARISING FROM MINUTES OF PLANNING 
COMMITTEE DATED 3 DECEMBER 2019 

 

PREVIOUSLY CIRCULATED:- Copy of the above.  
 
RESOLVED, that the minutes be noted.   
 

4. PLANNING APPLICATIONS  
 
4.1 LA06/2019/0988/A – 98 John Street, Newtownards  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report (Appendix I).   
 
DEA: Newtownards 
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Committee Interest: A local development application called-in to Planning 
Committee from the delegated list by a member of that Committee  
Proposal: 48 sheet billboard poster site 
Site Location: 98 John Street, Newtownards  
Recommendation: Refuse Planning Permission  
 

The Principal Professional and Technical Officer (P Kerr) detailed that the proposal 
was for a 48-sheet billboard poster (externally illuminated) on the gable wall of 98 
John Street, Newtownards. 98 John Street was a residential dwelling. The property 
was an end terrace.  There were no public objections received in respect of the 
application.  There were no objections from DFI Roads in that the proposal was not 
considered to be a risk to public safety. 
 
The site lay within the settlement limit as defined in the Ards and Down Area Plan 
2015. There were no designations on the site. The proposal was in conformity with 
the plan.  The area was largely residential although the Ards Blair Mayne Leisure 
and Wellbeing Complex and Ambulance depot were in close proximity.  
 
Paragraph 6.52 in the SPPS stated that there was a need to balance requirements of 
industry with the protection, and where possible, enhancement of the character and 
appearance of our cities towns and villages. In this instance the proposal would 
result in neither protection nor enhancement of this area. 
 
When travelling around the John Street Roundabout, the general character was 
residential dwellings, with neat and tidy appearance and generally uncluttered 
townscape with clean gable walls. The leisure centre was set back, and any 
associated signage appears very much separate from the residential area. The 
ambulance depot had a clean gable on entry to the leisure centre and minimal 
signage to the front elevation.  
 
The proposal was contrary to Planning Policy Statement 17, more specifically Policy 
AD1. Due to the size and scale of the advertisement, it would have dominant impact 
on the well-kept host dwelling, would look out of place and it would have an adverse 
impact on the surrounding area which was predominantly residential.  It would be 
incongruous within the street scape. Consent would set an unwelcome precedent for 
this area which was largely advertisement and signage free and was unnecessary 
for the requirements of industry at this location. This was not a main street nor a 
commercial centre. Annex A of PPS17 stated that poster panels were out of place in 
any predominantly residential location. Refusal of advertisement consent was 
recommended.  
 

The Chairman invited questions from Members.  
 
In response to a question from Alderman Gibson regarding the content of the 
billboard, the Planning Officer advised that Planning would have no control over the 
content of the billboard once the principal was established.    
 
Councillor McClean noted that the surrounding gable walls were blank and he asked 
if there was concern that if the application was approved billboards would appear 
elsewhere. The Officer stated that the application would set an unwelcome 
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precedent for the area which essentially was clutter free.  There was very little 
signage in the well-kept area which was predominately residential.   
 
In response to further questions from Councillor McClean, the Officer stated that if 
planning were to allow this application it would be increasingly difficult to turn down 
another application.  The proposal was contrary to PPS17.   
 
Councillor Cathcart referred to the visual test and wondered would many residential 
properties be able to see the sign. The Officer stated it was not just the residential 
properties view that was considered, once a billboard was erected that changed the 
character of the area and that was the concern.   
 
Providing clarity on PPS17 to Alderman Girvan, the Officer advised that the 
proposed location was not a main road or commercial centre and was unnecessary 
for the requirements of industry at that location. Annex A of PPS17 stated that poster 
panels were out of place in any predominately residential area and therefore the 
policy was very clear in that regard.   
 
The Officer was unsure of the exact volume of traffic entering and exiting the Leisure 
Centre as asked by Alderman Keery, but highlighted it was not just leisure centre 
vehicles that would view the advert, the roundabout was used heavily by lots of 
traffic.  
 
The Chairman invited Mr Hugh Greene (Agent) to come forward who had been 
awarded speaking rights in support of the application.  
 
Mr Greene commenced by referring to the refusal reason which was that the 
proposal was contrary to the policy provisions to the Strategic Planning Policy 
Statement (6.57) and Policy AD1 of Planning Policy Statement 17: Control of 
Outdoor Advertisements, in that when assessed in the context of the general 
characteristics of the locality, it failed to respect amenity by reason of its size and 
scale which would have an adverse effect on the surrounding predominantly 
residential area and would have a dominant effect on the dwelling known as No.98 
John Street.  To summarise the issues raised were context, amenity and dominance 
and Mr Greene was of the view that the assessment of the application was not 
sustainable and put forward the undernoted points in support of his argument:- 
 
Context - To the north of the application site was a roundabout connecting four main 
roads, to the south of the site was the Ards Blair Mayne Wellbeing and Leisure 
Complex, to the east of the site was a NI Ambulance station and to the west of the 
site was a terrace of dwellings. He therefore contended that the immediate context of 
the area was mixed use.  He also noted within a 200metre radius of the site was the 
following non-residential uses; PSNI station, Regent House Grammar School, Old 
Manor Mill, Hair Study, Terracotta hot food carry out and Manor Court Community 
Centre.  Those mixed use of business interspersed with housing were typical of 
Newtownards as a thriving and vibrant market town.  The Case Officers report 
acknowledged non residential uses in the context of the site but surprisingly did not 
consider it relevant in the conclusion.   
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Amenity – The main view of the proposed advertising hoarding would be on entry to 
the roundabout from John Street and all other views were from afar or oblique and 
had negligible impact on amenity. The Case Officer in the report stated that “given 
there was a road and non-residential building facing the proposed sign, I do not 
consider there to be significant risk to residential amenity”.  
 
Dominance – The proposed advertisement hoarding would sit within the blank gable 
wall of the building. It would not break the roof line or project beyond the building line 
with John Street. He highlighted in the mixed area of Newtownards there were a 
number of existing advertisement hoardings fixed to domestic scale gables nearby 
examples including No 87 Mill Street, 7 Court Street, 53 and 58 South Street.  
In summary, Mr Greene referred to AD1 of PPS17 stating that consent would be 
given for the display of advertisement where it respected the amenity, when 
assessed in the context of the general characteristics of the area and did not 
prejudice public safety.  
 
Mr Greene felt with the points made were quite consistent and the residential 
amenity was not comprised. Size, scale and dominance were not significant and 
were similar to other signs in the vicinity. DfI Roads had confirmed that they had no 
concerns in terms of road safety.  Mr Greene argued that the conclusions of the 
Case Officer’s reports were not consistent or sustainable.   
 
The Chairman invited questions from Members.  
 
Councillor Cathcart noted that Roads Service had no objections around road safety 
and questioned if the sign would be static or flashing. Mr Greene advised that the 
application was for a static sign to be displayed with fixed illumination.   
 
Councillor P Smith asked Mr Greene if it was normal to have billboards in residential 
areas in his experience. Mr Greene argued that he felt this particular application was 
not a predominately residential area. 
 
Councillor Walker pointed to another gable wall opposite the proposed site and 
asked if he felt that was a viable option for a billboard. Mr Greene felt that it was not 
but the site that was being proposed provided a commercial opportunity. The other 
gables were too far from sight lines to be viewed by vehicles. 
 
(Councillor Brooks entered the meeting – 7.21 pm) 
 
The Chairman asked if Mr Greene felt that the hairdressers and restaurant that he 
had referred to were visible from the proposed location, adding that they were 
located further away on Mill Street which was a commercial area, but that particular 
area of John Street was not commercial. He asked the speaker how he had 
assessed it to be a mixed-use area. Mr Greene argued that the area opposite those 
businesses on Mill street was predominately residential. He felt that the Leisure 
Centre along with the Ambulance and Police Stations could be viewed as a mixed-
use area with residential interspersed amongst it. 
 
That concluded the questions from Members and Mr Greene returned to the public 
gallery. Members were then invited to ask questions to the Planning Officers. 
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Councillor Cathcart queried that the property was on Dairy Hall Lane which was non-
residential and asked how the Planning Officers had decided where the cut off point 
was between the area being residential to commercial. The Officer advised that the 
term used was ‘predominately residential’ and anyone driving into that area would 
see it as having a residential feel. The Officer showed the slide of the location and 
pointed out that the property was at the end of a residential block. 
 
Councillor P Smith queried the roundabout further up the road and asked the 
Planning Officer to confirm if she felt it was a different context to the one being 
proposed. The Officer said it was much more commercial and provided balance, and 
that the requirements of industry were better served there as a commercial area. 
 
Alderman McDowell proposed, seconded by Councillor McKee, that the 
recommendation to refuse planning permission be adopted. 
 
Alderman McDowell felt it was mainly a residential area and would not enhance its 
appearance and he fully supported the recommendation. 
 
Councillor McAlpine spoke in support of the recommendation, adding that it was only 
the public sector buildings in the area that were non residential and felt that the 
differentiation should be made between public sector buildings and businesses, the 
latter being located on another street. 
 
On the proposal being put to the meeting and with 12 voting FOR, 1 AGAINST, 2 
ABSENT, the proposal was declared CARRIED. 
 
FOR (12) AGAINST (1) ABSTAINED (0) ABSENT (2) 
Aldermen Councillors  Councillors 
Gibson Cathcart  Adair 
Girvan   Cooper 
Keery    
McDowell    
McIlveen    
Councillors    
Kennedy    
McAlpine    
McClean    
McKee    
P Smith    
Thompson    
Walker    

 

**Councillor Brooks was unable to vote having not been present for the duration of 
the debate. 
 
RESOLVED, on the proposal of Alderman McDowell, seconded by Councillor 
McKee, that the recommendation to Refuse Planning Permission be adopted.  
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4.2 LA06/2017/0037/F – Site to the north of 15a Ballymullan Road, 
Crawfordsburn  

 
PREVIOUSLY CIRCULATED:- Case Officer’s Report (Appendix II).   
 

DEA: Holywood and Clandeboye  
Committee Interest: A local development application called-in to Planning 
Committee by the Head of Planning  
Proposal: Proposed erection of 1 No.2 storey flat roofed domestic dwelling and 
associated siteworks including a new vehicular access onto the Ballyrobert Road  
Site Location: Site to the north of 15a Ballymullan Road, Crawfordsburn  
Recommendation: Refuse Planning Permission  
 

The Principal Professional and Technical Officer (G Kerr) advised that the 
application was for the proposed erection of a two-storey flat-roofed domestic 
dwelling and associated site works including a new vehicular access onto the 
Ballyrobert Road. The site was situated to the north of 15A Ballymullan Road, 
Crawfordsburn 
 
The proposal was before members as it had been called in by the Head of Planning 
for debate. Since the preparation of the COR, one letter of objection had been 
received from the Secretary of the Helen’s Bay and Crawfordsburn Residents 
Association expressing concern about the proposed creation of a new vehicular 
access onto the Ballyrobert Road at this location. 

The recommendation was to refuse planning permission. 

The Officer showed slides of the site which was located within the rear garden of no. 
15a Ballymullan Road – 15a was the original dwelling house on the site but was 
renumbered to 15a as a further dwelling was granted planning permission 
(W/2000/0537/F) to the southeast.   

The boundaries of the site consisted of a line of trees and vegetation to the north and 
mature trees to the east and west. The boundary to the south was open as the site 
formed the garden area of 15A. 
 
The site sloped steeply downwards in a northerly direction towards the public road 
with a difference of approx. 10m between the finished floor level of 15A and the 
Ballyrobert Road.  
 
The general area was well-established and attractive with large dwellings on 

generous plots. 

 

The site was located within the settlement limit of Crawfordsburn with its northern 

boundary adjacent to the edge of the Settlement Limit.  

 

Members would be aware that there was a presumption in favour of sustainable 
development within development limits, but this was subject to a proposal meeting 
the requirements of planning policy. 
 

The site was immediately adjacent to and west of the proposed Crawfordsburn Area 
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of Village Character (AVC) in Draft Bmap which was a material consideration in the 

assessment of the proposal. BMAP sought to protect the character of the 

settlement, which had been recognised within the Plan by proposing the Area of 

Village Character 

 
To the north of the application site was designated as a Rural Landscape Wedge in 

draft BMAP. 

 

Members were advised that the Ballyrobert Road to the immediate north was a 

protected route and it was onto this road that the proposed access to the dwelling 

was to be located. 

 

It was acknowledged that further away from the village and on the other side of the 

Ballymullan Road entrance there were accesses to housing that open out onto the 

Ballyrobert Road. 

 

Along this particular section of Ballyrobert Road where the access was proposed, 

there was no existing development fronting onto the Ballyrobert Road or taking 

direct access onto the road 

 
Policy QD1 of PPS7 - Quality in New Residential Development stated that 
planning permission would only be granted for new residential development where it 
was demonstrated that the proposal would create a quality and sustainable 
residential environment.  
 
Given the sloping nature of the application site significant groundworks would be 
required to accommodate the proposal.  
 
Paragraph 4.13 of Policy QD1 of PPS7 stated that particular care would be 
necessary in preparing layout proposals on sloping sites in order to minimise the 
impact of differences in level between adjoining properties, existing or proposed. It 
went on to say that the use of prominent retaining walls within and at the margins of 
sloping sites would be unacceptable.  
 
Paragraph 4.13 went on to state that where changes in ground level between 
buildings were unavoidable the Council would generally expect these to be 
accommodated by the use of planted banks. The proposal would require significant 
works of excavation and retaining walls were required as part of the development. 
 
It was the professional planning judgement that, if permitted this development would 
not reflect the pattern of development along this portion of the Ballymullan Road as it 
would result in development that was three deep along this stretch of the road. It was 
acknowledged that there was backland development on this side of the road close to 
the site, but this was only one dwelling and more importantly access was onto the 
Ballymullan Road not the Ballyrobert Road.  
 
If the development was approved, it was considered that there was the potential to 
create a precedent for further development with accesses out onto the Ballyrobert 
Road.   
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The section of road from the junction of the Ballyrobert and Ballymullan Roads (west) 
to Crawfordsburn (east) has high amenity value and if approved a new access at this 
location would have an adverse impact on the character and environmental quality 
along the Ballyrobert Road and would significantly erode local character and 
environmental quality. 
 
Members were reminded of correspondence sent to them by the speaker yesterday 
evening .To summarise the points raised – the officer concurred with the speaker – 
the site was not in the AVC but it was directly adjacent to it and therefore 
development  had the potential to impact on it, 
 
The officer was in agreement with the speaker in relation to the list provided at para 
6 of the submitted letter, it was true that no neighbours had objected but there was 
an objection letter that was a material consideration. 
 
There was disagreement regarding the proposed retaining walls – they were not just 
to the rear of the proposed dwelling as stated in his correspondence – they were 
also proposed to the side and were deeper than the 2.1 metres stated. It was the 
professional planning judgement that significant groundworks were required to 
achieve this development irrespective if they are screened from public viewpoints or 
not. 
 
Another area of agreement was in relation to the proposed access onto the 
Ballyrobert Road – there was no road safety issue – DFI roads did not recommend 
refusal of this proposal and there was no refusal reason relating to roads policy. The 
key issue was around the creation of an access which would change the character of 
this stretch of the Ballyrobert Road irrespective of whether vegetation could be 
retained or not and the potential for further similar development to take place. 
 
In summary Members, all the material considerations such as the development plan, 
policies and comments from consultees and 3rd parties had been assessed with 
regard to the proposal The case officer had set out a detailed assessment of the 
proposal in the case officer report the main point of which had been summarised and 
the recommendation was to refuse planning permission. 
 

The Chairman invited Mr David Donaldson, Mr Mark Brien and Mr Rory Graham to 
come forward who were speaking for the application.   
 

Mr Donaldson outlined that the application had been recommended for refusal for 
two reasons; the issues related to local character and the impact of a new access to 
Ballyrobert Road. The application was submitted in February 2017 and it had taken 3 
years for the Council to arrive at this recommendation. Mr Donaldson felt that 
timeline was wholly unacceptable for a single dwelling within a village.   
 
The application was for a dwelling in the large garden of No 15a where the applicant 
wished to downsize from his present house but remain in the location.  The part of 
the garden of No 15a was impractical as a useable garden area, as it was at a much 
lower level than the house. Mr Donaldson drew attention to the aspects within the 
Case Officer’s Report which were considered acceptable: 
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- Density was not an issue because the proposed density was not significantly 
higher than that found in the area;  

- The established natural boundaries would ensure the proposed dwelling was 
appropriately screened;  

- It would not be visible from the Ballymullan Road;  
- The Tree Officer had offered no objections;  
- There would be sufficient screening to the proposed private space;  
- There was ample availability for parking, manoeuvring and turning;  
- The design would not offend the character or style of the existing 

development;  
- There would be no unacceptable overlooking;  
- There would be no impact on neighbour amenity; and  
- DfI Roads had no objections from a safety perspective.  

 
In light of all the positive assessments, Mr Donaldson wondered why the proposal 
was considered to be so unacceptable. It appeared from the report and the draft 
refusal reasons that there were two main issues. The first issue was in relation to the 
proposed retaining structure to the rear of the new house. PPS7 referred to 
‘prominent’ retaining structures being unacceptable. The wall would not be prominent 
as it was to the rear of the new building and only 2.1 metres high. As the report 
conceded, the proposed dwelling would be well screened from public viewpoint 
therefore Mr Donaldson felt that could not be a sustainable refusal reason.   
 
The second issue, was the proposed access to Ballyrobert Road it was important to 
note that was not a safety issue, DfI were content and extensive visibility splays were 
available without any significant loss of hedgerows. Mr Donaldson felt the Officers 
report was confusing as to whether the matter was the access itself or the precedent 
factor was of concern it stated ‘I consider that the proposal would create a precedent 
for further access points along this section of the Ballyrobert Road. For this reason, I 
consider the proposed access was inappropriate’. Mr Donaldson explained that no 
precedent would be created for the following reasons: 

i) Ballyrobert Road was a Protected Route. The Council accepted that the 
site would not achieve access to Ballymullan Road, and so it was an 
exception to the policy. Any site which could achieve access to 
Ballymullan Road would not be permitted by policy to access to Ballyrobert 
Road.  

ii) In addition, most other properties have steep slopes down to Ballyrobert 
Road, or were too close to the bend to achieve visibility splays.  

 

In terms of the access itself and the alleged impact on local character, the following 
were relevant:  
 

i) There was no need to remove any hedges, except for the small gap at the 
access point itself;  

ii) The existing roadside hedge had no protection, the applicant was lawfully 
entitled to remove the hedge completely and open up the entire site if he 
should choose to do so. Indeed the owner of a nearby plot had removed 
the hedge and erected a wooden fence;  

iii) There would be no loss of trees;  
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iv) The site was outside the proposed Area of Village Character; and, 
importantly,  

v) There were already at least four existing or approved accesses on 
Ballyrobert Road, a short distance to the west of this site, for example at 
Red Bridge, Lowburn Cottages etc.  

 
Mr Donaldson stated the overall the presumption in favour of sustainable 
development must apply and there would no demonstrable harm. As the report 
accepted, the proposal would not result in unacceptable density, loss of privacy, or 
road safety issues. It would be appropriately screened from public views. The access 
to Ballyrobert was acceptable under policy and would not create a precedent.  
 
Mr Donaldson felt it was better to permit a new access and impose a condition that 
the boundary hedges should be retained and asked the Committee to approve the 
development on that basis.  
 
The Chairman invited questions from Members.   
 

Councillor P Smith asked Mr Donaldson if this property was the only one in that area 
capable of carrying out the development and so would therefore not create a 
precedent for others to follow. Referring to the map, Mr Donaldson advised that 
bends in the road where access was being proposed would mean it was unlikely that 
anyone to the east and west of the property would meet the visibility requirements for 
access on that road. The other point was that this particular site could not get a safe 
access to Ballymullan Road. It meant there was effectively no precedent. 
 
The Chairman queried the retaining walls and the view on prominence. Mr 
Donaldson felt that a retaining wall was only prominent if it was in public view. 
However in this case the wall would be screened by the house so it would not be 
seen. 
 
The Chairman asked if other houses had steeper slopes and wanted to get an 
understanding of the extent of the engineering work involved in achieving access.  
The land to the east was level but the slope receded away from Ballyrobert Road 
where the frontage to this development was being proposed. The engineering work 
was achievable as the proposed development would be embedded into the slope 
and ‘cut and fill’ would be required but it was not a large engineering effort. The 
house had the split level to reflect the sloping. 
 
As there was no further questions, the speakers returned to the public gallery. The 
Chairman invited questions to the Planning Officers. 
 
Councillor McClean asked for the Officer’s view on the retaining wall and if it would 
be visible and prominent. The Officer advised that nowhere in the relevant policy did 
it state that a retaining wall needed to be screened from public viewpoints but that 
the issue was of it being a ‘quality residential development’ and Planning did not feel 
it was and it our mind significance engineering works would be required.  
 
Councillor P Smith asked for the Officer’s view on the points that Mr Donaldson had 
made around the precedence. 
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The Officer stated that it was a matter of planning judgement and respectfully 
disagreed with Mr Donaldson on that matter. She felt it was a matter of principle 

and even if there was just one access out on to the Ballyrobert Road it would change 
the character of the area. She felt that others could create access on to the road but 
it was not about road safety. 
 
Councillor Cathcart asked how planners felt the application would weaken the 
character of the area. The Officer advised that it was not about fences and hedges, 
but it was that the access would ‘punch a hole’ in the landscape of that road and 
adversely affect the character. 
 
Councillor McAlpine expressed concerns regarding the topography of the site and 
asked if there was potential for water to fall from 15A on to the site and then on to 
the Ballymullan Road. She asked if anyone had thought about the extra concrete 
and hard standing. The Officer advised that none of the consultees had objections to 
the proposal.  
 

RESOLVED, on the proposal of Councillor McClean, seconded by Councillor 
Cathcart, that the recommendation be adopted, and that Planning Permission 
be refused.  
 

4.3 LA06/2018/0767/F – 82 Portaferry Road, Newtownards  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report and Addendum (Appendices 
III, IV).   
 
DEA: Ards Peninsula  
Committee Interest: A local development application attracting six or more separate 
individual objections which are contrary to the officer’s recommendation  
Proposal: Proposed retention, conversion and extension of existing building at ‘The 
Maltings’ from redundant industrial brewery and malting facility to 27 no. apartments, 
access, car parking, amenity space, landscaping and ancillary works  
Site Location: 82 Portaferry Road, Newtownards  
Recommendation: Grant Planning Permission  
 
The Principal Professional and Technical Officer (G Kerr) outlined the detail of the 
application. 
 

Planning application LA06/2018/0767/F was for a proposed retention conversion and 
extension of existing building at 'The Maltings' from redundant industrial brewery and 
malting facility to 27 no. apartments, access, car parking, amenity space, 
landscaping and ancillary works.  
 

The site was located at 82 Portaferry Road, Newtownards. 
 
The proposal had been recommended for approval of planning permission and was 
before members for consideration as the application had attracted six or more 
representations contrary to the case officer’s recommendation.  
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Since the preparation of the COR report an additional objection was received from a 
previous objector and there was also a letter of support for the proposal from Jim 
Shannon MP. Details of objections raised in the COR had been detailed and 
addressed and members would also have received an addendum to the case officer 
report in accordance with paragraph 39 of the Protocol for the operation of the 
planning committee which addressed points raised by the speaker against the 
proposal. 
 
A slide showed that the site currently housed a well-known landmark building in the 
Borough more commonly known as The Maltings.  This large industrial complex was 
constructed in the 1940s to supply malt to the brewing & distilling industries in 
Ireland. The building was not listed but was a site of industrial heritage interest 
recorded on the Department for Communities Industrial Heritage Record.  
The building was three storey and finished in red brick with a pitched roof and a large 
grain silo.  
 
The site was surrounded by agricultural fields and dispersed dwellings. The site was 
also located within an Area of Outstanding Natural Beauty as designated within the 
Ards and Down Area Plan. The main Newtownards to Portaferry Road was located 
directly adjacent to the site with the coast and Strangford Lough beyond. The current 
access came off the Portaferry Road. It was noted that along with proposed 
conversion of The Maltings building it was also proposed to relocate the access to 
the site. There were speakers in attendance to speak in support of the proposal 
including a Transport consultant who had indicated they were happy to take any 
questions regarding the proposed new access and roads issues. 
 
Providing context on how the existing design and layout was reached, the officer 
explained that initially a large extension had been proposed. However, it was felt by 
planning officers that this extension was too large for its setting within the 
countryside and went beyond what would have been permitted within the relevant 
planning policy for conversion of buildings.  
 
Through negotiation with the agent it was agreed that the extension would be 
significantly reduced and the option of converting the grain silo on site was 
presented.  
 
The planning history of the site was a material consideration when assessing the 
proposal. The site was previously granted planning permission for a hotel back in 
2008. While this was a permission granted by the then Department of the 
Environment, the planning history on the site remained a material consideration.  
Turning to the main policy consideration relating to the proposal, it was advised that 
Paragraph 6.73 of the SPPS related to residential development in the countryside 
and provided guidance on the conversion and re-use of existing buildings for 
residential use. The paragraph stated that ‘provision should be made for the 
sympathetic conversion and re-use, with adaptation if necessary, of a locally 
important building (such as former school houses, churches and older traditional 
barns and outbuildings), as a single dwelling where this would secure its upkeep and 
retention.’  
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This was more prescriptive than the wording of Policy CTY 4 in PPS21 and 
introduced the need for the building to be locally important in order to be suitable for 
conversion - it was considered that the Maltings building fully met the requirements 
of being a locally important building as it has local architectural and historical merit. 
Policy CTY 1 listed types of development which in principle were acceptable in the 
countryside. One of these was the conversion of a non-residential building in the 
countryside to a dwelling or dwellings in accordance with Policy CTY 4.  
 
Policy CTY 4 stated that planning permission would be granted for the sympathetic 
conversion, with adaptation if necessary, of a suitable building for a variety of 
alternative uses. Proposals would be required to be of a high design quality and the 
policy set out a range of criteria which conversion proposals should meet.  
The proposal fulfilled the criteria listed in CTY4. The building was of permanent 
construction. A Structural Condition Survey, prepared by a Chartered Structural 
Engineer, was submitted which concludes that ‘the general condition of the property 
was good with only a few structural items to be addressed.’ The grain silo would also 
be converted, and a separate Structural Condition Survey was submitted for this 
also. 
 
The conversion would maintain and enhance the character and architectural features 
of the existing building. The existing clay brick walls would be cleaned, and repointed 
and new window openings would be added to match the existing detailing. There 
would be a slight increase to the ridge height of 0.6 metres to allow the existing 
asbestos sheet roofing to be replaced with natural stone slate.  
 
The existing frame of the grain silo would be maintained with dark grey aluminium 
cladding, floor to ceiling glazing, and a standing seam zinc clad roof added.  
The majority of the car parking would be provided at the front of the site with planting 
added in front of and between the parking areas to aid integration and reduce the 
visual impact from public views.  
 
A waste-water treatment plant was proposed to serve the development. A field drain, 
swale and gullies would be provided at the front of the site to prevent surface water 
run- off. No objections to the proposal had been provided from environmental bodies 
and statutory consultees therefore it was considered that all necessary services 
could be provided without significant adverse impact on the environment or character 
of the locality and the proposal complies with criterion.  
 
CTY 4 stated that ‘exceptionally, consideration may be given to the sympathetic 
conversion of a traditional non-residential building to provide more than one dwelling 
where the building was of sufficient size; the scheme of conversion involves minimal 
intervention; and the overall scale of the proposal and intensity of use was 
considered appropriate to the locality.’  
 
It was considered that the building was of sufficient size to accommodate 27 no. 
apartments as the proposal included a mix of one and two bed apartments which 
met the current space standards for apartments as set out in DSD’s Housing 
Association Guide 2009: Design Standards.  
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A wide range of consultation took place during the processing of the application 
ranging from Transport NI and due to the application site’s proximity to Strangford 
Lough which was a RAMSAR site, Shared Environmental Services, Natural 
Environment Division and Marine Conservation Team. All consultees had no 
objection to the proposal subject the appropriate conditions. All the required 
assessments were also submitted and deemed to be acceptable by consultees such 
as Drainage Assessment, Ecology Report and Transport Assessment.  
In conclusion, the proposal had been assessed against the relevant planning policies 
and all relevant material considerations, consultation replies, and representations 
have been considered. The proposal complied with planning policy as the building to 
be converted was considered as ‘locally important’ and could be sympathetically 
converted to apartments with minimal alterations and without an adverse impact on 
the surrounding local countryside, road safety and the integrity of Strangford Lough. 
Grant of planning permission was therefore recommended.  
 
The Officer sought delegated powers to amend condition 6 to add on wording that 
the work should be carried out in accordance with the submitted assessment.  
 
The Chairman invited questions from Members.  
 
Councillor Cathcart asked if the previous planning permission for a hotel on the site 
had expired. The Officer confirmed that permission had expired, and that previous 
approval was a material planning consideration in the assessment of the application.   
 
Councillor Cathcart queried why there were no conditions requiring the applicant to 
maintain and enhance the features of the historical building. The Officer advised that 
the design details were included within the drawings and that was part of the overall 
application that had been approved. It therefore did not require conditions as it was 
part of the overall permission. 
 
The Chairman invited Mr Andy Stephens (Matrix Planning) and Mrs Elizabeth Lemon 
to come forward who had been awarded speaking rights against the application.  
 
Mr Stephens explained that Mr and Mrs Lemon were not opposed to the principle of 
the re-development of the Maltings.  The concerns were of public interest and were 
in respect of road safety for the 13,000 daily users along the Portaferry Road which 
was a 60mph road. He highlighted that there had been recent fatalities along the 
stretch of road and the considerable amount of road traffic accidents within 500m of 
the site in either direction. That was due to the limited visibility resulting from the 
topography and the number of bends combined with the volume/speed of traffic and 
number of accesses.  Mr Stephens noted that no road collision information was 
requested from the planning applicant or considered by the statutory authority in their 
decision making and he felt that such information would be critical in ensuring a 
properly located and well-designed access for safety and convenience of all road 
users.  It was in everyone’s interest to ensure that the proposal had been adequately 
considered and scrutinised. Referring to the addendum report, Mr Stephens noted 
that report acknowledged the technical comments of Matrix Planning Road Engineer 
however no formal consultation had occurred with DfI in light of those technical 
concerns.  The addendum report sought to highlight that the Planning department 
replied on the expert advice of DfI Roads however Mr Stephens stated that there 
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were several cases where the Roads had been fallible and that had been down to a 
lack of adequate enquiry. The addendum overlooked the critical point that responses 
from the consultee would be considered as a material consideration in forming an 
opinion on any application. However, the appropriation of weight attached to any 
consultation response was a matter of planning judgement which rested with the 
Committee. In respect of third party land, Mr Stephens advised that the inclusion of 
third party land was not fatal to the application however the purpose was to 
demonstrate enquiry into the visibility splays which were a critical component of the 
application and road safety.  The Roads Engineer confirmed that “the visibility splays 
from the proposed access are contained within lands that are under the control if DfI 
Roads”. It was not stated that DfI owned the land that was a very important point that 
appeared to have been missed.  Whilst Mr Stephens did not contend that DfI Roads 
controlled to the back of the services or hedge to hedge, that does not mean that 
they own the land and that a legal easement was not required from a third party.    
 
Mr Stephens made reference to Land Folio 32158 for Nos 88 extended to the 
seaward side of the Portaferry Road as such there was land that was not within the 
applicant or DfI’s ownership and that was a material fact.  Whilst Mr Stephens 
accepted that planning did not deal with civil matters, he thought it would have been 
prudent from the outset to ensure the existing hedge along the frontage of Nos.88, 
telegraph poles and extent of the ownership was depicted on drawing 18a and 
should have been identified by DfI Roads following a site visit. Whilst Officers had 
provided mitigation through a Grampian condition, by insisting the splays were 
provided prior to the commencement of the development.  Mr Stephens was 
surprised that DfI Roads were suggesting in the Addendum report that a relaxation 
from the standard could be sought under paragraph 4.1 of DCAN 15 on such a a 
priority road with vehicles where there were numerous Road Traffic accidents, 
facilities and taking account of the issues around forward visibility and the number of 
accesses. Such a suggestion completely failed to understand the issues around road 
safety at the location and undermined the argument that there were the competent 
authority. Mr Stephens felt it would be prudent to explore the concerns further, given 
the public interest and that they could relate to matters of road safety, rather then to 
progress the application to a decision. Ultimately, the decision may be judged by the 
public at some stage in the future.   
 
Over the 40 years she had lived in the area, Ms Lemon had noted an increase in the 
volume of traffic along with the number of road traffic collisions. Where the access 
was proposed would be at the garden of her property. She said that during this time 
six cars had crashed into her garden. 
 
The Chairman advised Mrs Lemon that the allocated speaking time was up.   
 
Alderman Girvan asked Mrs Lemon to expand on her concerns. Mrs Lemon said if 
any accidents occur on that section of the road, the vehicles involved ended up 
either in Strangford Lough or her garden. That had happened recently in two 
separate incidents, with a car and a bus. The proposed access was at this point and 
it was felt that the risks of accidents on that road would increase. 
 
Councillor P Smith asked if the speaker could expand on the view of DfI Roads. Mr 
Stephens was not satisfied by the drawings of the proposed development. There 
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were two telegraph poles along the road within the visual splay and this was of 
concern. 
 
Councillor McClean asked the speakers what it would take to satisfy them in terms of 
the roads. Mr Stephens said the road turned, twisted, dropped away, was not very 
wide and visibility was impeded. While 160 metres visibility had been allowed on 
both sides of the access point, he felt consideration needed to be given to the 
number of accidents in the area, horizontal and vertical alignment of the road, width 
of the road and the constraints on the seaward side and move the access away to 
achieve something that was safe. He also felt the two telegraph poles had been 
overlooked. Mr Stephens was unsure if all the matters had been fully teased out.   
 
Mr Stephens and Mrs Lemon returned to the public gallery. The Chairman invited 
Conor Cochrane (Clyde Shanks) and Richard Agus (Traffic Engineer – MRA 
Partnership) to speak in favour of the application. 
 
Mr Cochrane felt Planning had been comprehensive and robust in the assessment of 
the application.  This scheme represented a substantial reduction from a 50 bed 
hotel was previously approved in 2009. There was a clear presumption in favour of 
development in relation to preservation and restoration of the historic building. No 
planning policies precluded this type of development rather endorsed.  All statutory 
consultees were content and DfI Roads had responded 6 times before arriving at 
their decision.  The proposal was policy compliant. While there was some objection 
those were based on matters which had comprehensively been addressed.  
 
The Chairman invited questions from Members.   
 
Responding to Councillor McClean, Mr Cochrane advised that the windows going in 
would echo what had been there previously. They would be traditional timber framed 
windows. 
 
In response to Councillor McClean’s second query about the road safety issues, Mr 
Agus felt that the road safety issues that had been raised had been somewhat 
exaggerated. The visibility on the existing access did not allow for the number of 
apartments so it was moved to the current proposal to allow good visibility.  
 
Alderman Gibson accepted why the access had been moved but was concerned that 
the plans showed a white building but the existing building was red brick and he 
asked for clarification. It was advised that the bricks would be red and the white was 
imaginary on the design visuals. The physical appearance of the building would be 
retained.   
 
Councillor P Smith asked what the sight line would be from the access point to the 
bend in the road. Mr Agus advised that the new access was 160 metres visibility in 
each direction and located at the crest of the hill.  
 
Alderman Girvan asked if the original access would be blocked off to the 
development. It was advised that it would be closed off to the development but it 
would still be required for access to other third party properties.  
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Responding to a second query from Alderman Girvan, Mr Agus advised that while he 
could never guarantee there would be no more accidents as most were caused by 
driver error. The proposed access point was safer than many other access points 
along that road. He said that Mrs Lemon’s visibility to her own property was only 30 
metres whereas the access to this proposed site would provide 160 metre visibility 
requirements in both directions. 
 
Councillor McAlpine asked if any thought had been given to a one-way system using 
the existing access point as the entrance. She also asked if a right turn lane that 
could provide some security.  Mr Agus advised that the issue with a one-way system 
meant there would be inadequate visibility for traffic coming from Newtownards to 
make a right turn. The proposed access point dealt with both issues for exit and 
entering. 
 
The Chairman asked if the opening had been identified in consultation with Roads 
Service and if the visual splay of 160 metres was the minimum. It was confirmed that 
Council had consulted with Roads Service over the application and there had been 
six responses before there was an agreement. The visual splays had been agreed 
using traffic statistics for that road. It was expected that visibility would be beyond 
160 metres due to the access being on an elevated site. It was felt that this was the 
safest access point – there had been two previous suggestions that Roads Service 
had rejected. 
 
Mr Cochrane and Mr Agus returned to the public gallery. 
 
Councillor P Smith proposed, seconded by Councillor Kennedy, that the 
recommendation be adopted that Planning Permission be granted. 
 
Councillor Walker felt that it was important to respect the professional opinions of 
consultees in relation to planning applications, particularly as Roads Service had 
commented six times this application. 
 
RESOLVED, on the proposal of Councillor P Smith, seconded by Councillor 
Kennedy, that the recommendation be adopted that Planning Permission be 
granted.  
 
4.4 LA06/2019/0738/F – 9 The Hill, Groomsport  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report (Appendix V) 
 
DEA: Bangor East & Donaghadee 
Committee Interest: A local development application attracting six or more separate 
individual objections which were contrary to the Officer’s recommendation  
Proposal: Demolition of existing garage and erection of single-storey, two bedroom 
annex with shower room and creation of two car parking spaces to the front of the 
proposed annex 
Site Location: 9 The Hill, Groomsport  
Recommendation: Grant Planning Permission  
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The Senior Professional and Technical Officer (A Todd) outlined the detail of the 
application detailing that the site lay within the proposed Groomsport Area of Village 
Character as identified in the Draft Belfast Metropolitan Area Plan. The immediate 
context of the site was that of an established residential area. The Hill was 
characterised by a continuous terrace of two storey and single storey dwellings on its 
southern side. A right of way ran to the immediate rear of the terrace and beyond 
that each property had a long garden area to the rear, the majority of which 
contained various garages and ancillary buildings.  
 
It was proposed to locate the ancillary building within the rear garden area of No. 9 in 
a similar position to the existing garage on the site adjacent to the right of way. The 
existing car parking spaces for No. 9 would be replaced in situ and increased in size 
to meet current standards. The building was modest in size with a floor space of 
30sq metres and its size, scale and simple pitched roof design would be very similar 
to many of the other dwellings and ancillary and incidental buildings within adjacent 
plots. For that reason, it was not considered that the proposed building would cause 
any harm to the character or appearance of the proposed AVC. 
 
The principle of accommodation ancillary to existing dwellings was acceptable under 
the Addendum to Planning Policy Statement 7 Residential Extensions and 
Alterations provided its function was supplementary to the use of the host dwelling. 
While it was recommended that such accommodation should normally be attached to 
the existing property, exceptions were permitted in cases where an extension was 
not practicable and provided the scale of accommodation was modest. In that case, 
due to the right of way located to the immediate rear of the existing dwelling, an 
extension was not possible, therefore the detached building had been proposed. The 
level of accommodation was considered to be modest with two small bedrooms and 
a bathroom. The applicant had advised that the accommodation was required for 
family members to stay in when visiting. 
 
Objections to the proposal had been received from 7 separate addresses within the 
area as well as one from Groomsport Village Association. The main concerns raised 
included: 

- Increased housing density and traffic within the historic area 
- Creation of an unwelcome precedent for similar development 
- Lack of parking 

As already outlined, the proposal was ancillary accommodation for the existing 
dwelling at No. 9 and did not involve the creation of a separate self-contained 
residential unit. It was also recommended that a condition was attached to any 
permission stipulating that the building was to be used only for purposes ancillary to 
No. 9 The proposal would also not result in any material increase in traffic and the 
existing off road parking provision was to be improved. 
 
In summary, it was considered that the proposal does not offend the policy 
requirements of either the Addendum to Planning policy Statement 7 or the 
Addendum to Planning Policy Statement 6 with reference to the proposed Area of 
Village Character. The principle of ancillary accommodation was acceptable and the 
scale and design of the building was modest and in keeping with other existing 
buildings in the rear garden plots. On that basis it was recommended that full 
planning permission should be granted. 
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The Chairman invited questions from Members.  
 
Councillor P Smith queried how much bigger the proposed building was in relation to 
the footprint of the existing garage. The Officer highlighted an image to show that it 
would be the same size as the building next door, there were already larger buildings 
on nearby plots and the dwelling would not be out of keeping.   
 
Responding to Councillor McClean, the Officer advised that the roof would not be 
any higher than the existing buildings and that the building would be ancillary to the 
main building. It would contain only a bathroom and therefore would not be classed 
as self-contained. If it was leased, then it would be in breach of the planning 
permission.   
 
In response to Councillor McAlpine, the Officer said the dwellings on the other side 
of lane were largely outbuildings and incidental buildings. 
 
RESOLVED, on the proposal of Councillor P Smith, seconded by Alderman 
Keery, that the recommendation be adopted that Planning Permission be 
granted.  
 
RECESS 

At this stage the meeting went into recess - 9.02 pm and the meeting recommenced 

at 9.17 pm. 

4.5 LA06/2017/1149/O – 10 Prospect Road, Ballygowan  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report (Appendix VI).  
 
DEA: Comber   
Committee Interest: A local development application attracting six or more separate 
individual objections which are contrary to the officer’s recommendation  
Proposal: Proposed residential development comprising 15 No. houses with 
associated site works and landscaping  
Site Location: 10 Prospect Road, Ballygowan  
Recommendation: Grant Planning Permission  
 
The Senior Professional and Technical Officer (A Todd) stated that the was located 
within an established residential area adjacent to the Prospect and Oakdale 
developments in Ballygowan. The site comprised a single detached two storey 
dwelling within a generous curtilage bound by mature trees and vegetation. The 
surrounding residential development consisted of a mix of detached and semi 
detached family homes. The land to the immediate west was zoned for housing in 
the Ards and Down Area Plan while the site immediately to the north was a disused 
former builder’s yard. 
 
The proposed layout showed 14 semi-detached dwellings accessed from a shared 
entrance and a single detached dwelling with its own individual access off Oakdale. 
The main road into the development would be adopted and the sightlines were to be 
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improved by replacing the existing wall and hedge behind the required splays. As the 
site was subject to a Tree Preservation Order the majority of the existing trees were 
to be retained. Those which were to be removed were either excluded from the Tree 
Preservation Order, were in poor condition or are not deemed to make any 
significant visual contribution to the area.  
 
As that was an outline application, no details of design or finishes had been 
submitted however the proposed semi-detached and detached house types and their 
plot sizes would be very much in keeping with the existing built form in the area. 
Each dwelling would have two in curtilage parking spaces with additional visitor 
parking spaces available on the new access road. Private amenity space for each 
dwelling and separation distances between existing and proposed dwellings would 
also meet the standards set out in the Creating Places Guidelines. 
 
The outline approval should be subject to a number of planning conditions. Those 
included the requirement for a detailed landscaping scheme to be submitted for 
approval at Reserved Matters stage along with details of protection measures for the 
retained trees prior to any construction. To further protect the retained trees, a 
condition was also recommended withdrawing permitted development rights from 
those dwellings which would have protected trees either within or close to their 
curtilage.  
 
All of the statutory bodies consulted on the application were content with the 
proposal. As the development would be reliant on the upgrading of the existing 
Ballygowan Waste Water Treatment Works, approval would be subject to a condition 
requiring that no development shall take place until the WWTW had been upgraded 
and was fully operational in line with the planning permission granted in December 
last year. NI Water had advised that the works were scheduled for delivery within NI 
Water’s current Business Plan period 2015-2021. 
 
A total of 8 letters of objection from 6 separate addresses had been received.  
The main planning concerns raised include: 

• Road safety 

• Loss of light to properties on Prospect Road as a result of additional tree 
planting 

• Removal of existing conifers 

• Impact on privacy of existing properties 

• Impact on wildlife 
All of those concerns had been considered in detail in the case officer’s report. As 
explained, in terms of road safety, the visibility splays at the access into the site were 
to be improved. In relation to loss of light to properties on Prospect Road, the 
existing conifers along the boundary with those properties were to be replaced by 
deciduous Lime trees which should actually allow for more natural light than the 
dense evergreen conifers. It was also considered that the removal of the overgrown 
conifers along the road and their replacement with a Laurel hedgerow and native 
species trees would enhance the appearance of the area. It was considered that 
there would be no unacceptable impact on the privacy of existing dwellings as the 
separation distances would be well in excess of the recommended 20m. Lastly, there 
was no evidence that the development would cause any adverse impact on wildlife. 
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NED was content with the proposal subject to the submission and approval of a 
suitable lighting plan at Reserved Matters to ensure no adverse impact on bats. 
 
In summary, it was considered that the proposed development complied with all of 
the relevant policy requirements of Planning Policy Statement 7 Quality Residential 
Environments. The site could comfortably accommodate the level of development 
proposed while ensuring the continued protection of the mature trees on the site and 
safeguarding the privacy and amenity of existing dwellings. On that basis it was 
recommended that outline planning permission should be approved.  
 
The Chairman invited questions from Members.   
 
In response to a number of questions from Alderman Gibson, the Officer outlined 
areas within the visuals to provide clarity and it was confirmed that the access to the 
proposed development would be on Oakdale as it provided better visibility. 
 
Alderman McDowell noted that the land to the rear of the site had formerly been 
industrial buildings and asked if there had been any applications for housing on that 
land. If not he was concerned that there would be and that would lead a loss in 
industrial land.  He felt consideration needed to be given to implications on what 
might be placed on that land.  The Officer advised that there had been no 
applications for the former builders yard or housing designation.  If and when an 
application was received then it would be considered on its own merits and the 
cumulative impact on the adjacent site. It was considered that housing would be 
preferred from an amenity point of view for noise impact. 
 
Councillor P Smith noted that the area was heavily wooded and he was concerned 
about the removal of trees and asked if any of the trees were to be retained. The 
Officer advised that two large trees were excluded from the tree preservation order 
at the site due to their poor condition. The others that would be removed would be 
the smaller ornamental trees. There was a condition for further approval for a 
landscaping stage of the development and tree planting was a requirement at that 
stage to compensate for those removed. 
 
RESOLVED, on the proposal of Alderman Keery, seconded by Councillor 
Kennedy, that the recommendation be adopted that Planning Permission be 
granted.  
 
4.6 LA06/2019/0584/F – Ballycopeland Windmill, Moss Road, Millisle  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report (Appendix VII).  
 
DEA: Ards Peninsula  
Committee Interest: An application relating to land in which the Council had an 
estate  
Proposal: New visitor centre/coffee shop, access road, car park, restoration to 
existing cottages and replacement barn 
Site Location: Ballycopeland Windmill, Moss Road, Millisle  
Recommendation: Grant Planning Permission  
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The Senior Professional and Technical Officer (P Kerr) outlined the detail of the 
application detailing that access to the proposal was from the Moss Road.  
 
The barn would be used to house groups or individuals waiting to see the windmill. 
The existing cottages would be used for interpretive facilities which they were 
currently in use as at present. All consultees were content with the application 
including Roads and HED.  
 
There was one letter of objection received and the details of that were outlined and 
dealt with in the Case Officer report. The main issues raised in this objection were 
that the proposal was damaging to the integrity of a historical site, out of character of 
the area both visually and by increased activity at the site, impact on personal view, 
overlooking from visitors centre into bedroom, road safety concerns and traffic 
increase. Roads service and Historic Environment Division were both content with 
the proposal. There was unfortunately no right to a view and with regard to 
overlooking the separation distances would ensure there was no significant impact. 
With regard to increased activity to the site, in order to make this valuable tourist 
asset sustainable, increased activity was welcomed. Having a landmark as 
significant as Ballycopeland Windmill in the Borough should be promoted and made 
accessible for all to enjoy and experience.  
 
Ballycopeland windmill was a landmark in the area and the last remaining structure 
of its kind in county down. The windmill was an established tourism asset and tourist 
amenity as defined by the Tourism (NI) Order 1992. The windmill was currently 
managed by the historic environment division of the department of communities. 
Whilst the windmill was not listed it was categorised as a regionally important 
industrial heritage site and state monument. 
 
With regard to the Ards and Down Area plan 2015 the site was located within 
countryside and was marked as an archaeological site and monument in state care. 
The proposal adhered to the SPPS in that the proposal secures high quality 
sustainable design which does not damage environmental features and qualitied 
which were of acknowledged public importance and upon which tourism itself may 
depend in line with the regional strategic objectives of paragraph 6.256. 
The proposal was assessed against PPS2, PPS3, PPS6, PPS16 and PPS21 and 
was in compliance with all policies. 
 
Measures had been taken to ensure the visual impact of the proposed development 
would be softened and there was sensitive landscaping throughout. All materials to 
be used, were high quality, and appropriate and sensitive to the location. 
The need for a newly constructed and highly accessible visitors centre was deemed 
to be a fundamental element to ensure a sustainable future for the site. The building 
was modest and although vastly different from 18th century windmill would be clearly 
distinguishable. Finishes were chosen to form a contrast to whitewashed cottages. It 
was located in order to maintained unobstructed views of the windmill. 
 
Planning permission was required before DAERA could award any capital grant 
funding.  In conclusion the proposal complied with planning policy and would ensure 
the sustainability of this historic landmark for the Borough. The proposal was 
recommended for approval. 
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The Chairman invited questions from Members.   
 
Councillor Cathcart noted that the Council was a statutory consultee for its own 
planning application and asked if the application should be looked at by a third party. 
 
The Officer advised that she was satisfied with the process as there was considered 
to be enough expertise between all the relevant authorities.   
 
Councillor Thompson proposed, seconded by Alderman Girvan, that the 
recommendation be adopted that Planning Permission be granted. 
 
Councillor Thompson said this was an exciting project and felt that it would be great 
asset to the Borough. He added that it was the last windmill of its type in the world 
and would be a unique visitor attraction that would reap the benefits for the Borough. 
Alderman Gibson asked for clarification where it was sited and commented that he 
was not a fan of the flat roof but he was happy that it was happening. 
 
Alderman McIlveen asked about the distance between the coffee shop and the 
house, of which the owner had objected on grounds of overlooking. It was clarified 
that the house was more than 30 metres from window to window and that the 
objector was able to use screening. 
 
RESOLVED, on the proposal of Councillor Thompson, seconded by Alderman 
Girvan, that the recommendation be adopted that Planning Permission be 
granted.  
 
4.7 LA06/2019/1032/F – Cairn Wood, 21 Craigantlet Road, Newtownards  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report (Appendix VIII).  
 
DEA: Holywood & Clandeboye  
Committee Interest: An application made by the Council  
Proposal: Extend and enhance the existing car park to include an engineering base, 
revised junction layout in accordance with DMRB, additional car park spaces and 
pedestrian footway around the carpark. A new forest entrance path and supporting 
retaining wall 0.2 m – 1.5 m high will be provided to achieve a 1:21 gradient to 
enable people of all abilities to enter the forest.  
Site Location: Cairnwood, 21 Craiganlet Road, Newtownards, BT23 4BT 
Recommendation: Grant Planning Permission  
 
The Senior Professional and Technical Officer (P Kerr) outlined the detail of the 
application detailed that there was a long-standing car park existing on the site and 
at present that was informal. From the current car park there were way markers that 
indicate routes into the forest and woodland.  
 
All consultees were content with the proposal including Natural Environment 
Division. 
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There were no immediate neighbouring properties and those living in wider area 
would not be impacted upon to any significant degree. Within the relevant 
development plans (Draft BMAP and North Down and Ards Area Plan 1984-1995) 
the site was located outside the settlement limit. In Draft BMAP the site was located 
on a protected route and lies within a SLNCI. The proposal was not contrary to the 
plan.  
 
The application proposed a physical extension of the car park to take in a small area 
of woodland. A total of 61 no. parking spaces were proposed, 5 of which would be 
disabled parking bays.  The disabled parking bays were directly adjacent to the 
proposed graded entrance path. The path was two tier and sloping supported by a 
blockwork retaining wall.  
 
The loss of semi-natural woodland would be minimal, and the edges of the car park 
would have a well-defined landscaping buffer. The rural character of the surrounding 
landscape would remain intact. The scheme would provide improved safety and 
accessibility for all user groups.  
 
The proposal complied with SPPS, PPS2, PPS3, PPS8 and PPS21. The Community 
benefit outweighed the loss of a small amount of open space. The proposal was 
reliant upon funding from DAERA from the Tackling Rural Poverty and Social 
Isolation fund.  In conclusion the proposal complied with the development plan and 
planning policy and was of a good quality and sensitive design. It would not 
adversely impact biodiversity and nature nor residential amenity. It would not impact 
on the character of the area and would bring with it, community benefit. Approval 
was recommended.  
 
The Chairman invited questions from Members.  
 
Councillor McClean referred to the five disabled spaces that would be included within 
the car park and noted that Cairn Wood was very steep and would be a difficult route 
for wheelchair users.  Referring to the visuals the Officer advised that the disabled 
parking spaces would be located next to a sloped fence path so there would be 
wheelchair access to the elevated section. It would be accessed more easily than it 
was at present and left it open to various groups and user types. 
 
Councillor McClean proposed, seconded by Councillor Thompson, that the 
recommendation be adopted that Planning Permission be granted. 
 
Alderman Keery was familiar with the site, he referred to access/entry point and 
noted that entry and access would now be at the same point. He felt that the car 
entry/exit arrangements might lead to slight congestion as the road had a speed limit 
of 60mph however he was supportive of the development. 
 
RESOLVED, on the proposal of Councillor McClean, seconded by Councillor 
Thompson, that the recommendation be adopted that Planning Permission be 
granted.  
 

5. UPDATE ON PLANNING APPEALS  
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PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning detailing that no new appeal decisions had been 
received. 
 
The following appeal was lodged on 20 November 2019. 

 

Appeal reference:  2019/A0170 

Application Reference: LA06/2018/1241/O 

Appeal by: Mr CF Cairns 

Subject of Appeal: Site for infill dwelling 

Location: 69 Craigdarragh Road, Helen’s Bay 

 
The following appeal was lodged on 25 November 2019. 

Appeal reference:  2019/A0174 

Application Reference: LA06/2018/1001/O 

Appeal by: Mr J McKeag 

Subject of Appeal: New dwelling 

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

 
Details of appeal decisions, new appeals and scheduled hearings could be viewed at 
www.pacni.gov.uk. 
 
RECOMMENDED that Council notes this report. 
 
AGREED TO RECOMMEND, on the proposal of Councillor P Smith, seconded 
by Alderman Keery, that the recommendation be adopted.  
 

6. PLANNING BUDGETARY CONTROL REPORT – DECEMBER 
2019 

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

http://www.pacni.gov.uk/
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Report 2 Payroll Expenditure £1,351 favourable  B 

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

Report 4 Income £50,389 adverse  D 

 
Boxes B, C and D added up to the overall adverse variance (Box A - £25,676).   
 
The variance could be summarised in the following table: - 
 

Type Variance 

£’000 

Comment 

Payroll Expenditure  (1.4)  

Non-payroll 
Expenditure 

 

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

Income 50.4 

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

Total    25.7 Box A 

 



 

 

27 
 

 

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

 
EXCLUSION OF PUBLIC/PRESS  
 
AGREED TO RECOMMEND, on the proposal of Alderman Keery, seconded by 
Councillor Thompson, that the public/press be excluded from the meeting.  

 
7. UPDATE ON PLANNING ENFORCEMENT MATTERS  
 
***IN CONFIDENCE***  
 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning attaching table detailing the live Enforcement notices, 
current court proceedings and anticipated summons associated with breaches of 

Year to Date 

Actual

Year to Date 

Budget

Variance Annual 

Budget

Variance E

O

Y 
£ £ £ £ % £

Planning

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

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

£ £ £ £ % £

Planning - Payroll Expenditure

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

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

£ £ £ £ % £

Planning - Non-Payroll Expenditure

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

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

£ £ £ £ % £

Planning - Income

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

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

REPORT 4                                     INCOME BUDGETARY CONTROL REPORT

REPORT 3            NON-PAYROLL EXPENDITURE BUDGETARY CONTROL REPORT

REPORT 1                                            BUDGETARY CONTROL REPORT

Period 9 - December 2019 

REPORT 2                  PAYROLL EXPENDITURE BUDGETARY CONTROL REPORT
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planning control.  The report detailed that relevant legislation was contained within 
Part 5 of the Planning Act (NI) 2011 as follows: 
 

• Section 85: Control of works for demolition, alteration or extension of listed
  buildings 

• Section 138: Issue of enforcement notice by councils; 

• Section 139: Issue of enforcement notice by Department; 

• Section 143: Appeal against enforcement notice; 

• Section 147: Offence where enforcement notice not complied with; 

• Section 148: Effect of planning permission, etc., on enforcement or breach of 
  condition notice; 

• Section 152: Enforcement of conditions (Breach of condition notices); 

• Section 156: Injunctions. 
 
All Enforcement Cases 
 
Details of all enforcement activity from 1 April 2019 to the date of this report were 
listed below for information: 
 

Cases Opened Closed 

 410 357 

Of 99 closed: Reason for closure 

Remedied* 151 

Retrospective approval 24 

Not expedient 50 

Immune 24 

No breach identified 108 

No of live cases 414 % of total cases 

< 1 year 240 58% 

1-2 years 79 19% 

2-3 years 40 10% 

3-4 years 29 7% 

4-5 Years 8 2% 

> 5 years 18 4% 

*Examples: removal of breach or cessation of breach 

RECOMMENDED that Members note the content of this report and the table and 
court judgement.  
 
The Head of Planning outlined the detail of the report.   
 
Alderman Gibson raised a question regarding the legal fees associated with the 
Fishquarter Quarry case. The Head of Planning explained that to challenge the case 
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and to supply evidence required to be done through the Council’s solicitor which 
incurred a cost.   
 
Alderman Keery asked if the Head of Planning knew the current cost of the legal 
fees in respect of fish quarter quarry. The Head of Planning estimated that the legal 
fees currently amounted to approximately £100,000 from the start of the case in May 
2016.   
 
AGREED TO RECOMMEND, on the proposal of Councillor Cathcart, seconded 
by Alderman Gibson, that the recommendation be adopted.  
 

ALLEGED UNAUTHORISED STRUCTURE AT BALLYGOWAN 
 
***IN CONFIDENCE*** 
 
The Head of Planning stated that a number of Members had been contacted with 
concerns in respect of an alleged unauthorised structure outside the village hall in 
Ballygowan. An enforcement case had been opened in that regard.  The structure 
consisted of a flagpole, stone memorial and fencing.  In terms of the fencing that did 
not require planning permission and could be erected under permitted development 
rights, the flagpole did not require planning permission and the land in question was 
not registered.  There were limited grounds available for planning to remove the 
structure and to apply for an injunction was a costly process.  The Head of Planning 
advised that Officers would continue to liaise with the PSNI in respect of the matter.  
 
NOTED.  
 

READMITTANCE OF PUBLIC/PRESS  
 
AGREED TO RECOMMEND, on the proposal of Councillor Cathcart, seconded 
by Councillor Kennedy, that the public/press be re-admitted to the meeting.   
 

TERMINATION OF MEETING  
 
The meeting terminated at 10.00 pm.  



ITEM 4.1 

Ards and North Down Borough Council 

Application Ref LA06/2018/0969/O 

Proposal Proposal for a detached dwelling 

Location 

 
30m North of 173 Bangor Road, Holywood  
 

Committee 
Interest 

A Local development application called-in to Planning 

Committee from the delegated list by a member of that 

Committee - Called in by Cllr Adair: 

RE POLICY CTY2A AND POLICY CTY8 OF PPS21 - CTY2A is not 
relevant in this case, however the application site is effectively a 'gap' site 
under Policy CTY8, and the proposal is suitably integrated and appears to 
meet the criteria of this policy. 
  
RE POLICY AMP2 & AMP3 OF PPS3 - a detailed traffic assessment and 
report could be carried out to confirm if the access was suitable for the 
extra traffic generated by the proposal. 

  
I understand a Bio-Diversity Checklist was submitted and further 'evidence' 

could be provided if requested to demonstrate that the development of this 

land will not pose a risk to both human health and the water environment. 

Validated 30 August 2018 

Summary 

• Outline application submitted to consider the principle of 
development 

• Site located in the countryside as designated in the North 
Down and Ards Area Plan 1984-95 and Draft BMAP 

• DFI Roads recommending refusal as the access is onto the 
main Belfast/Bangor Road which is a protected route and 
the layout of the existing access is considered to be 
unsuitable for proposed use 

• Proposal fails to satisfy requirements of Policy CTY2a of 
PPS 21 as site does not form part of a cluster of 
development 

• Proposal fails to satisfy Policy CTY8 of PPS 21 as the site 
is not considered to be an infill site 

• One objection received raising issues of road safety, 
sewage and tree protection 

 

Recommendation 
 Refusal  
 

Attachment Item 4.1a – Case Officer Report 
 







































ITEM 4.2 

Ards and North Down Borough Council 

Application Ref 

 

LA06/2018/1058/F 

 

Proposal 

3G pitch, 6no. 16m. high floodlights, fencing including 2.7m 
high security fence, 1.2m high spectator fence and 1.2m high 
timber fence, 10m high ball-stop netting, changing pavilion, 
associated car park and landscaping 

Location 

 

Site adjacent to Kilcooley Primary School, Ganaway Avenue, 

Bangor 

Committee 
Interest 

 

Application which falls within the Major category of 

development as specified within the Planning (Development 

Management) Regulations (NI) 2015 

Validated 19 November 2018 

Summary 

 

• Proposal not compliant with FLD 5 of PPS 15 (Revised) - 
Lack of safety assurance for Clandeboye Lake and 
associated safety risk for users of the proposed facility in the 
event of an uncontrolled release of water 
 

• Planning permission for new development should only be 
granted to such assurance, provided by a suitably qualified 
engineer and supported by DFI Rivers, as the responsible 
body for the management of reservoir flood risk. 

 

• On basis of existing levels within the site a large portion of 
the site is located within an area in which the overall hazard 
rating is considered high. DFI Rivers, as the statutory 
consultee advising on flood risk, has confirmed that there is 
an unacceptable combination of depth and velocity for 
the proposed development. 

 

• Report submitted assessing potential flood risk considered to 
be a category red risk by Rivers Agency. Given this 
categorisation it is the professional planning judgement that 
FLD 5 of PPS 15 (Revised) could not be set aside in the 
determination of this proposal 

 



• The Planning (Notification of Applications) Direction 
2017 – as this proposal is in the major development 
category, if the Committee determines to overturn the 
recommendation of the Planning Department, the above 
legislative notice requires that the application is referred to 
the Department as DAERA has raised a significant objection 
against the granting of planning permission.  The Council 
must not grant planning permission for development before 
the expiry of a period of 28 days, beginning with the date 
notified to them by the Department as the date of receipt by 
the Department of the information specified within the 
Direction.  The Department can determine to ‘call-in’ the 
application under section 29 of The Planning Act (NI) 2011.  
The decision of the Department on an application for 
planning permission referred to it shall be final. 

 

Recommendation 
 
Refusal  
 

Attachment Item 4.2a – Case Officer Report 
 



 

 

Development Management Case Officer Report 
 

Application Ref: LA06/2018/1058/F DEA:  Bangor West 

Proposal:  3G pitch, 6no. 16m. high floodlights, fencing including 2.7m high security 
fence, 1.2m high spectator fence and 1.2m high timber fence, 10m high ball-stop 
netting, changing pavilion, associated car park and landscaping 
 

Location: Site adjacent to Kilcooley Primary School, Ganaway Avenue, Bangor 
 

Applicant: Kilcooley Sports Forum 
 

Agent: Gregory Architects 

 
Date Valid: 19/11/2018 

 
Env Statement Requested: No 

 
Date last Advertised: 20/02/2020 

 
Date last Neighbour Notified: 06/02/2020 

 
Consultations: Yes 

 
Representations: Yes 

Letters of 
Support 

0 Letters of Objection 5 (3 from 
separate 
addresses 
and 1 
anonymous) 

Petitions 0 

Summary of Main Issues: 
 

• Principle of development and conformity with the Development Plan 

• Lack of safety assurance for Clandeboye Lake and associated safety risk for 
users of the proposed facility in the event of an uncontrolled release of water 

• Community benefits of the proposed 3G pitch to local primary schools and 
local community groups 

• Planning history of the site and surrounding area 

• Impact on residential amenity 

• Suitability of the application site to accommodate the proposed development 
and the associated impact on the character of the area 

• Access and parking requirements 

• Impact on the natural environment and protected sites 
 

Case Officer: Mark Hanvey 

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

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

 
The application site is a large grass area located to the south of Kilcooley Primary 
School in Bangor. Residential properties are located to the east and west of the 
application site. The Rathgael Road is located to the south with Clandeboye Estate 
further south. 
 

 
Image 1 – View from northern boundary of site facing east 

 

 
Image 2 – Existing dwellings to the west of the application site 

 
The application site is located within the Settlement Development Limit (SDL) of Bangor 
under the Draft Belfast Metropolitan Area Plan 2015 and the North Down and Ards Area 
Plan 1984 – 1995. The application site is within an existing area of open space and 
forms part of the Kilcooley Wood Local Landscape Policy Area. 
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Image 4 – View from land south of residential properties in Ballynoe Gardens  

facing east towards application site 
 

 
Image 5 – Kilcooley Wood to south of the application site 
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2.   Site Location Plan 

 

  
Image 7 – Application site outline red 

 

 

 

  
 

   
Image 6 – Surrounding context 
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3. Relevant Planning History 

 
LA06/2018/0369/PAN 
 
Site adjacent to Kilcooley Primary School, Ganaway Avenue, Bangor 
 
 
A floodlit 3G football pitch and changing pavilion 
 
Proposal of Application Notice Acceptable: 24.05.2018 
 
LA06/2015/0121/F 
 
Ganaway Field, Ganaway Avenue, Bangor 
 
Proposed development of synthetic 3G pitch with adjacent changing office storage 
parking facilities 
 
Application Withdrawn: 09.12.2015 
 
 

 
Image 8 – Site layout submitted under LA06/2015/0121/F 

 

 

4.   Planning Policy Framework  

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

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

• Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 

• Strategic Planning Policy Statement for Northern Ireland (SPPS) 

• Planning Policy Statement 2: Natural Heritage 
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• Planning Policy Statement 3: Access, Movement and Parking 

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

• Planning Policy Statement 15: Planning and Flood Risk 

 

5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 
 

• 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 

DFI Rivers Proposed development contrary to Policy 
FLD 5 of Planning Policy Statement 15 

NI Water   No objections 

DFI Roads - Downpatrick Office No objections subject to conditions 

Water Management Unit No objections  

Environmental Health No objections subject to conditions 

Marine and Fisheries Division No objections 

Natural Environment Division No objections subject to condition 

Historic Environment Division No objections 

Shared Environmental Service No objections subject to condition 

 

7.   Consideration and Assessment 

 

Full planning permission is sought for a 3G pitch with associated floodlighting, changing 
pavilion and associated car parking. Residential properties to the west are 30 metres 
from the perimeter of the proposed pitch with properties to the east set back 
approximately 20 metres. The boundaries will be defined by a 2.7-metre high security 
fence. A 10-metre high ball-stop net is proposed to the rear of both goals. A spectator 
pathway is provided around the pitch with 1.2-metre high fencing around the 3G pitch. 
Buffer planting will be carried out to the east of the proposed car park and to the west 
of the 3G pitch. Tree planting will be carried out as per the specification indicated on 
Drawing No. 06. 
 
Due to the sloping topography of the site towards the south, groundworks will be 
required to provide a level surface area. The land will be regraded with the northern 
section of the site cut into, and to the south the land will be filled to provide a 3:1 
gradient.    
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Image 9 – Proposed site layout plan 

 
 
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. 
 
The application site is located within the Limit to Development of Bangor under the 
North Down and Ards Area Plan 1984 - 1995. The site is within the Settlement 
Development Limit of Bangor under the Draft Belfast Metropolitan Area Plan 2015.  
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Image 10 - Extract from Map 3a Bangor, Belfast Metropolitan Area Plan 2015 

 

 
 
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.  
 
Paragraph 1.12 of the SPPS states that where there is conflict between the SPPS and 
any policy retained under the transitional arrangements must be resolved in favour of 
the provisions of the SPPS. 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 afforded 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. 
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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.  
 
Policy NH 3 – Sites of Nature Conservation Importance - National 
 
Planning permission will only be granted for a development proposal that is not likely 
to have an adverse effect on the integrity, including the value of the site to the habitat 
network, or special interest of:  
 

• an Area of Special Scientific Interest;  

• a Nature Reserve;  

• a National Nature Reserve; or  

• a Marine Nature Reserve. 
 
Policy NH 5 – Habitats, Species or Features of Natural Heritage Importance 
 
A development proposal which is likely to result in an unacceptable adverse impact 
on, or damage to, habitats, species or features may only be permitted where the 
benefits of the proposed development outweigh the value of the habitat, species or 
feature. 
 
I have considered the proposal against the biodiversity checklist and it is considered 
that there are no potential impacts on protected species as a result of the proposed 
development. Water Management Unit, Natural Environment Division and Shared 
Environmental Services have been consulted and are satisfied with the detail 
provided. The proposed 3G pitch and associated floodlighting is located to the north 
of Kilcooley Wood. The light levels presented are satisfactory in that the floodlights 
are directed primarily towards the pitch with minimal outward spillage. Natural 
Environment Division is content that there will be no impact on the local bat 
population. Conditions would ensure that a sufficient buffer exists between the 
location of proposed construction works and the watercourse to the south-east. 
  
 
Consideration of potential effects on European Sites 
  
The potential impact of this proposal on Special Areas of Conservation, Special 
Protection Areas and Ramsar sites has been assessed in accordance with the 
requirements of Regulation 43(1) of the Conservation (Natural Habitats, etc) 
Regulations (Northern Ireland) 1995 (as amended). The proposal would not be likely 
to have a significant effect on the features, conservation objectives or status of any of 
these sites. 
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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. 
 

DFI Roads has been consulted and there are no objections subject to conditions.  
 
 

Policy AMP 7 - Car Parking and Servicing Arrangements  
 

Development proposals will be required to provide adequate provision for car parking 
and appropriate servicing arrangements. The precise amount of car parking will be 
determined according to the specific characteristics of the development and its 
location having regard to the published standards or any reduction provided for in an 
area of parking restraint designated in a development plan. Proposals should not 
prejudice road safety or significantly inconvenience the flow of traffic. 
 

The proposed site layout plan indicates that there will be 25 No. car parking spaces 
for both players and spectators, with 2 No. spaces dedicated for disabled parking. 
The submitted Design and Access Statement also states that provision will be made 
for 2 No. spaces for team coaches. I have sought clarification from the agent in 
relation to coach parking as no provision is currently shown on the proposed site 
layout plan. I have also sought clarification on what the available provision is for 
overspill parking in relation to tournaments or other events not included on the 
booking schedule. For the purposes of assessment the parking requirements are 
based on the users projected in the submitted timetable. Prior to permitting 
tournaments or other activities outside of the allocated user groups, details of coach 
parking and overspill parking provision will be required.  
 
The maximum number of users in any one hour time slot is shown as 50 associated 
with the anchor user Glentoran FC and Sunday League matches. Car Parking 
Standards require parking at a rate of 1 car parking space per 3 players. For 50 
players a parking provision of 16.67 spaces is required and this can be achieved 
within the curtilage of the application site.  
 
The application site is well served by public transport with bus stops available within 
walking distance to the east along Owenroe Drive. 
 
 
Planning Policy Statement 8: Open Space, Sport and Outdoor Recreation 
 
Paragraph 4.11 of PPS 8 states that major areas of existing open space will be 
identified on development plan maps for information purposes. Existing open space, 
regardless of whether it is identified on plan maps or not, benefits from the protection 
afforded by Policy OS1 unless the site is identified for an alternative use in the plan 
itself. 
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Policy OS1 - Protection of Open Space 
 
Development will not be permitted that would result in the loss of existing open space 
or land zoned for the provision of open space. The presumption against the loss of 
existing open space will apply irrespective of its physical condition and appearance. 
 
The proposed development relates to the provision of a 3G football pitch. The provision 
of this outdoor sporting facility will ensure that the site is retained for recreational 
purposes. Pedestrian access is retained to the surrounding residential properties and 
the remaining area of open space, including Kilcooley Wood. Buffer planting is 
proposed on either side of the facility and there will be no impact on the character or 
amenity of the area.  
 
The associated security fencing and floodlighting will be the most noticeable features 
of the proposed development; however, direct views will be limited to the residential 
properties and primary school immediately surrounding the site. Wider views of the 
proposed development will be restricted given the enclosed location of the application 
site. 
 
There will be no impact upon the woodland to the south and DAERA’s Natural 
Environment Division has no raised no issues in relation to biodiversity impacts.  
 
On the basis of the information provided the proposed development will be available 
for use by local schoolchildren from Kilcooley Primary School and also St.Malachy’s 
Primary School, which is located 0.6 miles to the east of the application site. 14 hours 
per week is allocated for local schools to use the proposed 3G pitch. Other local user 
groups include Bangor PBFB, Kilcooley Mens, Bangor Alternatives, Kilcooley WC,  
 
Dufferin Pikers, Kilcooley Church of Ireland, Kilcooley Presbyterian, North Down 
Defenders, Down Capacity Bloomfield, Whitehill and Rathgill and KCAG. Glentoran 
Football Club will operate as the Anchor user of the 3G pitch between 6-9pm Monday 
to Friday and from 10am-4pm on Saturdays. Other sports teams using the facility on 
Saturday afternoons will be Bangor Rangers and Bangor Amateurs. 

 
 

Policy OS4 – Intensive Sports Facilities  
 
The use of the 3G pitch will be limited to between 10.00am to 9.00pm Monday to 
Saturday and 12.00pm to 6.00pm on Sunday. Activity on Sunday was initially 
proposed until 9.00pm, however, following further discussion with the agent for the 
application it has been agreed that 6.00pm would be more appropriate and that the 
KCAG user group can be accommodated between 2.00 – 4.00 pm.  
 
An acoustic barrier is proposed in order to contain associated noise and 
Environmental Health has also advised that there should be no tannoy system to be 
used at any time on the premises.  
 
 
 
 
 



 

13 

 

There are no unacceptable impacts on features of importance to nature conservation, 
archaeology or the built heritage.  
 
There are a mixture of community uses in the surrounding area most notably to the 
north with the existing Kilcooley Primary School, various community and training 
centres, a playground and allotments. The proposed 3G pitch will be compatible with 
the surrounding area and the provision of buffer planting between the application site 
and nearby residential properties will help soften the visual impact on the locality.  
 

 
Image 11 – Aerial image showing application site and its surroundings 

 

Provision is made for the needs of people with disabilities. Disabled parking is provided 
close to the entrance to the pitch and pavilion building. The pavilion building will be 
accessible for all users with accessible changing, toilet and shower facilities available. 
The facility will be close to the two local primary schools and is accessible to the local 
population  
 
Based on the figures presented in relation to the various user groups the road network 
can safely handle the extra vehicular traffic that would be generated. DFI Roads has 
been consulted and has no objections to the proposed development subject to 
conditions. Adequate provision is made for parking within the site. 
 
 
Policy OS5 – Noise Generating Sports and Outdoor Recreational Activities 
 
The development of sport or outdoor recreational activities that generate high levels of 
noise will be permitted subject to the criteria set out under Policy OS5. A noise 
assessment has been carried out by KRM Acoustics and the accompanying report 
dated 16th September 2019 has concluded as follows – 
 
The predicted levels fall within the range of the ‘No Observed Effect Level’ (NOEL) level 
as the site will be audible but not likely to exceed the proposed noise limits or existing 
ambient noise levels. 
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The consultation response from Environmental Health advises that the submission by 
KRM Accoustics has predicted the future noise impact at the nearest noise sensitive  
receptors of the proposal by using SoundPlan noise modelling software. Expected 
noise emissions from various associated activities have been inputted into the model.  
 
Noise maps presented show the predicted levels at all nearby receptors. The proposed 
new pitch activity has been assessed using The Sport England Guidance (2015), the 
WHO guidelines and BS8233:2014. The predicted levels obtained comply with the 
specified criteria. 
 
Based on the conclusions of the noise modelling Environmental Health request that 
conditions are attached if planning permission is subsequently granted to control hours 
of use so that the 3G pitch and changing pavilion shall not be open outside the following 
times: 
 
10:00hrs to 21:00 hrs Monday to Saturday 
12:00hrs to 18:00hrs on Sunday 
 
It is also requested that no tannoy system is to be used at any time on the premises 
and that a 1.2m high acoustic barrier shall be erected and maintained along the site’s 
boundary.  
 

All mitigation measures as specified in the Noise assessment, 3G pitch, floodlighting, 
changing pavilion and associated car parking, site adjacent to Kilcooley Primary 
School, Ganaway Avenue, Bangor, prepared by KRM Acoustics and dated 16th 
September 2019 shall be incorporated into the development namely:  
 
a) Glazing of the proposed pavilion shall be constructed as specified in Appendix 3 in 
order to meet the desired sound reduction index of 34dB Rw  
 
b) Walls of the proposed pavilion shall be constructed as specified in Appendix 3 in 
order to meet the desired sound reduction index of 58dB Rw  
 

c) The roof of the proposed pavilion shall be constructed as specified in Appendix 3 in 
order to meet the desired sound reduction index of 47dB Rw  
 
d) The combined noise level from the plant room shall not exceed 62dB LA90 at 1 m 
(23:00-07:00hrs) and 71dB LA90 at 1m (07:00-23:00hrs)  
 
The above conditions are required in order to ensure that the occupants of nearby 
residential premises are not adversely affected by noise.  
 
Existing residential properties are set back a sufficient distance from the proposed pitch 
and associated pavilion and car park so as to avoid any associated noise impacts. 
Timber fencing will limit outward noise and buffer planting will provide sufficient 
mitigation. Additional detail has been requested from the agent in relation to the 
landscape specification to ensure clarity in relation to the numbers of trees proposed 
and their location.  
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Policy OS7 – The Floodlighting of Sports and Outdoor Recreational Facilities 
 
There will be no unacceptable impact on the amenities of people living nearby, there 
will be no adverse impact on the visual amenity or character of the locality and public 
safety will not be prejudiced. 
 

 
Image 12 – Extract from Drawing 07 

 

Drawing 07 is annotated to state that the floodlighting design has been prepared with 
reference to the Institute of Lighting Professionals Document – Guidance Notes for 
the Reduction of Obtrusive Light. The drawing demonstrates that light spread from the 
floodlights will be restricted and there will be no unacceptable impact upon the 
adjacent residential properties. The proposed development will not have an 
unacceptable impact on the amenities of people living nearby. 
 
 
Planning Policy Statement 15 - Planning and Flood Risk 
 
 
Policy FLD 3 - Development and Surface Water (Pluvial) Flood Risk Outside Flood 
Plains 
 
In accordance with Policy FLD 3, a Drainage Assessment is required due to the 
application site measuring in excess of 1 hectare with additional hard-standing greater 
than 1000m2. 
 
DFI Rivers has reviewed the drainage assessment and accompanying addendum 
report and has confirmed that Policy FLD 3 is satisfied.  
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Policy FLD 5 - Development in Proximity to Reservoirs 
 
There is no conflict between the Strategic Planning Policy Statement for Northern 
Ireland (SPPS) and Policy FLD 5 of Planning Policy Statement 15. The SPPS states in 
paragraph 6.119 that reservoirs are a recognised source of flood risk. 
 
Paragraph 6.120 of the SPPS states that new development within the flood inundation 
area of a controlled reservoir can only be justified where the condition, management 
and maintenance regime of the reservoir are appropriate to provide assurance 
regarding reservoir safety. Planning permission for new development should only be 
granted to such assurance, provided by a suitably qualified engineer and supported by 
DFI Rivers, as the responsible body for the management of reservoir flood risk. 
 
Parargraph 6.122 concludes that development will be precluded where a flood risk 
assessment indicates a likelihood of fast flowing and/ or deep inundation. 
 
Policy FLD 5 states the following – 
 
New development will only be permitted within the potential flood inundation area of a 
“controlled reservoir” as shown on the Strategic Flood Map, if: 
 
• the applicant can demonstrate that the condition, management and maintenance 

regime of the reservoir is appropriate to provide sufficient assurance regarding 
reservoir safety, so as to enable the development to proceed; 

 
• the application is accompanied by a Flood Risk Assessment which demonstrates: 
 
1. an assessment of the downstream flood risk in the event of: 

- a controlled release of water 
- an uncontrolled release of water due to reservoir failure 
- a change in flow paths as a result of the proposed development 

 
and 
 
2. that there are suitable measures to manage and mitigate the identified flood risk, 

including details of emergency evacuation procedures 
 
DfI River’s reservoir inundation maps indicate that this site is in a potential area of 
inundation emanating from Clandeboye Lake. The submitted Flood Risk Assessment 
states the following – 
 
Flood Risk Consulting attempted to contact the reservoir owner to obtain information 
regarding the condition and maintenance, but no response has been received to date. 
It is understood that the reservoir is not satisfactorily maintained to the standards 
defined by the TAN (Technical Advice Note) and the development is unable to satisfy 
FLD5 on this issue. 
 
It has not been demonstrated to DfI Rivers that the condition, management and 
maintenance regime of Clandeboye Lake is appropriate to provide sufficient assurance  
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regarding reservoir safety so as to enable the development to proceed, as required 
under Policy FLD 5. 
 
DFI Rivers has carried out an assessment of flood risk to people (based on the Defra / 
Environment Agency’s “Hazard to People Classification using Hazard Rating”) for an 
uncontrolled release of water emanating from Clandeboye Lake. 
 
At existing levels a large portion of the proposed pitch along with the car park and 
changing pavilion are located within an area of the site in which the overall hazard rating 
is considered high. This is considered by DfI Rivers to be an unacceptable combination 
of depth and velocity for this particular development proposal. 
 

 
Image 13 - Application site and flood hazard rating  

Extract from Plate 2.4 - flood hazard results for the existing site (Flood Risk Assessment – Addendum) 
 
Policy FLD 5 of PPS 15 states that there will be a presumption against any development 
located in areas where it is indicated that there is the potential for an unacceptable 
combination of depth and velocity. 
 
DFI Rivers has provided further detail in relation to this issue in an e-mail 10th February 
2020 to Doran Consulting – 
 
Notwithstanding the policy requirement of Condition Assurance, the Applicant 
submitted a Flood Risk Assessment (FRA) in which they offer mitigation by way of site 
infilling (raising ground levels) to decrease the resultant depths and velocities 
experienced at the site.  An unavoidable effect of infilling a reservoir floodplain is the 
change in flow paths.  A change in flow path is not acceptable under policy. Whilst the 
FRA states no change in flow paths, it is evident from the pre and post inundation 
extents that there is a change as a result of the proposed infilling see pages 7 & 12.   
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The FRA also offered mitigation (justification) by way of an instinctive ‘fight or flight’ 
evacuation concept, it stated, “It was found that a hazard rating of 0.75 would be  
recorded in this corner of the pitch approximately 7 minutes after reservoir failure. 
Therefore people using the sports pitch would have at least 7 minutes following the 
considerable noise that would be anticipated at the time of the catastrophic reservoir 
failure to move to the changing facilities building, the adjacent car park, or most likely 
under a ‘fight or flight’ adrenaline rush the higher ground in the north western corner of 
the site”.   
 
In the absence of Condition Assurance regarding reservoir safety the proposed 
development is contrary to Policy FLD 5 of Planning Policy Statement 15. On the basis 
of the existing levels within the site a large portion of the site is located within an area 
in which the overall hazard rating is considered high. DFI Rivers, as the statutory 
consultee advising on flood risk, has confirmed that there is an unacceptable 
combination of depth and velocity for the proposed development. 
 
 

 
 Image 14 – Clandeboye Lake to south of application site 

 

 

 

8.   Consideration of Representations 

 
5 letters of objection have been received. One letter is anonymous, and two objection 
letters are from the same address. The following issues have been raised – 
 

• Noise impact from associated activities and sound systems 
 
The proposed development has been assessed by Council’s Environmental Health 
Department. The noise impact assessment has demonstrated that the noise 
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generated will not exceed ambient noise levels at the nearest noise sensitive 
receptors. There will be no adverse noise impacts subject to mitigation measures.  
 

• Impact on residential amenity from floodlighting and car headlights 
 
Supporting information demonstrates that there will be minimal light spread from the 
proposed floodlights, with lighting directed primarily onto the playing surface. Buffer 
planting and timber fencing will provide mitigation to reduce light intrusion to existing 
dwellings. 
 

• Impacts on biodiversity 
 
The site itself has a relatively low biodiversity value in that it is an existing managed 
area of grass. The woodland to the south has a high biodiversity value and this will 
not be impacted by the proposed development. Consultation has taken place with 
Marine & Fisheries Division, Water Management Unit, Natural Environment Division 
and Shared Environmental Services. The proposed development will not have any 
significant impacts on the natural environment. 
 

• Flood risk and drainage concerns 
 
DFI Rivers is satisfied that the proposed development complies with Policy FLD 3 of 
Planning Policy Statement 15 following submission of an amended drainage 
assessment. DFI Rivers, however, has raised concerns relating to Policy FLD 5 as 
the application site is located in close proximity to a reservoir. Condition assurance 
has not been provided to meet the requirements of this policy and a large portion of 
the site has an overall hazard rating which is considered to be high. 
 

• Road safety 
 
DFI Roads is satisfied with the proposed access arrangements subject to conditions. 
The parking provision is sufficient to cater for the projected numbers. Further details 
have been requested in relation to arrangements for tournaments outside of the 
submitted timetable, however, a management plan could be conditioned to show 
provision for overspill parking. 
 

• Impact on the character of the area 
 
It is stated that the existing grass area already acts as a football pitch and provides for 
other recreational uses. The recreational use of the site will be retained. It is 
acknowledged that fencing will be required to ensure the facility is secure, however, 
the development of a 3G pitch will allow for continual use throughout the year. The 
facility is located adjacent to residential dwellings; however, it is also acknowledged 
that there are other community facilities nearby with the primary school immediately 
adjacent to the north. The woodland will be retained to the south with access still 
available for local residents. On balance, therefore the proposed development will not 
significantly impact upon the character of the area. 
 

 

9.   Conclusion  
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All material planning considerations have been assessed fully and comments from 
objectors and consultees have been considered. Taking into consideration the 
comments from DFI Rivers and the concern expressed in relation to flood risk it is my 
professional planning judgement that the principle of development is unacceptable 
and planning permission should be refused. 

 

 

10.    Recommendation 

 
Refuse Planning Permission 
 

 

11.    Refusal reason 

 
1. The proposed development is contrary to Policy FLD 5 of Planning Policy 

Statement 15, Planning and Flood Risk, in that it has not been demonstrated 
that the condition, management and maintenance regime of the reservoir is 
appropriate to provide sufficient assurance regarding reservoir safety, so as to 
enable the development to proceed. 
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Proposed cross-sections 
 

 
 

Proposed associated pavilion building 



ITEM 4.3 

Ards and North Down Borough Council 

Application Ref 

 

LA06/2019/1000/F 

 

Proposal 
Provision of a new private access lane to new dwelling at 
Ballynichol Road, Comber (approved under 
LA06/2018/0348/F) 

Location 

 

130m NE of 9 Ballynichol Road, Comber 

Committee 
Interest 

 

A Local development application called-in to Planning 

Committee by the Head of Planning 

Validated 07 October 2019 

Summary 

• Planning permission for dwelling on a farm granted on 6 
December 2018 under Policy CTY 10 of PPS 21; 

• Criterion (c) of Policy CTY 10 requires access, where 
practicable, to be obtained from an existing lane – that was 
basis of December 2018 proposal and subsequent 
approval – no H&S issues raised at that time; 

• New access laneway considered to be contrary to Policy 
CTY 13 – Integration into Countryside and CTY 14 – Rural 
Character which requires the impact of ancillary works 
(new access and driveway) on rural character to be 
assessed; ancillary works do not integrate with 
surroundings 

• Mortgage requirements do not form material planning 
consideration 

• PPS 21 – regional planning policy on sustainable 
development in the countryside – applicable across NI 
since June 2010 

Recommendation 
 
Refusal  
 

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

Application Ref:  LA06/2019/1000/F DEA:  Comber 

Proposal:        Provision of a new private access lane to new dwelling at Ballynichol 
Road, Comber. 
 

Location:     Provision of a new private access lane to new dwelling at Ballynichol 
Road, Comber. 
 

Applicant:         Mr and Mrs Hilary 
 

Agent:       G. T. Design 

 
Date Valid: 07/10/2019 

 
Env Statement Requested: no 

 
Date last Advertised: 24/10/2019 

 
Date last Neighbour Notified: 14/02/2020 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

 
Summary of Main Issues: 
 

• Principle of development 

• Design and Appearance 

• Impact on the character and appearance of the area 

• Impact on landscape features and environmental quality 

• Biodiversity 

• Road Safety 
 

Case Officer: Michael Creighton 

Recommendation: Refuse Planning Permission 
 
Agreed by Authorised Officer 

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

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

 

 
 

 
 
 
 

1.   Description of Site and Surrounding Area 

 
Characteristics of Site and Area 
The site is located on lands approximately 50m south east of no.9 Ballynichol Road, 
comber.  The site forms part of a grassed agricultural field and an enclosed dirt 
paddock.  On the day of my site inspection it was clear that foundations of a dwelling 
were laid.  The site is located south of the farm at no.9 Ballynichol Road behind a large 
agricultural shed.  Access to the site is taken from the existing access to the farm and 
would pass through existing agricultural land.  The site is elevated in the landscape with 
topography declining to the south.  The site of the approved dwelling is not visible from 
the Ballynichol Road as it is located south of the farm behind farm buildings. 
 
The site is located outside the closest settlement limit of Comber as designated within 
the Ards and Down Area Plan 2015.   
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3. Relevant Planning History 

 
LA06/2018/0348/F - 50m south east of 9 Ballynichol Road, Ballynichol, Comber  
Erection of dwelling on a farm (Policy CTY 10) - permission granted - 06.02.2019 
 
LA06/2017/0429/F - 7 Ballynichol Road, Comber 
Erection of dwelling to replace fire-damaged dwelling and demolition of unsafe, 
damaged dwelling - permission granted - 21.08.2017 
 
The planning history of the site provides evidence for the dwelling under construction 
on site and the access approved within that permission.  It also shows a replacement 
dwelling granted permission east of the farm. 
 

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: 
 
Building on Tradition 
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 

DFI ROADS No objection  

 

7.   Consideration and Assessment 

 
Ards and Down Area Plan 2015  
Decisions must be taken in accordance with the provisions of the Local Development 
Plan unless material considerations indicate otherwise. The Ards and Down Area 
Plan 2015 sets out the land use proposals that will be used to guide development 
within the area. It contains no material policies for the type of development proposed. 
 
The site is located outside the Settlement Limits of Comber as designated within the 
Ards and Down Area Plan 2015.  
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SPPS 
Under the SPPS, the guiding principle for planning authorities in determining planning 
applications is that sustainable development should be permitted, having regard to 
the development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged importance. 
Any conflict between the SPPS and any policy retained under the transitional 
arrangements must be resolved in favour of the provisions of the SPPS. 

 
The Strategic Planning Policy Statement for Northern Ireland (SPPS) sets out the 
transitional arrangements that will operate until a local authority has adopted a Plan 
Strategy for their council area. It also retains certain existing planning policy 
statements. Paragraph 6.70 states that all development in the countryside must 
integrate into its setting, respect rural character and be appropriately designed. 
Planning Policy Statement 21: Sustainable Development in the Countryside (PPS21) 
is amongst the retained documents. Policy CTY1 thereof lists types of development 
which are considered acceptable in principle in the countryside. It states that all 
proposals for development in the countryside must be sited and designed to integrate 
sympathetically with their surroundings and to meet other planning and environmental 
considerations including those for drainage, access and road safety. It goes on to say 
that access arrangements must be in accordance with the Department’s published 
guidance. 
 
Planning Policy Statement 2 - Natural Heritage 
PPS 2 sets out the planning policies for the conservation, protection and 
enhancement of our natural heritage. In safeguarding biodiversity and protected 
Habitats, the Council recognises its role in enhancing and conserving our natural 
heritage and should ensure that appropriate weight is attached to designated sites of 
international, national and local importance; priority and protected species and to 
biodiversity and geological interests with the wider environment. 
 
Policy NH 2 states that planning permission will only be granted for a development 
proposal that is not likely to harm a species protected by law. A Biodiversity checklist 
was not required as the development is for an access which does not require the 
removal of any vegetation. 
 
Policy NH 5 states that planning permission will only be granted for a development 
proposal which is not likely to result in the unacceptable adverse impact on, or 
damage to known:  
 

• priority habitats;  

• priority species;  

• active peatland;  

• ancient and long-established woodland;  

• features of earth science conservation importance;  

• features of the landscape which are of major importance for wild flora and 
fauna;  

• rare or threatened native species;  

• wetlands (includes river corridors); or  

• other natural heritage features worthy of protection.  
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A Biodiversity checklist was not required as the development is for an access which 
does not require the removal of any vegetation which would flag a hazard and so it is 
my planning judgement that no further investigation or reports are required. 
 
Planning Policy Statement 3: Access, Movement & Parking 
 
Policy AMP2 
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 
 
The proposed access is to serve the farm dwelling granted permission under 
LA06/2018/0348/F.  The permission granted under LA06/2018/0348/F provided 
the new dwelling with access via the existing access which serves no.9 
Ballynichol Road.  This proposal will create an additional new access to the 
dwelling granted permission, which is under construction.  I have consulted DFI 
Roads with regards to this proposal and a response was received confirming 
no objection.  It is therefore my planning judgement that the proposed access 
will not prejudice road safety or significantly inconvenience the flow of traffic 
along Ballynichol Road. 
  

b) the proposal does not conflict with Policy AMP 3 Access to Protected 
Routes.  
 
The Ballynichol Road is not a protected route. 

 
Planning Policy Statement 21 Sustainable Development in the Countryside 
 
Policy CTY 1 of PPS 21 states that there are a range of types of development which 
in principle are considered to be acceptable in the countryside and that will contribute 
to the aims of sustainable development.  
 
Other types of development will only be permitted where there are overriding reasons 
why that development is essential and could not be located in a settlement, or it is 
otherwise allocated for development in a development plan.  
 
All proposals for development in the countryside must be sited and designed to 
integrate sympathetically with their surroundings and to meet other planning and 
environmental considerations including those for drainage, access and road safety. 
Access arrangements must be in accordance with the Department’s published 
guidance.  
 
This application seeks permission for a new laneway to a dwelling granted permission 
under LA06/2018/0348/F.  The purpose of the new laneway is to provide an approved 
but yet unbuilt dwelling (foundations started) with its own access which differs from 
that approved under extant planning permission LA06/2018/0348/F.  The extant 
approval was for a farm dwelling under PPS21 CTY10 which requires the new 
building to visually linked or be sited to cluster with an established group of buildings 
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on the farm and where practicable, access to the dwelling should be obtained from an 
existing lane.  
 
The dwelling granted permission was with access via the existing and well-established 
access (highlighted yellow below) serving no.9 Ballynichol Road.  The existing access 
serves the small farm holding, recently approved replacement dwelling - no.9a 
Ballynichol Road and the existing dwelling no.9 Ballynichol Road. The permission 
granted under LA06/2018/0348/F, confirmed that this access was practical and after 
consultation with DFI Roads, no road safety issues were raised. 

 
 

As considered within Planning Appeal Decision 2018/A0043 for a similar proposal, 
policies CTY13 and CTY14 of PPS21 require consideration.  These policies deal with 
the integration and design of buildings in the countryside and rural character 
respectively. Whilst both policies refer specifically to buildings, they are not directly 
applicable, however the spirit or thrust of the policies is of relevance, as 
acknowledged by the Planning Appeals Commission. These policies deal with the 
integration and design of new buildings in the countryside and rural character 
respectively.  The proposed laneway is therefore to be assessed as being part of the 
ancillary works associated with the new building granted permission under 
LA06/2019/0348/F.   
 
Policy CTY13 – Integration and Design of Buildings in the Countryside states 
that a new building will be unacceptable where ancillary works do not integrate with 
their surroundings.   
 
Even though this application does not propose a new building, it seeks permission for 
new access arrangements and a 5m wide hardcore lane to service a previously 
approved farm dwelling, not yet constructed.  In the justification and amplification to 
Policy CTY13, access and other ancillary works are considered in paragraphs 5.71 to 
5.73.  These are of relevance to the proposal as they comprise environmental 
considerations. The Ballynichol Road is a minor unclassified road.  However, it 
remains part of the public road network and thus a valid public viewpoint. 
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Paragraph 5.71 states new accesses are often a visible feature of new buildings in 
the countryside and on occasion can be more obtrusive than the building itself, 
particularly if they include ornate walls, gates and fencing.  
 
Paragraph 5.72 indicates that wherever possible access to a new building should be 
taken from an existing laneway (this was the case in the approval of the farm dwelling 
this new access seeks to serve).  It goes on to state that access driveways should 
respect site contours and cross them gently thus integrating the new building with its 
entrance and site.  
 
Paragraph 5.73 states that the traditional field pattern should be preserved, and 
roadside and field boundary hedges and stone walls retained or reinstated following 
any access works. 
 
The proposed alternative access to the dwelling approved under LA06/2018/0348/F is 
to follow the eastern boundary of the field directly north of the site.  The field in which 
the access is proposed slopes downwards from north to south and there is an obvious 
hump approximately halfway down the field (as seen below).  It is proposed that the 
new 5m wide lane will cut through the adjacent field for approximately 125m. 
 

 
Looking east from the existing access towards the proposed access location 

 

It is my professional planning judgment that the proposal would read as an obtrusive 
feature in the landscape.  The new access will be seen from approximately where the 
existing access enters the Ballynichol Road.   
 
I estimate that the access would be visible for approximately 90m, from the existing 
access travelling east towards where the new access is proposed.  Although 
landscaping measures have been proposed including hedging and trees to the west 
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side of the access lane, these take considerable time to mature, and I consider that 
this would be insufficient to adequately mitigate against the visual impact of the 
proposal, due to its size and prominence both road side and along the hump in the 
field.   
 
While the Policy advocates that access driveways should run along existing 
hedgerows or wall lines, this access, which does run along a field boundary, would 
appear as isolated development and no overriding reasons have been presented 
which would persuade me that the approved access is not usable.  The overall thrust 
of PPS21 is to group new development with existing built commitments in the 
landscape rather than in isolation. The access arrangements proposed would extend 
development along the road frontage rather than consolidating it which would be 
achieved by the use of the existing laneway, and as such is not considered 
sustainable development.  
 
Policy CTY14 – Rural Character states that permission will be granted for a building 
in the countryside where it does not cause a detrimental change to, or further erode 
the rural character of an area.  The policy is entitled ‘Rural Character’ and as 
previously stated this policy is also of relevance.  The policy states that a new building 
will be unacceptable where the impact of ancillary works (with the exception of the 
necessary visibility splays) would damage rural character.   
 
Setting apart the impact of the visibility splays, the proposed laneway would be 
detrimental to rural character given that it would extend development beyond the 
existing grouping which includes the small farm holding, recently approved and 
constructed replacement dwelling no.9a Ballynichol Road and the existing dwelling 
no.9 Ballynichol Road.  The proposed laneway and access will not directly read with 
the approved dwelling if built, but rather will draw attention to a dwelling otherwise 
unseen from the Ballynichol Road.  This would contribute to a localised sense of 
buildup particularly on approach from the west as the driveway would read with the 
development beyond due to the road alignment.   
 
The existing access approved for use with the dwelling under LA06/2018/0348/F is 
much less visually intrusive than that now proposed.  In addition, the siting and scale 
of the driveway would be an unduly prominent feature in the landscape approaching 
from the west along Ballynichol Road. 
 

The applicant / agent provided supporting statement which states that the access 
granted permission under LA06/2018/0348/F could not be used to serve the dwelling 
 
‘as the adjacent farm business contains potentially dangerous farm machinery 
which are in constant use around the farm, this with the deliveries and 
collections via the existing farm lane where 45ft trucks are traversing the lane 
on a daily basis.  In light of the above it would be unwise to have the occupants 
of the new dwelling share the use of this busy agricultural laneway.’   
 
A letter was also submitted from JRG Financial Planning stating that in order for the 
applicants to proceed with a self-build mortgage the new property would require a 
private access. 
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It is acknowledged that the existing laneway is currently used in conjunction with 
farming activity as described by the supporting documentation.  As similar PAC 
decisions have also concluded, I am not swayed that insurmountable conflict would 
arise between pedestrians and farm vehicles along the laneway if basic health and 
safety guidelines to ensure farm safety were adhered to.  It is the preferred option of 
CTY10 (c) that access is taken from the existing laneway as previously approved 
under application LA06/2018/0348/F, this issue was not disputed by the applicant 
during the assessment of that application.   
 
Agricultural vehicles can always be moved on to facilitate other users of the laneway.  
Alternative access arrangements were suggested to the applicant / agent which would 
utilise at least part of the existing access as the Policy advocates, while lessening the 
visual impact of an alternative access to the approved site.  As shown on the 
approved plan below the approval for the farm dwelling utilised the existing access 
and then an extent of new driveway behind existing trees was proposed to access the 
approved dwelling.   
 

 
 
It should be noted that that Policy CTY10 ‘Dwellings on Farms’ already contains 
important health and safety safeguards which permit an alternative site away from a 
group of buildings on the farm where health and safety implications can be 
demonstrated.  Such arguments were not forwarded at the time of submission of the 
approved dwelling. 
 

The argument that a mortgage could not be achieved for the approved dwelling 
without a private access is not a material planning consideration. 
 
It should be noted that Planning Policy Statement 21 is a regional policy that has 
been in existence since June 2010 across Northern Ireland.  No planning advice was 
sought with the Planning Department prior to submission of this application.  As 
stated above other options were suggested to the applicant during the course of 
assessment of this application after it had been made clear that the recommendation 
would be that of refusal. 
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8.   Consideration of Representations 

 
The proposal has been advertised in the local press and the neighbours have been 
notified as per Section 8 of The Planning (General Development Procedure) Order 
(Northern Ireland) 2015.  No letters of objection have been received.  
 

 

9.   Conclusion  

 
The proposed development has been considered with regards to the relevant 
Development Plan, Planning Policy, supplementary planning guidance and any other 
planning material considerations.  It is accepted that the proposal would accord with 
published guidance on access requirements as DFI Roads have confirmed; however, 
it is considered that there are no overriding reasons why the proposed development 
of the laneway is essential.  It is also considered that the proposed access laneway 
would be a prominent feature in the landscape; that it would fail to visually integrate 
into its setting and that it would be detrimental to the rural character of the area. 
 

 

10.    Recommendation 

 
Refuse Planning Permission 
 

 

11.    Refusal Reasons 

 
1. The proposal is contrary to Paragraph 6.70 of the Strategic Planning Policy 

Statement in that: the new access is a prominent feature in the landscape, fails 
to integrate into its setting and fails to respect rural character. 
 

2. The proposal is contrary to the SPPS and Planning Policy Statement 21 
Sustainable Development in the Countryside, Policy CTY1, in that there are no 
overriding reasons why that development is essential. 
 

3. The proposal is contrary to the SPPS and Planning Policy Statement 21 
Sustainable Development in the Countryside, Policy CTY1, in that the new 
access is a prominent feature in the landscape, fails to integrate into its setting 
and fails to respect rural character. 
 

4. The proposal is contrary to the SPPS and Planning Policy Statement 21 
Sustainable Development in the Countryside, Policy CTY13, in that the 
ancillary works do not integrate with their surroundings and therefore would not 
visually integrate into the surrounding landscape. 
 

5. The proposal is contrary to the SPPS and Planning policy Statement 21 
Sustainable Development in the Countryside, Policy CTY14, in that the impact 
of the ancillary works would damage rural character and would therefore result 
in a detrimental change to and further erode the rural character of the 
countryside. 
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          ITEM 4.4 

 

Ards and North Down Borough Council 

Application Ref 
X/2015/0097/F 

 

Proposal 
Proposed erection of 34no. detached dwellings and garages 
including associated landscaping, car parking and Wastewater 
Treatment Plant 

Location 

Lands to the NW of no. 68 Whiterock Road and 1 Sketrick 
View, south of 119-137 Whiterock Bay, east of 12-18 
Ganaway Park and NE of 16 Orchard Drive, Whiterock, 
Killinchy 
 

Committee 
Interest 

Major development application (but received prior to 1 July 

2015 so no requirement for pre-application community 

consultation); 

Application has attracted six or more separate individual 

objections which are contrary to the officer’s recommendation 

Validated 23 February 2015 

Summary 

 

• Land within settlement limit of Whiterock – presumption in 
favour of development subject to overcoming any 
constraints 

• Located within area designated for Housing within the 
Development Plan 

• History of previous approvals on site 

• Current application held due to issues with sewerage 
connections and impacts on adjacent Strangford Lough 

• Consultations carried out – now content subject to 

conditions to be attached to any approval 

• Considered to be policy compliant 

Recommendation 
 
Approval 
 

Attachment Item 4.4a – Case Officer Report 
 

 

 

 



 
Development Management Case Officer Report 

 

Application Ref:  X/2015/0097/F  DEA:  Comber 

Proposal:  Proposed erection of 34no. detached dwellings and garages including 
associated landscaping, car parking and Wastewater Treatment Plant 
 

Location:   Lands to the NW of no. 68 Whiterock Road and 1 Sketrick View, south of 
119-137 Whiterock Bay, east of 12-18 Ganaway Park and NE of 16 Orchard Drive, 
Whiterock, Killinchy 
 

Applicant:    OBC Developments 
 

Agent:    Coogan and Co. 
 

 
Date Valid:  23/02/2015 

 
Env Statement Requested: No 

 
Date last Advertised: 06/02/2020 

 
Date last Neighbour Notified: 23/01/2020 

 
Consultations: Yes 

 
Representations: Yes 

Letters of 
Support 

0 Letters of Objection 26 (from 18 
separate 
addresses) 

Petitions 1 

 
Summary of Main Issues: 
 

• Principle of development 

• Planning history of the site and surrounding area 

• Impacts on residential amenity 

• Natural heritage impacts and the potential effects on European Sites 

• Impact on the character and appearance of the area 

• Access and parking requirements 

• Potential for contamination 

• Impacts on existing infrastructure and sewerage requirements for the proposed 

dwellings 

 

Case Officer: Mark Hanvey 

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

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

 
The application site is located on the northern side of the Whiterock Road and is within 
the village of Whiterock. The site consists of an overgrown parcel of land measuring 
2.53 hectares in area.  The site has a relatively narrow frontage with the Whiterock 
Road and then widens out northwards.  The site is undulating in level and is surrounded 
by existing residential development.  There is evidence of building foundations on the 
NE corner adjacent to the road.  A triangular area to the south-west adjoins the 
application site.  The roadside boundary is marked by a grass verge, some sporadic 
hedging and steel security fencing. 
 

 
Image 1 – Existing residential development to the north-east of the application site 

 

 
Image 2 – View from site entrance facing south-west 

 

The site lies within the development limits of Whiterock as defined by the Ards and 
Down Area Plan 2015.  The application site forms part of a wider portion of land which  
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is identified as a Housing Policy Area for residential development (HPA1). The 
surrounding area is characterised by detached medium-low density housing. 
 

 
Image 3 – View from within the application site facing west 

 

 
2.   Site Location Plan 

 

 
Image 4 – Application site outlined in red 

 



 

5 
 

 

4.   Planning Policy Framework  

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

• Ards & Down Area Plan 2015 

3. Relevant Planning History 

 
X/2011/0270/F  Lands adjacent to 68 Whiterock Road, Killinchy 

Proposed access to zoned housing lands (HPA 1 Whiterock Road) 
Permission Granted - 03.01.2013 

 
X/2004/0974/F  Lands to the rear of 68 Whiterock Road  

Residential development of 42 no detached dwellings  
Planning appeal upheld: 16.05.2006 

 
X/2000/1187/F  Lands to the rear of 68 Whiterock Road  

Residential development of 32 no dwellings (amended plan showing 
additional house type)  
Permission Granted: 16.01.2004 

 
Planning approval was granted for 42 dwellings by appeal on land which includes 
both the application site and the rectangular portion of ground to the south-west.  
Following this, the site was split and the new owner for the area to the SW began 
works on the 8 detached houses in the SW portion.  Approval for the formation of the 
access that would serve the entire zoned site was granted under above reference 
X/2011/0270/F on 08.01.2013. 
 

 
Image 5 - Site layout plan submitted under X/2011/0270/F showing revised access arrangements 
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• 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 7: Addendum – Safeguarding the Character of 
Established Residential Areas 

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

• Creating Places  

• Living 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 

Environmental Health No objections subject to a condition for soil sampling 
prior to commencement of development confirming 
suitability for end use 

NI Water - Multi Units East  Private WWTW required to serve the proposed 
development as existing WWTW at capacity 

DFI Roads - Downpatrick 
Office 

No objections subject to conditions 
 

Water Management Unit No objections. Water Management Unit notes that a 
temporary treatment plant will be included. Discharge 
consent under the terms of the Water (Northern Ireland) 
Order 1999 will be required for the discharge of sewage 
effluent from the proposed development. 

Natural Environment 
Division 

No objections subject to condition. 
 
A final Construction Environmental Management Plan 
and finalised Site Drainage Plan shall be submitted by 
the applicant/approved contractor to the Council for 
agreement prior to works commencing. This should 
reflect and detail all the pollution prevention, mitigation 
and avoidance measures as outlined within the Shadow 
Habitats Regulation Assessment all additional submitted 
information. 

Rivers Agency DFI Rivers has reviewed the submitted Drainage 
Assessment by TJK Consulting. The applicant has 
provided adequate drainage drawings and calculations 
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to support their proposals. Furthermore, the applicant 
has received consent from NI Water on 10/07/2018 to 
discharge surface water run-off from the proposed site 
to a newly requisitioned 450mm diameter public storm 
sewer. Therefore, DFI Rivers has no objection to the 
works taking place provided that all issues set out in NI 
Water’s response dated 10th July 2018 are addressed.  

Shared Environmental 
Service 

No objections subject to conditions.  
 
The potential impact of this proposal on Special 
Protection Areas, Special Areas of Conservation and 
Ramsar sites has been assessed in accordance with the 
requirements of Regulation 43 (1) of the Conservation 
(Natural Habitats, etc) Regulations (NI) as amended.  
The proposal would not be likely to have a significant 
impact upon the conservation objectives/features of 
Strangford Lough SAC/SPA/Ramsar or any other 
European/Ramsar site. 

Historic Environment 
Division – Historic 
Monuments Unit 

The site contains an archaeological site, identified 
through aerial photography and protected by Policy BH2 
of PPS6.  Policy BH2 states that development proposals 
that would adversely affect sites or monuments of local 
importance, or their settings will only be permitted where 
the Council considers the importance of the proposed 
development or other material considerations outweigh 
the value of the remains in question.   
An archaeological evaluation of this feature has shown 
that substantial archaeological remains survive beneath 
the ground surface.  The exact nature of this site is 
unclear but it may represent prehistoric ritual and/or 
industrial activity.  It also indicates that further sub-
surface archaeological remains may exist throughout the 
site. 
 
Historic Monuments Unit has considered the impacts of 
the proposal, conditional on the agreement and 
implementation of a developer-funded programme or 
archaeological works.  This is to identify and record any 
remains in advance of new construction or to provide for 
their preservation in situ as per policy BH4 of PPS6. HED 
has provided 2 standard conditions for inclusion on any 
decision notice.  

Marine Division No objections 

 

7.   Consideration and Assessment 

 
Full planning permission is sought for 34 No. detached dwellings and garages 
including associated landscaping and car parking. A Wastewater Treatment Plant is 
proposed to serve the dwellings as wastewater treatment capacity is currently not 
available. 
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The proposed dwellings will be 4-bed detached with associated detached garages. 
The proposed site layout plan indicates a generous provision of private amenity space 
for each dwelling. An area of open space is located in a central position within the 
application site. 
 
 
Development Plan 
 
Ards and Down Area Plan 2015 
 
The site is identified for residential use in the Ards and Down Area Plan 2015 and the 
application site also has a history of planning approval for residential development. On 
this basis the principle of residential development on the application site is accepted. 

 

 
Image 6 – Extract from Map2/017, Whiterock, Ards and Down Area Plan 2015  

 
The Key Design Considerations for Housing Policy Area 1 are as follows – 
 

• layout to reflect the nature and character of the settlement and should not exceed a 
gross site density of 10 dwellings per hectare;  

• the design, layout and materials used as part of any future development on this site 
should reflect the character of Whiterock which derives from its location on the 
shores of Strangford Lough within an AONB and its long association with boating 
and recreation;  

• planting of trees and vegetation of indigenous species required where the site 
borders the Whiterock Road to retain the rural character of this attractive approach 
road; and  

• access arrangements and site layout to be designed to ensure that houses front 
onto Whiterock Road and any proposed internal access roads 
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The overarching Regional Development Strategy encourages development within 
existing urban areas and higher density development to accommodate housing need 
as long as the character of the area is not adversely impacted upon.  
 
 
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.  
 
Consultation has taken place with Natural Environment Division following receipt of an 
ecological report. NED has examined the report and has concluded that the proposal 
is unlikely to impact priority or protected species. NED carried out an inspection of the 
application site 15th January 2019 and following on from this has reiterated its previous 
comments from February 2016. 
 
Policy NH 5 - Habitats, Species or Features of Natural Heritage Importance  
 
Planning permission will only be granted for a development proposal which is not likely 
to result in the unacceptable adverse impact on, Habitats, Species or Features of 
Natural Heritage Importance. 
 
Consultation has taken place with both Natural Environment Division and Shared 
Environmental Services. This planning application was considered in light of the 
assessment requirements of Regulation 43 (1) of the Conservation (Natural Habitats, 
etc.) Regulations (Northern Ireland) 1995 (as amended) by Shared Environmental 
Service on behalf of Ards and North Down Borough Council which is the competent 
authority responsible for authorising the project and any assessment of it required by 
the Regulations.  
 
Having considered the nature, scale, timing, duration and location of the project it is 
concluded that, provided mitigation is conditioned in any planning approval, the 
proposal will not have an adverse effect on site integrity of any European site. 
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A final Construction Environmental Management Plan (CEMP) with finalised Site 
Drainage Plan shall be submitted by the applicant/approved contractor to Ards and 
North Down Borough Council for agreement prior to works commencing. This should 
reflect and detail all pollution prevention, mitigation and avoidance measures as 
outlined within the Shadow Habitats Regulation Assessment (29/05/2019) and all 
additional submitted information. 
 
Planning Policy Statement 3: Access, Movement and Parking 
 
Policy AMP 2 - Access to Public Roads 
 
Planning permission will only be granted for a development proposal involving direct 
access, or the intensification of the use of an existing access, onto a public road where 
such access will not prejudice road safety or significantly inconvenience the flow of 
traffic. 
 

DFI Roads has no objections to the proposed development subject to conditions.  
 

Policy AMP 7 - Car Parking and Servicing Arrangements  
 

Development proposals will be required to provide adequate provision for car parking 
and appropriate servicing arrangements. The precise amount of car parking will be 
determined according to the specific characteristics of the development and its 
location having regard to the published standards or any reduction provided for in an 
area of parking restraint designated in a development plan. Proposals should not 
prejudice road safety or significantly inconvenience the flow of traffic. 
 
3 in-curtilage car parking spaces are indicated per dwelling on Drawing 16B. The 
proposed dwellings are 4-bed detached houses and parking is required at a rate of 3.75 
spaces per dwelling. A total of 128 car parking spaces are required to serve the 
proposed development and 102 spaces are provided in-curtilage. The internal road has 
a carriageway width of 5.5 metres and visitor parking can be provided on-street. 
Drawing 16B has indicated a total of 26 spaces available. The required 128 car parking 
spaces can be provided within the confines of the application site. 
 
 
Planning Policy Statement 6 – Planning Archaeology and the Built Heritage 
 
Policy BH4 – Archaeological Mitigation 
 
Historic Monuments Unit has considered the impacts of the proposal and is content 
with the proposal, conditional on the agreement and implementation of a developer-
funded programme of archaeological works. This is to identify and record any 
archaeological remains in advance of new construction, or to provide for their 
preservation in situ, as per Policy BH 4 of PPS 6. 
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Image 7 – Application site and adjacent listed buildings 

 
Policy BH11 - Development affecting the Setting of a Listed Building 
 
Historic Buildings Unit has considered the impacts of the proposal for housing on the 
adjacent listed buildings and on the basis of the information provided, advise it is 
content with the proposal without conditions. 
 
 
Planning Policy Statement 7 - Quality Residential Environments 
 
Policy QD 1 - Quality in New Residential Development 
 
All proposals for residential development will be expected to conform to all of the 
following criteria: 
 
a) the development respects the surrounding context and is appropriate to 
the character and topography of the site in terms of layout, scale, proportions, 
massing and appearance of buildings, structures and landscaped and hard 
surfaced areas. 
 
The application site is located adjacent to an established residential area. The 
proposed density equates to 13.43 dwellings per hectare and I am satisfied that this is 
in keeping with surrounding residential properties.  
 
The character of the area is defined by the public viewpoints from which the proposal 
would be visible. Policy LC 1 of the draft PPS7 addendum mentioned above 
describes the factors that combine to form a site’s context.  These include – existing 
densities and layouts, plot sizes, ratios of built form to garden areas, spacing between 
buildings, scale, height and massing of buildings, architectural styles and materials 
and boundary treatments. 
 
For the purposes of this planning application, I would define the surrounding context 
of the site to include the adjacent housing in along Whiterock Bay, Orchard Way and 
Ganaway Park.  All of these are established medium density developments of 
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detached dwellings, with enclosed gardens to the rear and in-curtilage parking to the 
front.   
 
Policy LC1 of the addendum to PPS7 states that planning permission will only be 
granted for new housing developments where the proposed density is not significantly 
higher than that found in the locality and the pattern of development is in keeping with 
the overall character of the neighbourhood.  The key design considerations for HPA 1 
stipulates that the density of the development should not exceed 10 dwellings per 
hectare although this figure is a key design consideration rather than a requirement. It 
is my professional planning judgement that the character and density of the 
surrounding area should also be taken into account, along with the relevant planning 
history.   
I have calculated the surrounding residential densities of surrounding residential 
development as 10.13 dwellings per hectare to the south, 13.18 dwellings per hectare 
along Whiterock Bay and 10.62 dph to the north-west. I would not consider these 
densities to be significantly greater than what is being proposed in this application.  
Planning permission was granted in 2004 for a development of 42 dwellings on the 
enlarged site and there is evidence of building foundations to the right of the site 
entrance.  Planning approval was also granted in 2013 for the access point to serve 
the wider development. Taking all of these factors into account, it is my professional 
planning judgement that the density is acceptable and not at odds with Policy QD1(a) 
or Policy LC1.  The proposal is for detached single family homes which is the housing 
type that dominates the surrounding area. 
 
The proposed dwellings are all 2 storey detached buildings finished in part white 
render and part stone cladding and with pitched and hipped roofs finished in concrete 
tiles.  The dwellings that are located on corners have frontages facing the road which 
is particularly important for the two gate-lodge sites at the entrance to the 
development.  The layout of the buildings is a conventional road-fronting cul-de-sac 
arrangement with off street parking to the side, enclosed gardens to the rear, and 
planted areas to the front.  This is in keeping with the surrounding residential 
developments.  The ratio of built form to open space appears acceptable in the local 
context.  
 
In my professional planning judgement, the form and design of the dwellings 
proposed are in compliance with Policy QD1a.   
 

    
 

Image 8 - Front elevation of House Types C & D 
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Image 9 - Front elevation of House Type A1 

 
 

 
Image 10 - Residential dwellings to the south of the application site 

 

 
Image 11 - Residential dwellings to the south-west of the application site 
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Image 12 - Residential development along Whiterock Road 

 
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 Buildings Unit has identified listed buildings in proximity to the application site 
and is content with the development as proposed. There is an archaeological site within 
the red line site boundary and Historic Environment Division’s Historic Monuments Unit 
is content with the proposed development subject to conditions.   
 
The agent has submitted a landscaping plan for the development.  This shows the 
planting of indigenous planting along the site boundaries, including the roadside 
boundary with Whiterock Road.  This is acceptable. Natural Environment Division has 
stipulated that the planting should be of indigenous species only. 
 
c) adequate provision is made for public and private open space and 
landscaped areas as an integral part of the development. Where appropriate, 
planted areas or discrete groups of trees will be required along site boundaries 
in order to soften the visual impact of the development and assist in its 
integration with the surrounding area; 
 
Adequate provision is made for private amenity space within the curtilage of the 
proposed dwellings. There is a variety of private rear amenity space provision and I 
am satisfied that the minimum 40 sq. metre recommendation is met with an average 
provision across the scheme above 70 sq. metres.  
 
As the site is greater than 1 hectare in size and the proposal is for more than 25 
dwellings, Policy OS2 of PPS8 is relevant to the proposal.  Here the requirement is that 
10% of the total site area should be provided as public open space.  This scheme 
proposes a centralised green area at the end of the initial development access road.  
Its location acts as a pleasant stop-end to the development and its central location 
allows it to be accessed by all residents with surveillance provided from surrounding 
houses. 

 
In my professional planning judgement, the provision of open space is acceptable, 
given that it is the same size as the area previously accepted by the PAC. The 
application site is also within walking distance to the shorefront area at Whiterock. 
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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 internal roads within the development will be utilised for both pedestrian and 
vehicular access. 
 
f) adequate and appropriate provision is made for parking;  
 
The proposed site layout indicates ample availability for parking within the site for 
both residents and visitors. Consideration of parking requirements is set out under 
Policy AMP 7 of PPS 3.  
 
g) the design of the development draws upon the best local traditions of form, 

materials and detailing; 
 
I am satisfied that the footprint of the proposed dwellings is comparable with other 
dwellings within the vicinity of the application site. The design is comparable with 
existing residential development in that the proposed house types are of a similar 
height and form evident in the Whiterock area. Materials include white render and 
feature stonework on the external walls. Dwellings fronting onto the Whiterock Road 
are orientated so that the front elevation faces onto the public road and likewise those 
dwellings fronting onto the internal roads will also present a front elevation. 
 

h) the design and layout will not create conflict with adjacent land uses and 
there is no unacceptable adverse effect on existing or proposed properties 
in terms of overlooking, loss of light, overshadowing, noise or other 
disturbance; 

 
The proposed design will not conflict with neighbouring residential properties and 
there will be no unacceptable adverse effect on existing properties. I am satisfied that 
there will be no unacceptable adverse impact on neighbouring properties through 
overshadowing, noise or other disturbance. There will be sufficient separation 
between existing and proposed dwellings.  
 
Creating Places para. 7.16 states that where development abuts the private garden 
area of existing properties, there should be a separation distance of around 10m 
between the rear of new houses and the common boundary.  The stipulated 10m 
distance between the existing and proposed development is observed in all cases 
and the proposal will not result in unacceptable overlooking or overshadowing. 
 

i) the development is designed to deter crime and promote personal safety. 
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I am satisfied that this is the case. Dwellings will front onto the internal roads and 
communal open space within the proposed development and rear amenity areas will 
be enclosed. 
 
Planning Policy Statement 12: Housing in Settlements 
 
Planning Control Principle 1 - Increased Housing Density without Town Cramming 
 
The proposed density equates to 13.43 dwellings per hectare. It is accepted that this 
is an appropriate level of provision at this location. Adequate separation is shown to 
existing dwellings and I am satisfied that there will be no impact on the privacy of 
existing residents.  
 
 
Planning Policy Statement 15: Planning and Flood Risk 
 
Policy FLD 1 - Development in Fluvial (River) and Coastal Flood Plains.  
 
Flood Maps (NI) indicates that the site does not lie within the 1 in 100-year fluvial 
flood plain.  
 
Policy FLD 3 - Development and Surface Water (Pluvial) Flood Risk Outside Flood 
Plains 
  
A Drainage Assessment was required as the proposed development consists of 10 or 
more dwellings. 
 
Such development will be permitted where it is demonstrated through the Drainage 
Assessment that adequate measures will be put in place so as to effectively mitigate 
the flood risk to the proposed development and from the development elsewhere.  
 
DFI Rivers has reviewed the submitted Drainage Assessment and has concluded that 
the applicant has provided adequate drainage drawings and calculations to support 
their proposals. The applicant has received consent from NI Water on 10/07/2018 to 
discharge surface water run-off from the proposed site to a newly requisitioned 
450mm diameter public storm sewer. DFI Rivers has no objection to the works taking 
place provided that all issues set out in NI Waters response dated 10th July 2018 are 
addressed. 
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8.   Consideration of Representations 

 
Density, layout and design 
 

• The density of housing is excessive and not consistent with the development 
plan 

 
As discussed previously in the context of Policy LC1, whilst the density per hectare is 
slightly above the Key Design Considerations, it is in keeping with the character of the 
wider surrounding area, affording adequate parking and amenity space for each unit. 
The history of planning approval on the application site is a material consideration and 
on balance the proposed density is acceptable. 
 
Road Safety 
 

• Additional cars using Whiterock Road will make the road even more dangerous 

• The infrastructure is already very overloaded in this area 

• Greater chance of collisions 
 
The site is identified for housing in the Development Plan and consultation with the 
roads authority was carried out during that Plan process, and contributed to the 
decision to identify the land for housing.  Furthermore, DFI Roads has carried out a 
detailed assessment of this proposal and its impact upon the surrounding road 
network and has expressed no objections to the development. 
 
Water and Sewerage disposal 
 

• Additional demands upon sewerage and water supply 

• The development will exacerbate existing drainage problems 

• There is no capacity at Killinchy WWTW 
 
The site is not located within a known flood plain. It is the responsibility of the 
developer to liaise with NI Water and agree details of how the development is to be 
served.  A drainage assessment has been accepted by DFI Rivers.  The plans also 
show a package treatment plant and associated connections to deal with the water 
and sewerage requirements of the scheme. 
 
Residential amenity 
 

• Overlooking from the rear of new dwellings into the bedrooms of adjoining 
dwellings 

 

The plans indicate adequate separation to neighbouring properties to avoid 
unacceptable overlooking to neighbouring properties. 
 
Natural environment 
 

• Negative impact upon the AONB 

• Increase in airborne pollution 



 

18 
 

 
 

9.   Conclusion  

 
All material planning considerations have been assessed fully and comments from 
consultees and objections have been considered. In my professional planning 
judgement, the proposed development would meet all the relevant prevailing planning 
policies and guidance and 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. 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. 16B bearing the date stamp 28th November 2019 and retained thereafter. 

 
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. 16B bearing the date stamp 28th November 2019. 
 

• There is a possibility of archaeological remains in the field which should be 
further investigated 

• Impact upon wildlife including badgers, hedgehogs and foxes 
 
The application site is identified for residential development and there is a history of 
planning approval. In my professional planning judgement, the proposed development 
will not adversely impact upon the wider character of the AONB.  The boundaries of 
the site are to be planted with native species hedging which will aid integration into 
the landscape.  In terms of the impact upon the natural and built heritage, the agent 
has carried out the appropriate assessments and these have been referred to Natural 
Environment Division and Historic Environment Divisions, neither of whom had any 
objections. No evidence has been put forward to suggest that airborne pollution will 
be exacerbated by this development. 
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Reason: In the interest of road safety and the convenience of road users 
 

4. The visibility splays of 4.5 metres by 70 metres/ site frontage at the junction of the 
proposed access with the public road, shall be provided in accordance with 
Drawing No. 16B date stamped 28th November 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, or any Order revoking and re-
enacting that Order, 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, or any Order revoking and re-enacting that Order, 
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 

 
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. 
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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, and the development shall be 
carried out in accordance with that agreed programme. 

 
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. The applicant shall confirm in writing with Ards and North Down Borough Council 
that at least 3 soil samples were taken within the top 300mm of soil in the area 
surrounding the electricity substation, screened and proven suitable for the 
proposed end-use prior to the commencement of development. 

 

Reason: Protection of human health. 
 

16. In the event that contamination not previously considered 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 Council for approval. This investigation and 
risk assessment must be undertaken in accordance with current best practice. 

 
Reason: Protection of human health. 

 
17. A final Construction Environmental Management Plan (CEMP) with finalised Site 

Drainage Plan shall be submitted to Ards and North Down Borough Council for 
approval prior to works commencing. This should reflect and detail all pollution 
prevention, mitigation and avoidance measures as outlined within the Shadow 
Habitats Regulation Assessment and all additional submitted information. 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. 
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Reason: To protect the features of the European Sites in Strangford Lough from 
any adverse effects during construction and operational phases of the proposal. 

 
18. 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. 

 
19. 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. 

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

approved plan 03C date stamped 29th May 2019 and the appropriate British 
Standard or other recognised Codes of Practice.  

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

 
21. 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. 

 
22. A landscape management plan shall be submitted to Ards and North Down 

Borough Council for approval and agreed in writing prior to commencement of 
works. The open space and amenity areas indicated on the stamped approved 
Drawing 03C date stamped 29th May 2019 shall be retained and managed and 
maintained in accordance with the Landscape Management Plan.  

 
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. 
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Site layout and landscaping proposals 

 

     
Conceptual illustrations 

 



          ITEM 4.5 

Ards and North Down Borough Council 

Application Ref 

 

LA06/2019/0367/F 

 

Proposal 
Retrospective change of use from furniture warehouse to 
furniture retail warehouse 

Location 

12m south-east 

 adjacent to unit 6F Ballyharry Business Park 

 Donaghadee Road 

 Newtownards 

Committee 
Interest 

 

A Local application which is a departure from the Development 
Plan, and which is recommended for approval 
 

Validated 12 April 2019 

Summary 

 

• Retrospective application as result of enforcement 
investigation; 

• Not in conformity with the LDP-land zoned for existing 
industry; 

• No third party objections; 

• Statutory and non-statutory consultees content; 

• No visual impact; 

• No adverse impact on neighbouring properties; 

• Retail element ancillary to main storage use; 

• Smaller unit than previous business therefore freeing up 
larger unit for future industrial/employment use.  

Recommendation 
 
Approval 
 

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

Application Ref: LA06/2019/0367/F DEA:  Newtownards 

Proposal: 
Retrospective change of use from furniture warehouse to furniture retail warehouse 
 

Location: 
12m south-east and adjacent to unit 6F Ballyharry Business Park 
 Donaghadee Road, Newtownards 
 

Applicant: 
Marc Bunting 
 

Agent: 
Milligan Reside Larkin Architects 

 
Date Valid: 12/04/2019 

 
Env Statement Requested: No 

 
Date last Advertised: 06/06/2019 

 
Date last Neighbour Notified: 03/05/2019 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

 
Summary of Main Issues: 
 

• The principle of development 

• Biodiversity 

• Visual impact 

• Residential amenity 

• Use not in conformity with Development Plan 
 

Case Officer: Victoria Waugh  

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 

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

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

 

 
 
Map 1 - Application site  

1.   Description of Site and Surrounding Area 

 
The site is located 12m south-east and adjacent to unit 6F Ballyharry Business Park, 
Donaghadee Road, Newtownards.  
 
The site is triangular in shape and has a frontage on to the main Donaghadee Road 
and with a minor road that serves the business park; the other boundary is defined by 
a large warehouse which is also within the ownership of the applicant. This warehouse 
was the former business premises which are currently in operation at the application 
site, for which retrospective permission is being sought. 
 
The site is located within the settlement limit of Newtownards and within an area 
designated as Existing Industrial use (NS 33) withinthe Ards and Down Area Plan 2015.  
 



 

3 

 

 
 
Map 2 - Newtownards settlement from the Ards and Down Area Plan 2015. The 
application site is within the light pink land designated as Existing Industry (NS33).  
 

 
 

3. Relevant Planning History 

 
Original permission for storage unit 
 
LA06/2017/1466/F -Directly 12 metres southeast and adjacent to Unit no.6F 
Ballyharry Business Park, Donaghadee Road, Newtownards - Single-storey 
warehouse/storage unit with associated car parking – Approval June 2018 
 
 
Other histories 
 
LA06/2019/0862/F -Directly 39m West to unit No. 2 (World Furniture N.I. Limited) of 
Ballyharry Business Park - Removal of 9 existing storage containers to provide 1 No. 
Class B4 storage unit in association with World Furniture NI Ltd - Assessment 
ongoing 
 
X/2007/0302/F - Ballyharry Industrial Estate Donaghadee Road Newtownards Road - 
Proposed manufacturing facility for UPVC windows doors etc incorporating ancillary 
offices, hardstanding/parking – Approval July 2007 
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X/2007/0944/F - Site at Ballyharry Business Park Donaghadee Road Newtownards - 
New warehouse development including ancillary offices, carparking and associated 
siteworks –Approval March 2008 
 
LA06/2018/0592/F - 1 Berkshire Road (Area 4) Ballyharry Business Park 
Donaghadee Road Newtownards -Retrospective change of use from part of storage 
area to general industrial – Approval Dec 2019 
 
 
Enforcement Cases 
 
LA06/2019/0256/CA - Adjacent to Unit 6f Ballyharry Business Park, Donaghadee 
Road, Newtownards - Alleged unauthorised change of use to retail - Receipt of this 
planning application LA06/2019/0367/F 
 

LA06/2018/0032/CA - Site at Ballyharry Business Park,1 Berkshire Road, 
Newtownards - Alleged breach of planning permission X/2007/0944/F Condition 4 -  
The floorspace in the warehouse shall be used for storage and distribution as defined 
in Class B4:  Storage or distribution of the Planning (Use Classes) Order (NI) 2004. 
Case closed following approval of LA06/2018/0592/F (above) 

 

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 and Parking 

• Planning Policy Statement 4: Planning & Economic Development 
 

 

5.   Supplementary Planning Guidance 

 
There is no relevant guidance applicable. 
 

 
 

6.   Consultations  

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

Consultee Response 

Environmental Health No objection  

Roads No objection 
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7.   Consideration and Assessment 

 
Principle of development and compliance with the Development Plan and 
Strategic Planning Policy Statement for Northern Ireland 
 

Development Plan 

The site is located within the settlement limit for Newtownards as defined in the Ards 

and Down Area Plan 2015 and within an area designated as Existing Industrial land.  

Policy IND1 of the Plan states that it is important that a supply of industrial land be 

retained within settlements in order to secure the proper economic development of the 

Plan area and to meet the needs of the local communities. It is therefore necessary to 

safeguard existing industrial land within settlements from competing uses.   

Where land designated as existing industrial land is being proposed for an alternative 

purpose it will be necessary for developers to demonstrate that the proposal will not 

result in a deficiency of industrial land. 

Given the proposed use is retail/warehouse it is not considered to be in conformity with 

the Plan, this will be addressed within the main body of the report. 

 

SPPS 

The Strategic Planning Policy Statement for Northern Ireland 2015 (SPPS) sets out the 

guiding principle relating to the grant/refusal of development which is contained within 

paragraph 3.8. This states that sustainable development should be permitted, having 

regard to the development plan and all other material considerations, unless the 

proposed development will cause demonstrable harm to interests of acknowledged 

importance. The SPPS retains the policy provisions of PPS 2, PPS 3 and PPS 4 until 

they are replaced by a local development plan for the Ards and North Down Borough.  

 

Retailing 
As a result of publication of the SPPS, PPS 5: Retailing and Town Centres has been 
cancelled and the main policy direction is therefore the SPPS.  The SPPS sets out 
policy in relation to ‘Town centres and Retailing’, incorporating a town centre first 
approach for retail and other main town centre uses.  The SPPS seeks to encourage 
development at an appropriate scale in order to enhance the attractiveness of town 
centres. The aim of the SPPS is to support and sustain vibrant town centres through 
the promotion of established town centres as the appropriate first choice location of 
retailing.  
 
The proposed development will not adversely impact the vitality and viability of the town 
centre. Unit 6F, adjacent to the site originally contained the ‘Furniture Direct 2U’ 
warehouse which has always had a retail element, however it was relocated to the 
current unit.  
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The agent has stated that the original retail/storage area within Unit 6F was 1928m2. 
The current building being used has a total floor space of 743m2 with a storage/retail 
floorspace of 654m2 which accounts to less than 34% of the original floorspace.  
Unit 6F has since been occupied by an industrial use as per LA06/2018/0592/F - 1 
Berkshire Road (Area 4) Ballyharry Business Park Donaghadee Road Newtownards -
Retrospective change of use from part of storage area to general industrial – Approval 
Dec 2019. 
 
Given the bulky goods nature of the furniture sales, it is also not considered that the 
vitality and viability of the town centre will be adversely impacted upon.  
 
Therefore, following consideration of the applicant’s statement and given that the use 

was already present within the immediate location, and that the relocation of the 

retail/warehouse is to a smaller building, it is my professional planning judgement that 

the proposal will not detract from the vitality and viability of Newtownards town centre. 

 

Planning Policy Statement 4 – Planning and Economic Development  
Policy PED1 Economic Development in Settlements 

With reference to town centres and cities, the policy gives specific direction for B1 

Business), B2 (Light Industrial), B3 (General Industrial), B4 (Storage or Distribution). 

The current proposal involves the change of use to retail warehouse. The warehouse 

element falls within the B4 classification, which has the benefit of planning permission 

at this location. However, the retail use does not fall within a use class that is permitted 

within this area and should therefore be considered within Policy PED7 – see below. 

Class B4 storage and Distribution Use 

Policy PED 1 relates to economic development in settlements and states that Class B4 
(Storage or Distribution) development will be permitted in an existing 
industrial/employment area provided it is of a scale, nature and form appropriate to the 
location and provided the approval will not lead to a significant diminution in the 
industrial/employment resource both in the locality and the plan area generally.  
 
The principle of the storage/warehouse use has been established at the application site 

with the previous planning approval LA06/2017/1466/F - Directly 12 metres southeast 

and adjacent to Unit no.6F Ballyharry Business Park - Single-storey warehouse/storage 

unit with associated car parking – Approved June 2018. 

 

Policy PED 7 Retention of Zoned Land and Economic Development Uses 

 
Zoned Land in Settlements  
 
Development that would result in the loss of land or buildings zoned for economic 
development uses in a development plan to other uses will not be permitted, unless 
the zoned land has been substantially developed for alternative uses. This is not the 
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case in this area. Retailing or commercial leisure development will not be permitted 
except where justified as acceptable ancillary development. 
 
The retail element of the original location of the business in Unit 6, was considered to 

be ancillary to the main use as warehouse/storage. The current proposal allows for the 

storage of bulky goods with the opportunity for the general public to view and purchase 

the stock in one location, which makes for a more convenient shopping experience. 

It is also important to note that the business has relocated from Unit 6, which is now 

partly in use as general industrial as per LA06/2018/0592/F - Retrospective change of 

use from part of storage area to general industrial – Approved Dec 2019. 

Given the reduction in scale of the floorspace and considering that the retail element is 

ancillary to the main use, it is my professional planning judgement that the proposed 

use can be absorbed into the locality without detriment to the future use of the business 

park. Given the bulky goods nature and storage element of the business and also that 

the retail element is considered to be ancillary to the main use, I am satisfied that the 

proposal is compatible with the use in the area. 

Taking into account the opportunity for job creation, the proposed use has the potential 
to deliver sustainable medium to long-term employment growth. Therefore, on balance, 
it is considered that the loss of land to retail is outweighed by the creation of jobs and 
the contribution to the local economy. Therefore, the proposal will not be contrary to 
the overall aims and objectives of the plan. 
 
It is not considered that the change of use of the unit to that of storage and distribution 
with an element of retail will result in the loss of any significant industrial or employment 
land/space.    
The existing unit has permission for warehouse/storage use (B4).  The existing building 
is not to be altered therefore the scale is considered appropriate. 
 
Given that the proposed use is for a B4 use class with a retail element and as such it 
will continue to make a positive contribution to the local economy.  
 

Policy PED 9  
General Criteria for Economic Development  
 
The policy includes a list of criteria that proposals for economic development use will 
be required to meet: 
 
(a)  Compatible with the surrounding area, the site is within an established business; 
(b)  It will not harm the amenities of nearby residents, given the existing nature of the 

site; 
(c) There is no impact on natural heritage; 
(d) There are no issues relating to flooding; 
(e) It will not create a noise nuisance given the established use; 
(f) There are no issues regarding emissions or effluent; 
(g) Existing roads will not be affected; 
(h) Access, parking etc. is acceptable, DFII has no objections; 
(i) A movement pattern is not required; 
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(j) The proposed materials are acceptable and are of a quality design; 
(k) Boundary treatments are not affected; 
(l) There are no issues regarding crime or public safety. 
 

In terms of the criteria set out in PED 9, I consider the proposal to satisfy these. I am 
content that the proposal is compatible with surrounding uses given the bulky goods 
nature and storage element of the business. There are no features of the natural or 
built heritage located within close proximity to the site. The site is not located in an area 
of flood risk and given the change of use nature of the proposal, it will not cause or 
exacerbate flooding. There is sufficient parking within the site.   
 

Residential Amenity  
Environmental Health was consulted and had no objections to the proposal. Given there 
is a separation distance of 40m (across the Donaghadee Road) from the application 
site to the nearest residential dwellings I am satisfied that the proposal will not adversely 
harm the amenities of nearby properties or create a noise nuisance.  
 

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: 
 

a) Such access will not prejudice road safety or significantly inconvenience the flow 
of traffic: 

b) The proposal does not conflict with Policy AMP3 Access to protected Routes. 
 

There is no proposed alteration to the access or packing facilities. Sufficient space is 
to remain within the site for the parking of cars and the turning of large vehicles within 
the business park. The safety of road users and pedestrians will not be prejudiced by 
this proposal. DFI Roads was consulted and no objections were raised.  
 
 
Planning Policy Statement 2 Natural Heritage 

Policy NH 2 of PPS 2 states that planning permission will only be granted for a 
development proposal that is not likely to harm a species protected by law.  

Policy NH 5 of PPS 2 seeks to protect European Protected Species and Priority 
Habitats. It is considered that there will be no significant impact caused to protected 
species as a direct result of the proposed development. 

The potential impact of this proposal on Special Areas of Conservation, Special 
Protection Areas and Ramsar sites has been assessed in accordance with the 
requirements of Regulation 43 (1) of the Conservation (Natural Habitats, etc.) 
Regulations (Northern Ireland) 1995 (as amended).  The proposal would not be likely 
to have a significant effect on the features, conservation objectives or status of any of 
these sites.  
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The biodiversity checklist was completed and found that no evidence has been 
recorded indicating the presence of protected or priority species within the site 
boundaries and as such no ecological constraints or impacts are identified.  
 

 
 

8.   Consideration of Representations 

 
No letters of representation have been received. 
 

 
 

9.   Conclusion  

 
The proposal has been considered having regard to the development plan, all material 
planning considerations, the relevant planning policies, and the views of the statutory 
consultees.   

 
It is the professional planning judgement that the proposal will cause no detriment to 
the character of the locality and wider area.  The impact on neighbouring properties 
has been assessed and it is considered that the proposal will not result in any 
unacceptable adverse impact on existing or proposed residential amenity. 
 

While the proposal involves retailing outside of an existing centre, it is considered 
acceptable, given the type of retailing proposed which is predominantly bulky goods.  
 
It has also been acknowledged that the site is designated as Existing Industrial land, 
and that the proposed use as partial retail is not an acceptable use class. However, I 
am satisfied that the retail element is ancillary to the main use as storage and is 
therefore considered to be acceptable.  
 
Therefore, having weighed all the considerations it is recommended that this application 
is granted full planning permission.  
 

 

10.    Recommendation 

 
Grant Planning Permission 
 

 
 

11.    Conditions  

 
1. This decision notice is issued under Section 55 of The Planning Act (Northern 

Ireland) 2011. 
 
       Reason: This is a retrospective application. 
 
2. Car parking must be laid out in accordance within drawing No.02 bearing date 

stamp 5th April 2019 within 3 months from the date of this permission. 
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Reason: To ensure there is a satisfactory car parking arrangement in place 

 
3. The retail floorspace is limited to 654sq metres and is for the sale of bulky goods 

only. 
 

Reason: To protect the vitality and viability of the neighbouring town centres. 
 

 

 
 

 
 
 
Site Location Map 
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Ards and Down Area Plan 2015 Map Extract 
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Floor Plans 
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Proposed Elevations 
 
 
 

 
 
Site Photo 1 
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Site Photo 2 
 
 

 
 

Site Photo 3 



ITEM 4.6 

Ards and North Down Borough Council 

Application Ref LA06/2019/1064/F  

Proposal Mosaic on south-facing wall of Community Centre 

Location 

Donaghadee Community Centre, The Parade, 

Donaghadee 

 

DEA: Bangor East & Donaghadee 

 

Committee 
Interest 

Application relating to land in which the Council has an estate 

Validated 23 October 2019 

Summary 

• Site located within the settlement limit and within the Town 

Centre as designated within the Ards and Down Area Plan 

2015 

• Proposed Mosaic is a cross-community scheme between two 
schools celebrating the work of the RNLI over the past 110 
years 

• No objections received 

• Mosaic to be on panel affixed to wall; 

• Council consent to be attained for proposal if approved 
 

Recommendation 
 
Grant Planning Permission 
 

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

Application Ref:  LA06/2019/1064/F DEA:  Bangor East & 
Donaghadee 

Proposal: Mosaic on the South facing wall of the Community Centre 
 

Location: Donaghadee Community Centre, The Parade, Donaghadee  

Applicant: 
Donaghadee Community Development Association 

Agent: n/a 

 
Date Valid: 23/10/2019 

Environmental Statement 
Requested: N/A 

 
Date last Advertised: 14/11/2019 

 
Date last Neighbour Notified:  06/11/2019 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

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

• Principle of Development, 

• Design and Appearance, 

• Neighbour Amenity,  

• Impact on Character and Appearance of the Area, 

• Biodiversity. 
 
All material considerations have been assessed and the proposal, in my opinion, will 
not cause demonstrable harm to interests of acknowledged importance and therefore 
approval is recommended.  
 

Case Officer: Michael Creighton 

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 

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

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

 
 

3. Relevant Planning History 

X/2006/1237/F - Land to the East of no.12 Railway Street, Donaghadee - Proposed 
single storey community centre and associated car parking – permission granted - 
14.05.2007 
 
X/2009/0346/A - Community Centre on lands to east of 12 Railway Street 
Donaghadee Co Down BT21 0HG. - "Donaghadee Community Centre" aluminium 
lettering to front entrance. – Permission Granted - 02.07.2009 
 
The planning history for this site provides evidence that the building has permission 
for its current use and is well-established. 
 

 

1.   Description of Site and Surrounding Area 

The application site is located within the Settlement Limit of Donaghadee and 
comprises of the Council-owned Donaghadee Community Centre.  The building is a 
flat roof, two-storey building which is located near the coast.  The building is accessed 
via a road near the harbour in Donaghadee.  The road travels along the east side of 
the building and there is a car park which serves the building to its south.  
 
The site is located within the settlement limit and within the Town Centre as 
designated within the Ards and Down Area Plan 2015. 
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4.   Planning Policy Framework  

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

• Ards & Down Area Plan 2015 (ADAP) 

• Strategic Planning Policy Statement for Northern Ireland (SPPS)  

• Planning Policy Statement 2: Natural Heritage (PPS2) 
 

 

5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: N/A 
 

 

6.   Consultations  

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

Consultee Response 

NIEA – coastal development No objection 

  

 

7.   Consideration and Assessment 

 

Ards and Down Area Plan 2015  
Decisions must be taken in accordance with the provisions of the Local Development 
Plan unless material considerations indicate otherwise. The Ards and Down Area 
Plan 2015 sets out the land use proposals that will be used to guide development 
within the area. It contains no material policies for the type of development proposed. 
 
The site is located inside the Settlement Limits of Donaghadee and within the Town 
Centre as designated within the Ards and Down Area Plan 2015.  
 
SPPS 
Under the SPPS, the guiding principle for planning authorities in determining planning 
applications is that sustainable development should be permitted, having regard to 
the development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged importance. 
Any conflict between the SPPS and any policy retained under the transitional 
arrangements must be resolved in favour of the provisions of the SPPS. 

 
There are no environmental, architectural or archaeological designations relating to 
the site.  The proposal is in general conformity with the plan, subject to the relevant 
policy considerations below. 
 
 

Principle of Development 
This is an application for the erection of mosaic on the south facing wall of the 
Donaghadee Community Centre. The applicant has advised the Council that the 
mosaic is a cross community scheme between two schools which will celebrate the 
work of the RNLI over the past 110 years. The proposal is deemed to be acceptable 
subject to other requirements.   
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Design and Appearance 
The mosaic is to be 2340mm x 945mm.  The mosaic will be constructed in hand 
made ceramic tiles. They will be made from stoneware clay, high fired (1240 degrees 
C) and finished with a transparent glaze. They will be attached with BAL exterior tile 
adhesive and grouted with a grout consisting of sand and cement with a colourant 
added.  The mosaic is proposed for the south facing elevation. The design and 
appearance is acceptable. 
 
Neighbour Amenity 
Given the size, scale and nature of the proposal and the host building, it is my opinion 
that it will have no impact on neighbour amenity. The nearest neighbouring property is 
approximately 20m away to the west.  There are intervening structures which block 
any views.  The mosaic is not proposed to be illuminated.  
 
Impact on Character and Appearance of the Area 
The mosaic is to be affixed to the wall of the Donaghadee Community Centre and 
there will be limited views due to the building’s location and the position of the mosaic. 
I have visited the site and the mosaic will have no significant impact on the character 
and appearance of this area. 
 
Biodiversity 
The structure will have no impact on local biodiversity. 

 

 

8.   Consideration of Representations 

No objections have been received. 
 

 

9.   Conclusion  

The following is a summary of the main reasons for recommendation:  

• The principle of development is acceptable. 

• The design and appearance is acceptable. 

• The structure will not impact neighbour amenity. 

• The structure will not detract from the character or appearance of the area. 

• No impact on the coast 
 

 

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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Looking north-east towards Donaghadee Community Building 
 
 



 

6 | P a g e  

 

 
Site location map 

 
Front elevation of building 
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Proposed sign 



ITEM 4.7 

Ards and North Down Borough Council 

Application Ref 

 

LA06/2019/1228/F 

 

Proposal 
WC facility situated within the planning boundary of the 
redevelopment of the existing car park planning application 
LA06/2019/1032/F. 

Location 

 

Cairn Wood 

 21 Craigantlet Road, Newtownards 

 

Committee 
Interest 

 

Application made by the Council 

Validated 18 December 2019 

Summary 

 

• No third party objections 

• Considered compliant with planning policy 

• Consultees content 

• No visual impact 

• Community benefit  

• Complements approval of formalisation of car park at same 
site approved at last month’s Planning Committee meeting 

 

Recommendation 
 
Approval 
 

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

Application Ref:  LA06/2019/1228/F 
 

DEA:  Holywood & Clandeboye 

Proposal:      
WC facility situated within the planning boundary of the redevelopment of the 
existing car park planning application LA06/2019/1032/F. 

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

Applicant:  Ards & North Down 
Borough Council 
 

Agent:   Doran Consulting 

Date Valid: 16/12/2019 Env Statement Requested: No 

 
Date last Advertised: 03/01/2020 

 
Date last Neighbour Notified: N/A 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

 
Summary of Main Issues: 
 

• Principle of Development  

• Impact of Nature Conservation  

• Access and Road Safety  

• Visual Impact  
 

Case Officer: Michael Creighton  

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 

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

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

 

 
 
 

1.   Description of Site and Surrounding Area 

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

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

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

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

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

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

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

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

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

occur, mostly Scots pine. 

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

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

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

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

  
LA06/2019/0848/PAN (Proposal of Application Notice) 
Improvement of existing walking trails within forest and creation of additional walking 
trails, creation of separate family cycle and mountain bike trail networks, and creation 
of a wildflower meadow --- the proposal will also include seating, way-making, 
interpretation panels and a feature trail heads information hub 
 
LA06/2019/1032/F  
Extend and Enhance the Existing Car Park to include an engineering base, revised 
junction layout in accordance with DMRB, additional car park spaces and pedestrian 
footway around the carpark. A new forest entrance path and supporting retaining wall 
0.2m -1.5m high will be provided to achieve a 1:21 gradient to enable people of all 
abilities to enter the forest.  
Decision: Permission Granted (by Planning Committee) - 07.02.2020 
 
LA06/2019/1291/F 
Extend and enhance the existing trails in Cairn Wood comprising new walking trails, a 
multi-use family cycle trail, upgrades to existing trails and associated information 
panels, waymarkers and seating. 
 
Decision: Assessment Ongoing 

 

4.   Planning Policy Framework  

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

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

• Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 

• Strategic Planning Policy Statement for Northern Ireland 

• Planning Policy Statement 2: Natural Heritage 

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

• Planning Policy Statement 21: Sustainable Development in the Countryside 
 

 

5.   Supplementary Planning Guidance 

 
N/a 

 

6.   Consultations  

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

Consultee Response 

NIEA - (NED) No Objections 

Shared Environmental 
Service 

No Objections 

DAERA (Drinking Water 
Inspectorate) 

No Objections 
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7.   Consideration and Assessment 

Description of Proposal 

The application proposes a toilet block within the existing car park which has permission 

to be extended and enhanced at Cairn Wood.  The toilet block is to be located within 

south-west corner of the new car park. 

The car park has planning permission to be extended and modernised and this 

proposed toilet block will be ancillary to that car park. 

 

Area Plan Considerations: 

 

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

Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 

 

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

The site is located within the boundary of the above Development Plan documents 
which set out the designations, policies, proposals and zonings specific to that area. 
 
Within the North Down and Ards Area Plan the site is located within a greenbelt area 
as illustrated on Proposals Map 2 which was issued in conjunction with the written text. 
 
Within the draft Belfast Metropolitan Area Plan (Part 4 Volume 7) the site is located 

outside the development limits of any settlement and is identified as being located on 

a protected route and inside the boundary of Designation ND 02/04 (Cairnwood & 

Reservoir) and is one of ten Sites of Local Nature Conservation Importance Sites of 

within the plan boundary. 

 

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

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

the control of development SLNCIs is contained in PPS 2. 

 

In the Planning Appeals Commission report into dBMAP which was published in 

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

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

proposed SLNCI designation at Cairnwood.  

 

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

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

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

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

otherwise. 
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Strategic Planning Policy Statement for Northern Ireland (SPPS) 
 
The SPPS document sets out the guiding principle relating to the grant/refusal of 
development which is contained within Paragraph 3.8.  
 
This states that sustainable development should be permitted, having regard to the 
development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged importance. 
 
Within Paragraphs 6.199 – 6.213 of the same document, it is acknowledged that open 
space, sport and outdoor recreation has an important societal role to play, supporting 
many cultural, economic, health and environmental benefits. 
 
Ease of access to open space and contact with nature for everyone is recognised within 
the Regional Development Strategy 2035 alongside a commitment to safeguard and 
enhance existing outdoor recreational space within the countryside in keeping with the 
principles of environmental conservation and the protection of biodiversity. 
 
In direct response to this, the planning system has a contributing role to play in 
securing high quality and sustainable development schemes which do not damage 
the environmental features and qualities which are of acknowledged public 
importance and local amenity.  
 
No policy conflict exists between the SPPS and Planning Policy Statements relevant to 
the subject proposal. 
 
PPS 2 Natural Heritage 
 
PPS 2 sets out the planning policies for the conservation, protection and 
enhancement of our natural heritage.  
 
In safeguarding Biodiversity and protected Habitats, the Council recognises its role in 
enhancing and conserving our natural heritage and should ensure that appropriate 
weight is attached to designated sites of international, national and local importance; 
priority and protected species and to biodiversity and geological interests with the 
wider environment. 
 
In relation to designated sites, the potential impact of this proposal on Special Areas 
of Conservation, Special Protection Areas and Ramsar sites has been assessed in 
accordance with the requirements of Regulation 43 (1) of the Conservation (Natural 
Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended).  
 
As part of the application an Ecological Appraisal report was supplied by Aulino Wann 
& Associates (Environmental Consultants) for consideration. 
 
Whilst there are no designated Special Areas of Conservation or Special Protection 
Areas of Areas of Special Scientific Interest within the boundaries of the site, the area 
is part of the aforementioned Site of Local Nature Conservation Importance. (SLNCI)  
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No flora or fauna species protected under European Legislation were found within the 
site, nor was there any evidence of animal species that are listed as Northern Ireland 
or UK priority species to be afforded special protection. 
 
The proposed toilet block is to be constructed within the car park previously granted 
permission under LA06/2019/1032/F.  It is envisaged that the loss of semi-natural 
woodland will be minimal and that the edges of the carpark will be planted out with a 
well-defined landscaping buffer of native and indigenous species.  The proposed toilet 
block will not exacerbate any loss of woodland.  
 
Further to assessment of the same and a consultation process with the Natural 
Environment Division, I am satisfied that the proposed scheme will have a minimal 
impact upon the existing rural landscape and is generally compliant with the 
requirements of PPS 2. 
 
Planning Policy Statement 8: Open Space, Sport and Outdoor Recreation 
 
Policy OS 1: Protection of Open Space 
 
The Department will not permit development that would result in the loss of existing 
open space or land zoned for the provision of open space. The presumption against 
the loss of existing open space will apply irrespective of its physical condition and 
appearance.  
 
An exception will be permitted where it is clearly shown that redevelopment will bring 
substantial community benefits that decisively outweigh the loss of the open space. 
An exception will also be permitted where it is demonstrated that the loss of open 
space will have no significant detrimental impact on the amenity, character or 
biodiversity of an area and where either of the following circumstances occur: 
 
(i) in the case of an area of open space of 2 hectares or less, alternative 

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

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

 
Permission has been granted for the extension and modernising of the existing car 
park which includes some open space.  The proposed toilet block will not increase the 
loss of open space as it will be set within the car park granted permission.  The 
scheme falls within the parameters of the second paragraph of Policy OS1 and can 
be defined as an exceptional case which will bring benefit to the local community and 
user groups who frequent the site.  
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The toilet block will have no significant impact on the character and amenity of the 
area given this recent approval and the overall integrity of Cairn Wood will be 
preserved. 
 
The proposal is compliant with Policy OS 1 of Planning Policy Statement 8. 
 

 
Planning Policy Statement 21: Sustainable Development in the Countryside 
 
Policy CTY 1 – Development in the Countryside 
 
There are a range of types of development which in principle are considered to be 
acceptable in the countryside and that will contribute to the aims of sustainable 
development.  
 
The proposed WC is ancillary to the outdoor recreation use and formalisation of the 
car park for access to the forest and I consider it acceptable in the countryside 
location. 

 

8.   Consideration of Representations 

 
No objections received 
 

 

9.   Conclusion  

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

 

10.    Recommendation 

 
Grant Planning Permission 
 

 

11.    Conditions 

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

years from the date of this permission. 
 

           Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011 
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Aerial View of Site 
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Existing Car Park on western approach from Craigantlet 
 
 

 
Existing Car Park on eastern approach from Bangor 
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Existing Car Park showing Bus Stop directly on roadside boundary of the site 
 
 

 
Main Entrance path from public carpark into Cairnwood 
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View of woodland directly at the rear of the existing car park 
 
 

 
View of pedestrian path running parallel to the rear boundary of the existing car park 
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Site Location Plan 
 

 
Site Layout  
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Detailed Site Layout and elevation / floor plans of toilet 
 
 



ITEM 4.8 

Ards and North Down Borough Council 

Application Ref 

 

LA06/2020/0113/F 

 

Proposal 
Demolition of former Hamilton House and Sea Scout Hall, and 
temporary permission for an area of open space 

Location 
Lands at 43 Hamilton Road, 1a Springfield Avenue 

 and 56a Hamilton Road, Bangor 

Committee 
Interest 

 

Application made by the Council  

Validated 4 February 2020 

Summary 

 

• Planning permission required as building located within a 
proposed Area of Townscape Character (ATC) as 
designated within draft BMAP; 

• Building makes no positive contribution to the ATC; 

• Consultees content; 

• Proposed temporary use as area of open space for public 
benefit until such time as the Council finalises its Estates 
Strategy and identifies a permanent use for the site; 

• Awaiting outcome of Bat Roost Potential Survey 
 

 

 

Recommendation 
 
Approval 
 

Attachment Item 4.8a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref:  
LA06/2020/0113/F 

DEA:  Bangor Central 

Proposal:    
 

Demolition of Former Hamilton House and Sea Scout Hall & Temporary Permission 
for an Area of Open Space 
 

Location:  Lands at 43 Hamilton Road, Bangor, BT20 4LF, 1a Springfield Avenue, 
Bangor, BT20 5BY and 56a Hamilton Road, Bangor, BT20 4JP 
 

Applicant:  Ards & North Down 
Borough Council 

Agent: N/a 

 
Date Valid: 04/02/2020 

 
Env Statement Requested: No 

 
Date last Advertised: 20/02/2020 

 
Date last Neighbour Notified: 06/02/2020 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 2 (from 
1 
address) 

Petitions 0 

 
Summary of Main Issues: 
 

• Impact of proposal on the appearance and character of proposed Bangor Central 
Area of Townscape Character  
 

• Biodiversity Issues 
 

Case Officer: Jo-Anne Barrett 

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 

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

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

 

 
 

 
 

3. Relevant Planning History 

 
No relevant planning history on site 
 

 

1.   Description of Site and Surrounding Area 

 
The site occupies a triangular plot of land opposite the junction of Hamilton Road and 
Park Avenue. Ward Park lies to the south east on the opposite side of the road, whilst 
Springfield Avenue, which houses several private residential properties runs parallel 
to the rear of the site. 
  
Subject buildings to be demolished on site date to the 1940’s and are single storey 
pitched roof modular style structures finished in a mix of painted timbers and felt 
roofing. 
 
Boundaries are defined by a mix of ornamental hedgerows and more recently 
installed security fencing to cordon the interior of the site from public access.  
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4.   Planning Policy Framework  

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

• North Down & Ards Area Plan 1984-1995 

• Draft Belfast Metropolitan Area Plan 2015 

• Strategic Planning Policy Statement for Northern Ireland 

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

 

5.   Supplementary Planning Guidance 

 
N/a 
 

 
 

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

Consultee Response 

Environmental Health No objections subject to conditions 

 

7.   Consideration and Assessment 

 
Section 6 (4) of The Planning Act (NI) 2011 establishes that the operational planning 
system within Councils will be plan-led and advises that ‘Where, in making any 
determination under this Act, regard is to be had to the Local Development Plan, the 
determination must be made in accordance with the plan unless material considerations 
indicate otherwise.’ 
 
Section 45 (1) of the Planning Act (Northern Ireland) 2011 requires that due regard 
must be given 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.  
 

North Down and Ards Area Plan (1984-1995) & Draft Belfast Metropolitan Area 
Plan 2015 
 
The application site is located within the settlement of Bangor, as defined within the 
extant Area Plan document and inside the proposed town boundary as outlined in draft 
BMAP. 
 
The adopted Belfast Metropolitan Area Plan 2015 (BMAP) 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 
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Appeals Commission’s Report on the BMAP Public Inquiry, a decision on a 
development proposal can be based on draft plan provisions that will not be changed 
as a result of the Commission’s recommendations. 
 
The site is situated within the proposed Bangor Central 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 Bangor Central 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 a detailed character analysis be undertaken and a design 
guide produced for each individual ATC.  
 
It would be incorrect 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 Bangor East ATC will be repeated.   
 
To date it is unclear how the area will be characterised in any lawfully adopted BMAP. 
However, the impact of the proposal on the proposed ATC remains a material 
consideration and can be objectively assessed. 
 

 
Strategic Planning Policy Statement SPPS 
 
Under the SPPS, the guiding principle to managing development within an Area of 
Townscape Character is through the LDP process and to permit new development 
where the character and built form of the area is respected and/or enhanced. 
 
Paragraph 6.22 (page41) suggests that demolition of an unlisted building is permissible 
when the subject building does not make a material contribution to the distinctive 
character of the designated area. 
 
In application of this principle, I am satisfied that both the overall design and layout of 
the buildings are not atypical or characteristic of the surrounding area and given is 
current state and general presentation does not contribute aesthetically to the ATC.  
 
In my professional planning judgment I consider that the scheme to demolish the 
subject building represents an opportunity to remove the derelict structure from the 
site which makes no contribution to the area and has the potential to be a focus of 
anti- social behaviour within the town and of detriment to the amenity of local 
residents. 
 
PPS 2: Natural Heritage 

The potential impact of this proposal on Special Protection Areas, Special Areas of 
Conservation and Ramsar sites has been assessed in accordance with the 
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requirements of Regulation 43 (1) of the Conservation (Natural Habitats, etc.) 
Regulations (Northern Ireland) 1995 (as amended).   
 
Policy NH 2 of PPS 2 states that planning permission will only be granted for a 
development proposal that is not likely to harm a species protected by law.  
 
To this end, the NI Biodiversity Checklist has been used to identify whether the proposal 
is likely to adversely affect certain aspects of biodiversity including protected species. 
 
As demolition works are involved, the issue of bat roost potential is to be given 
consideration in this specific case.  
 
Survey work is currently programmed and the outcome will influence the determination 
of this application. 
 
 

Addendum to Planning Policy Statement 6: Areas of Townscape Character 

 

This addendum document provides additional guidance to be applied in assessment of 

development proposals within designated Areas of Townscape Character. Issues to be 

considered under the relevant policy headings are Demolition of Buildings, New 

Development and the Control of Advertisements. 

 

The following is then relevant and to be considered in context of the subject 

development proposal: 

 

Policy ATC 1: Demolition in an Area of Townscape Character 

 

“There will be a presumption in favour of retaining any building which makes a 

positive contribution to the character of an Area of Townscape Character. The 

Department will normally only permit the demolition of an unlisted building in an 

Area of Townscape Character where the building makes no material contribution 

to the distinctive character of the area.” 

 

“Where permission for demolition is granted this will normally be conditional on 

prior agreement for redevelopment of the site.” 

 
As outlined in this report, the site is located within an area which is located within a 
proposed Area of Townscape Character under the provisions of draft BMAP which is a 
material consideration in the assessment of this proposal. 
 

Whilst it is noted that the subject building is a well-known local feature within the town 
centre, it has been unused for a considerable period of time and has consequently 
fallen into a state of disrepair. 
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In view of the building’s current physical state alongside the 1940’s design and 
functionality, Hamilton House and Sea Scout Hall is inclusive of building materials and 
architecture which is not reflective of the surrounding ATC.  
 
Within the supporting statement the Council has demonstrated that there are significant 
costs to the public purse presently in maintaining this site due to antisocial behaviour.  
There has been a detrimental impact to date on neighbouring residents.  The test to be 
applied within the addendum to PPS 6 regarding ATCs is that no harm is done to the 
character of the ATC as a whole. 
 
The justification and amplification to the policy states that the demolition of a building/s 
in an ATC can significantly erode the character, appearance and integrity of such areas.  
Demolition can be particularly damaging in cases where it is proposed in isolation, that 
is, where there are no proposals for the redevelopment of the site. 
 
In this proposal, it is the professional planning judgement that the subject buildings do 
not make any contribution to the character of the ATC, and the immediate area.  I do 
not consider that their demolition will significantly erode the character, appearance and 
integrity of the area; rather, the proposed demolition will rid the area of unsightly 
buildings, which currently have an adverse impact on the immediate area.   
 
In addition, I would further assert that the restoration of the site for temporary use as 
an area of open space, is also acceptable in context of the surrounding area and will 
help to reduce and mitigate against anti-social behaviour within the site in the 
immediate future. 
 
The supporting statement sets out in detail that the proposed open space is a temporary 
measure until such time as the Council finalises its Estates Strategy to determine the 
best value for money use of the site for the benefit of the public purse.  Whilst the policy 
is ‘normally’ reliant on granting demolition on the basis of an acceptable replacement 
scheme, I am content that the open space is acceptable in the context of a ‘mean-while’ 
use until such time as the Council submits an appropriate replacement proposal.  This 
is similar to the approach taken at Queen’s Parade through the installation of the Project 
24 pods, rather than leave the site in a derelict state with the erection of fencing around 
the site, which could be subject to graffiti further eroding the character and appearance 
of this part of the ATC. 
 
I consider it appropriate to impose a condition restricting the permission to a period of 
2 years, in order that an appropriate replacement scheme is applied for within a 
reasonable timeframe. 
 
Subject to appropriate conditions, I therefore believe that the proposal to demolish 
Hamilton House and the Sea Scout Hall complies with prevailing planning policy. 
 
 
 

 

8.   Consideration of Representations 

 
Two representations from the one address have been received as follows. 
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Comments were received from the resident of 1 Springfield Avenue, adjacent to the 
site, querying the detail of the application and referring to previous issues concerning 
run-off from the site.  This resident has been updated on the detail of the application 
and referred to the Council’s Assets & Property Services Department regarding her 
specific queries. 
 
Further to the above, the resident supports the proposal to demolish the subject 
buildings, however, has voiced concern over potential  lack of privacy resulting from 
the proposed works with the opening up of the area which could lead to the public 
accessing the land immediately adjacent to the resident’s house and being able to 
see directly in to the kitchen and living room.  I have visited the site and am content 
that there will not be any adverse impact from the flattened site into the property but 
to protect the amenity of 1 Springfield Avenue a condition has been included for the 
erection of a 1.8metre fence to be erected along the boundary adjacent to the 
property. 
 
 

 

9.   Conclusion  

 
The proposal is considered to be acceptable and would not detrimentally impact on 
the character or appearance of the proposed ATC designation.   
 
Whilst demolition of the building will inevitably visually alter the street scene, 
demolition of the building and clearance of the site will not result in a detrimental 
impact on the setting or character of the surrounding area.  
 
Approval is therefore recommended on a temporary basis. 
 

 

10.    Recommendation 

 
Grant Planning Permission 
 

 

11.    Conditions  

 
1. The development hereby permitted shall be completed within a period of 6 

months from the date of this permission. 
 
Reason: To ensure that the character and amenity of the draft Area of 
Townscape Character is appropriately maintained. 

 

2. This temporary use is approved for a period of 2 years only from the date of 
decision.   

 
Reason: This type of temporary use is such that its permanent retention would 
harm the character and amenity of this draft Area of Townscape Character 
area.   
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3. Prior to the completion of works, a 1.8 metre close boarded fence shall be 
erected along the boundary highlighted blue as indicated on Drawing No. 03 
bearing the date stamp 04 February 2020.  
 
Reason: In the interests of the residential amenity of 1 Springfield Avenue 

 
4. Demolition works shall not take place outside the following hours:  

 
08:00 – 18:00hrs Monday to Friday  
Saturday 08:00- 13:00hrs and not at all Sundays or Public Holidays  
 
Reason: To protect the amenity of neighbouring properties 
 

5. Appropriate dust mitigation measures shall be instigated to minimise the 
generation and movement of dust from the proposed demolition to surrounding 
residential dwellings.  

 
Reason: To ensure that the occupiers of nearby residential accommodation 
are not adversely affected by dust.  
 

6. Subject to the above conditions, the development shall be carried out in 
accordance with the stamped approved drawings. 

 
Reason: To ensure the development is carried out in accordance with the 
approved plans.  
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Extract of 1:1250 Site Location Plan showing site outlined in red. 
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Aerial view of site outlined in red. 
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Map Extract showing site outlined in red within the boundary of Bangor Central Area of 
Townscape Character (Designation BR42 Draft BMAP 2015) outlined in light blue. 
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Red Arrow indicates location of Sea Scout Hall  
 
Yellow Arrow indicates location of Hamilton House 
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Extract of 1:500 Site Layout showing indicative arrangement of temporary open space. 
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Hamilton House adjacent to eastern gable of British Legion Building  
 

 
Front Elevation of Hamilton House with  Hamilton Road Presbyterian Church Building in 
Background 



 

15 

 

 
Eastern Gable of Derelict Sea Scout Hall 
 
 

 
Flat Roof Rear Return of Sea Scout Hall  
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Western Gable of Hamilton House, with roof of Sea Scout Hall visible to rear of British 
Legion Building 
 
 

 
Rear Elevation of Hamilton House parallel to Springfield Avenue 
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Eastern Gable of Hamilton House from Springfield Avenue 
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ITEM 5  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 03 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 11 February 2020 

File Reference       

Legislation The Planning Act (Northern Ireland) 2011 

Section 75 Compliant  Yes     ☐         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject Update on Planning Appeals  

Attachments N/A 

 
Decisions 
 
1. At the date of writing no appeal decisions had been received. 
 
New Appeals Lodged 
 
2. The following appeal was lodged on 13 February 2020. 

 
Appeal reference:  2019/A0222 
Application Reference: LA06/2017/0037/F 
Appeal by: Mr & Mrs Mark Brien 
Subject of Appeal: Proposed erection of 1no. 2-storey flat-roofed domestic 

dwelling & associated site works including a new vehicular 
access onto Ballyrobert Road 

Location: Site immediately adjacent to and north of 15a Ballymullan 
Road, Crawfordsburn 
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Details of appeal decisions, new appeals and scheduled hearings can be viewed at 
www.pacni.gov.uk. 
 

 
RECOMMENDATION 

It is recommended that Council notes this report. 

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

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning 

Date of Meeting 03 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Finance 

Date of Report 14 February 2020 

File Reference FIN45 

Legislation Section 5 Local Government Finance Act (NI) 2011 

Section 75 Compliant  Yes     ☐             No     ☐        Not Applicable  ☒ 

Subject Planning Budgetary Control Report – January 2020   

Attachments - 

 
 
This Planning Budgetary Control Report covers the 10-month period 1 April to 31 
January 2020 and is set out in Report 1 on page 2. The net cost of the service is 
showing an over spend of £25,425 (2.9%) – box A.  
  
A key assumption of the 2019/20 rates setting process was that payroll budgets 
would be £600k under spent so this was built in to the Council’s 2019/20 budget. This 
budget is shown separately from Services so is not included in the variance above. 
The Planning Service’s year to date share of this salary rebasing budget on a pro-
rata basis is £30,885 so, if this was included, the adverse variance would increase to 
£56,310. 
 
Explanation of Variance 
 
The Planning budget performance is further analysed on page 2 into 3 key areas: - 
 

Report Type Variance Box 

Report 2 Payroll Expenditure £796 favourable  B 

Report 3 Non-Payroll Expenditure £38,749 favourable  C 

Report 4 Income £64,970 adverse  D 
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Boxes B, C and D add up to the overall adverse variance (Box A - £25,425).   
 
This variance can be summarised in the following table: - 
  

Type Variance 
£’000 

Comment 

Payroll Expenditure  (0.8)  

Non-payroll 
Expenditure 
 

 (38.7) 
A number of underspends to date 
including mileage (£7.9k), consultancy 
(£18.1k) and legal fees (£9.7k). 

Income 65.0 

Planning application income is £103.8k 
behind budget. Property Planning 
Certificate income is £38.8k better than 
budget. 

Total    25.5 Box A 

 

 
 

Year to Date 

Actual

Year to Date 

Budget

Variance Annual 

Budget

Variance E

O

Y 
£ £ £ £ % £

Planning

330 Planning 912,425 887,000 25,425 1,207,400 2.9 

Total 912,425 887,000 A 25,425 1,207,400 2.9 

£ £ £ £ % £

Planning - Payroll Expenditure

330 Planning 1,577,604 1,578,400 (796) 1,895,600 0.1 

Total 1,577,604 1,578,400 B (796) 1,895,600 0.1 

£ £ £ £ % £

Planning - Non-Payroll Expenditure

330 Planning 113,551 152,300 (38,749) 310,300 25.4 

Total 113,551 152,300 C (38,749) 310,300 25.4 

£ £ £ £ % £

Planning - Income

330 Planning (778,730) (843,700) 64,970 (998,500) (7.7)

Totals (778,730) (843,700) D 64,970 (998,500) (7.7)

REPORT 4                                     INCOME BUDGETARY CONTROL REPORT

REPORT 3            NON-PAYROLL EXPENDITURE BUDGETARY CONTROL REPORT

REPORT 1                                            BUDGETARY CONTROL REPORT

Period 10 - January 2020 

REPORT 2                  PAYROLL EXPENDITURE BUDGETARY CONTROL REPORT
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RECOMMENDATION 

 
It is recommended that the Council notes this report. 
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ITEM 7  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning 

Date of Meeting 03 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 13 February 2020 

File Reference       

Legislation N/A 

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject Planning Service Unit Plan 2020/2021 

Attachments Item 7a - Service Unit Plan 2020/21 

 
Since 2017/18 Service Plans are produced by each Service in accordance 
with the Council’s Performance Management policy. 
 
Plans are intended to: 
 

• Encourage compliance with the new legal, audit and operational context 

• Provide focus on direction 

• Facilitate alignment between Corporate, Service and Individual plans and 
activities  

• Motivate and develop staff 

• Promote performance improvement, encourage innovation and share 
good practice 

• Encourage transparency of performance outcomes 

• Better enable us to recognise success and address underperformance 
 
A draft plan for 2020/21 is attached. This plan has been developed to align 
with objectives of The Big Plan for Ards and North Down 2017-2032; the draft 
Corporate Plan 2020-2024 and the draft Annual Performance Improvement 
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Plan (PIP) 2020/21.  The Plan will also support delivery of the ITRDS.  The 
agreement of the plan will also aid toward achievement of the Council’s 
performance improvement duties under the Local Government Act (NI) 2014. 
 
The Service Plan highlights where the service contributes to the Corporate 
Plan and, where this is the case, sets out the objectives of the service for the 
2020/21 year. It further identifies the key performance indicators used to 
illustrate the level of achievement of each objective, and the targets that the 
Service will try to attain along with key actions required to do so. 
 
The plan is based on the agreed budget. It should be noted that, should there 
be significant changes in-year (e.g. due to Council decisions, budget 
revisions or changes to the PIP) the plan may need to be revised. 
 
The Committee will be provided with update reports on performance against 
the agreed plan. 
 
 

RECOMMENDATION 
 
It is recommended that the Council adopts the attached plan. 
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1. Introduction. 
 

1.1 Section Profile: 
 
The Planning Service comprises of: 
 
The Head of Planning to whom three Service Unit Managers report.  Within the Unit there 
are 10 admin staff (8.5FTE) and 37 professional and technical staff (33.1 FTE). 
      
      
The chart below shows where Planning sits within the organisation.   

 
 

1.2  Why do we deliver the service? 
 

In April 2015 the planning system was reformed and restructured from a unitary 
system where all planning powers rested with the central government, to a new two-
tier model of delivery whereby councils have primary responsibility for the 
implementation of the following key planning functions:  
 

• Preparation of a Local Development Plan to guide the future use of land in 
the borough and inform developers, members of the general public, 
communities, government, public bodies, representative organisations, and 
other interests of the policy framework that is used to determine development 
proposals; 
 

• Determination of planning applications (local and major) ensuring a 
proportionate and responsive approach to processing planning applications, 
with resources and decision-taking mechanisms tailored according the scale 
and complexity of the proposed development; 
 

• Planning Enforcement - the Council has a general discretion to take 
enforcement action when it regards it as expedient to do so, having regard to 
the provisions of the development plan and any other material considerations.  
Effective enforcement of breaches of planning control is important as a means 
of maintaining public confidence in the planning system.  In exercising this 
discretion, the Planning Service will use the full range of powers available to it 
to ensure that enforcement action is effective, speedy and appropriate. 

 
 
 
 

Directorate of 
Regeneration , 

Development & 
Planning

Regeneration
Economic 

Development
Tourism Planning



       

4 
 

 
1.3 What is the purpose of the service? 
 

The objective of the planning system, consistent with Part 1, Section 1 of the Planning 
Act (NI) 2011, is to secure the orderly and consistent development of land whilst 
furthering sustainable development and improving well-being.  This means the 
planning system should positively and proactively facilitate development that 
contributes to a more socially, economically and environmentally sustainable Northern 
Ireland.  The Council, as a planning authority, should therefore simultaneously pursue 
social and economic priorities alongside the careful management of our built and 
natural environments for the overall benefit of our society.  This will be achieved 
through the various functions of Development Management, Development Plan and 
Policy, and Planning Enforcement.
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2. Customers/Stakeholders 
 

2.1 Who are your customers and what do you know about them? 
 

Customers Profile / characteristics Interest 
How much does our work 
and our plans impact upon 
this stakeholder and vice 
versa? (Low, Medium or 
High) 

Power 
How much influence does 
this stakeholder have over 
the success or failure of 
our work and our plans? 
(Low, Medium or High) 

Support 
What is this stakeholder’s 
current view of our work 
and our plans? (Supporter, 
Neutral or Critic) 

Residents Population: 157,000 
 

High Medium Neutral/Critic 

Elected Members 40 members – 15 of whom 
are on the Planning 
Committee 

High High Supporter/Occasionally 
critic 

Statutory 
Stakeholders 

E.g. Transport NI, NIEA, 
NIWater, Rivers Agency 

High High Supporter 

Business 
Sector/Investors 

 High High Supporter/Occasionally 
critic 

Lobby Groups / 
Community 
Groups 

Often objectors to further 
development, supportive of 
quality placemaking 

High Low Neutral/Occasionally 
Critic 

Other Service 
Units 

Carrying out related projects 
into which planning must 
feed 

High Medium Supporter/Neutral 
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2.2  What are your customers’ needs/demand levels? 
 

Customers Needs / demands from the service 

Residents • Positive place making that is not detrimental to 
socio, economic and environmental factors; 

• Quality decisions on planning applications in a 
timely fashion; 

• Delivery of a Local Development Plan to provide 
for the needs of the Borough over the next 15 
years; 

• Effective enforcement of breaches of planning 
control so that the integrity of the planning system 
is not undermined 

Employees Quality and supportive working environment with 
adequate resources and ongoing training and 
development 

Elected Members As residents (above) 

Business Sector/Investors Proactive Planning Service which reacts positively 
and in a timely fashion – enabling sustainable 
development 

 

2.3 Customer satisfaction / needs 
 

The Planning Service introduced an appointment-based reception service staffed by 
a duty planner, which has been well received by the public.  This has provided for a 
more meaningful engagement on planning queries whereby the Planning Officer can 
prepare more meaningful feedback in advance of the appointment, leading to more 
detailed and timely provision of relevant information. 
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3. Context, Challenges and Assumptions 
 

3.1 Context 
 

The Council is responsible for the majority of planning powers as set out within the 
Planning Act (Northern Ireland) 2011. 
 
The majority of decisions on planning applications are delegated to the Head of 
Planning with the Planning Committee, comprising of 15 elected members, making 
determinations on major applications and other applications specified within the 
Council’s Scheme of Delegation for Planning. 
 
3.2 What changes are you expecting in the next few years? 
 

• A more stable planning system, after an initial bedding-in period in the first 
term of Council post transfer of planning functions.  

 

• Increased pressure is expected in respect of development of the Local 
Development Plan in the context of the Council Corporate Plan and Big Plan 
as policies and proposals in current Departmental Development Plans 
continue to be applied to development decisions which may be at odds with 
the preferred direction of the Council. 

 

• The Preferred Options Paper (first stage in the Local Development Plan 
process) has set out the key plan issues for the Borough and the Council’s 
preferred options available to address them.  Further to consultation on this 
and engagement with elected members on planning policy, the Council will 
prepare and publish its draft Plan Strategy, which will set out the Council’s 
objectives in relation to the development and use of land in our Borough, and 
the strategic policies for the implementation of those objectives and other 
relevant matters.  The Plan Strategy will be based on both the information 
gathered and also the public and stakeholder’s responses to the POP. 

 

• Improvements are expected in the provision of services to the public and the 
developer through the introduction of a Good Working Practice Guide for 
applicants to encourage positive front loading of planning applications to 
enable significant proposals to be fast tracked as appropriate, promoting 
confidence for investors in the borough. 

 

• Continued proactive enforcement of breaches of planning control will assist in 
promoting the Council’s positive attitude to the planning process and its 
integrity in processes and procedures. 

 

• Introduction of new software - the NI Planning Portal (NIPP) system is used 
by the Department for Infrastructure, the 11 councils and the Regional 
Property Certificate Unit to process planning applications and consents, 
enforcement cases, property certificates, tree preservation orders etc. The 
system is used by the public, Departmental and council staff, planning agents, 
solicitors and consultees. There are almost 9,500 registered users in Public 
Access.  The NIPP was developed over ten years ago when the Department 
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was the single planning authority. While the system is still operational, it is 
reaching the end of its operational life and no longer meets all of the needs of 
users. The contract for the maintenance and support of the system ends in 
December 2021.   The Department is in the process of finalising the Business 
Case and appointing a preferred supplier. 
 

• Adhering to a protocol for checking Building Control applications against 
planning approvals to advise of anomalies early in process and ensure 
retrospective applications submitted as appropriate, ensuring no undermining 
of the planning system. 
 

• Developing a protocol with colleagues in Environmental Health for assessing 
applications for licensing of Houses in Multiple Occupation – a new function 
which has transferred from NIHE. 
 

• Potential legislative changes to assist in the delivery of planning.  The 
Department for Infrastructure alongside the 11 Councils has set out an Action 
Plan to improve the efficiency and effectiveness of the Planning System with 
particular regard to the role of statutory consultees.  Key recommendations 
from an investigatory report will be carried forward via a Cross-Government 
Planning Forum to build capacity and capability in the planning system and to 
deliver and oversee continuous improvement in Development Management 
aspects of planning.  That report has also emphasised the need for access to 
adequate resources for statutory consultees.  Proposed legislative changes to 
address poor quality applications and enhance responsiveness of the 
planning authority will be vital in reinforcing Planning as a key enabler for the 
delivery of a range of outcomes at local government and regional level. 
 

3.3 What are your future challenges? 
 

• To manage delivery of the development management (planning applications) 
function under the hierarchy of development for major and local applications 
within the associated timeframes of 15 weeks and 30 weeks respectively, with 
commitment from statutory and non-statutory consultees to assist in meeting 
statutory performance targets in the context of stretched resources, in terms 
of both staffing and fiscal challenges; 
 

• Delivering planning (both through Development Management and 
Development Plan) in a difficult economic framework given the monetary 
constraints being experienced by major players, such as Northern Ireland 
Water in respect of sewerage capacity within NI and particularly our Borough, 
and DFI Roads in respect of physical infrastructure and public transport; 

 

• Prioritisation of cases to ensure continued inward investment whilst ensuring 
good quality design and positive place making.  Supporting work of other 
service areas within the Council such as the Rural Development Programme 
and Capital Projects and other Council projects within financial and time 
constraints; 
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• Supporting other service areas and Council partners in delivery of action plans 
stemming from the Council’s Integrated Tourism, Regeneration and Economic 
Development Strategy.  This will involve assisting in provision of pre 
application advice on submission of planning applications that support the 
outcomes from the Integrated Strategy, review of planning policy and 
guidance in the context of supporting Directorate functions; processing of 
planning applications aligned with outcomes from the Strategy; and supporting 
the establishment of an Economic Forum through enabling development and 
positively supporting economic development for existing businesses in the 
borough, and supporting and encouraging investment; 
 

• Supporting the Council’s contribution to the Belfast Region City Deal to 
improve infrastructure in the region, develop innovation skills and attract more, 
and better, jobs, via input to economic assessment and appraisal of key 
projects, including potential development of an Investment zone, a regional 
park, and key infrastructure projects;  

 

• Carrying out a detailed review of the consultation responses to the Preferred 
Options Paper and ongoing engagement with elected members to review the 
120+ current planning policies for inclusion within the draft Plan Strategy; 
 

• Adhering to our Local Development Plan timetable in context of evolving LDP 
process and input from the Department for Infrastructure and Planning 
Appeals Commission; 
 

• Supporting the Council and Department for Communities in the regeneration 
of Queen’s Parade, Bangor, through expediting assessment and 
determination of the planning application submitted by the preferred developer 
and expediting appropriate planning proposals to determination alongside 
assisting the Directorate in realising the overall development of the Bangor 
Coastal Masterplan incorporating Queen’s Parade as a key destination; 
 

• Breaking down on internal silos to ensure each service unit is aware of the 
impact of Planning and therefore engages early in any project 
initiation/business case preparation to ensure realistic and deliverable targets 
are set; 

 

• Resourcing a Development Plan team without adverse impact on staffing 
structure in the other critical planning areas of Development Management and 
Enforcement; 

 

• Alignment of the spatial components of the Plan with the outcome of the 
Community Plan and the revised Housing Growth Indicators from the 
Department for Infrastructure’s Regional Development Strategy (RDS); 

 

• In the context of Enforcement, ensuring the Council is committed to securing 
enforcement objectives to ensure that the credibility and integrity of the 
planning system is not undermined.  Additionally, undertaking scrutiny of 
Building Control applications (with appropriate resource) to ensure joined-up 
working to enable a proactive response to potential planning offences; 
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• Managing the risk involved with the ongoing development of the replacement 
Planning Portal system in absence of software support post December 2021 
of current system.  Also provision of staff as Subject Matter Experts 
throughout the development and testing phase of the new system; 

 

• Development of and attaining support for a Good Practice Guide for 
applicants and developers to promote front loading of planning applications to 
enable expedition of planning proposals to positive quality outcomes. 

 
 
 

4. Opportunity for Improvement 
 

4.1 Reflection of Service Performance 
 

Introduction of an appointment based reception service 

This was introduced in November 2017 and has enabled better provision of an 
advice service by preparation in advance of an appointment of details of planning 
histories, relevant planning policies and guidance and checking of application forms.   
In tandem with the benefit to customers this system has enabled staff resources to 
be more readily managed. 
 

Preparation of a Preferred Option Paper 
 
With elected member support and contribution from all service areas, the Planning 
Service published its Preferred Options Paper for public consultation to engage 
discussion on the Council’s preferred options for dealing with key issues in the Plan 
area.  Feedback has been positive and content of responses continue to be 
reviewed. 
 

Introduction of a householder development team to manage local applications 

within an 8-week target 

This objective was introduced on the basis of managing resources and prioritising 
specific applications where appropriate.  Improvement in processing times has been 
realised within this team, and frees up resource for dealing with other local 
applications within the statutory performance indicator of 15 weeks.  Further to this, 
the agreement of the Council to progress householder applications, with no 
objections and recommended for approval, straight to decision without appearing on 
the weekly delegated list has enhanced processing times accordingly.  Additionally, 
the removal of local applications associated with previously approved major 
applications from the Scheme of Delegation has been welcomed by planning agents 
and developers.  Performance within this team continues to be hampered by lack of 
submission of timely information with some applications. 
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Protocol between Planning Service and Building Control  
 
This joined up working is enabling the Planning Department to review submitted 
Building Control applications against planning history to identify potential breaches at 
an early stage in the process, and potentially before a breach occurs.  Amendments 
to Building Control application forms to reference planning approval references 
(where appropriate) has assisted the process but also highlights scrutiny and 
potentially deter deliberate offenders.  Any deviations have been addressed swiftly 
and appropriate enforcement initiated as necessary.  Fee income from retrospective 
applications is a monetary benefit from this protocol. 
 
Frequently Asked Questions on Planning web pages 
 
Commencement of structuring FAQs for the web will continue to assist provision of a 
service to the public who often are daunted by the planning process.  A web-based 
Tree Preservation Order system to enable self-service and provide detailed 
information to landowners and developers in relation to trees will be live shortly.  The 
Annual Housing Monitor will also be available as a web-based solution to enable self 
service by the public, detailing approvals on sites and completions. 
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5. How will the Planning Service contribute to corporate 
objectives? 

 
The Planning Service can be expected to have a direct impact on the following:   
 
 

Outcome/Objective Service objectives 

Prosperity Assessment of responses to the Preferred Options 
Paper (POP) leading to critical decisions on the first 
of the Council’s LDP documents – the draft Plan 
Strategy, including specifically in relation to 
employment land   

Prosperity, Environment, Pride, Life 
and Excellence 

Adherence to Schedule 3 Planning Indicators of the 
Local Government (Performance Indicators and 
Standards) Order (NI) 2015  

Excellence Demonstrate value for money in the delivery of the 
Planning Service 

Excellence Provide excellence in service delivery 
encompassing robust governance arrangements 

Environment  Completion of health and condition surveys on all 
existing historical Tree Preservation Orders and 
publication of web-based interactive guide 
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6. Key activities for 2019/20 
 

SERVICE AREA: Planning 

Community Plan Outcome: Outcome 2, 3, 4 and 5 

Corporate Priority: Prosperity – Growing our Economy; Environment – Growing a cleaner, greener, local and global 
environment; Pride – Growing empowerment, respect and safety of our community; Life – Growing the 
health and wellbeing of our residents; Excellence – Growing a high-performing Council 

Service Objective: Adherence to Schedule 3 Planning Indicators of the Local Government (Performance Indicators and 
Standards) Order (NI) 2015  

 

What are the Business as Usual 
activities we will deliver (actions)? 

What difference will it make 
(outputs/outcomes)? 

How will we know 
(measures)? 

Lead Officer(s) Who do we need to 
help us? 
(Internal/External 
partners) 

Process local applications from date 
valid to decision within average 
processing time of 15 weeks 

Enable sustainable development and 
promote local investment 

% approval of 
planning 
applications 
determined within 
15 weeks 

Service Unit 
Manager for 
Development 
Management 

Statutory and non-
statutory consultees 
and Planning 
Committee 

Process major applications from 
date valid to decision within average 
processing time of 30 weeks 

Enable sustainable development and 
promote local investment 

% approval of 
planning 
applications 
determined within 
30 weeks 

Service Unit 
Manager for 
Development 
Management 

Statutory and non-
statutory consultees 
and Planning 
Committee 

Process householder applications 
from date valid to decision against 
internal performance target of 8 
week average processing time 

Enable sustainable development and 
promote local investment 

% approval of 
planning 
applications 
determined within 8 
weeks 

Service Unit 
Manager for 
Development 
Management 

Statutory and non-
statutory consultees 
and Planning 
Committee 

Take proportionate and appropriate 
enforcement action against 
breaches of planning control within 
70% conclusion time 

Promote confidence in the planning 
system and underpin its integrity 

% progress of all 
enforcement cases 
to target conclusion 
within 39 weeks of 
receipt of complaint 

Service Unit 
Manager for 
Enforcement 

Residents and 
elected members 
and Building Control 
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What are the Business as Usual 
activities we will deliver (actions)? 

What difference will it make 
(outputs/outcomes)? 

How will we know 
(measures)? 

Lead Officer(s) Who do we need to 
help us? 
(Internal/External 
partners) 

Preparation of draft Plan Strategy  Will set out the Council’s objectives in 
relation to the development and use of 
land in our Borough and the strategic 
policies for the implementation of those 
objectives and other relevant matters. 

Draft Plan Strategy 
found ‘sound’ at 
Independent 
Examination 

Service Unit 
Manager for 
Development 
Plan 

Statutory and non-
statutory consultees, 
elected members 
and officers 

Carry out Health and Condition 
Surveys towards completion of a 
further c80 TPO sites served 
between 2007 and 2014 

 

Provide detail on which TPOs can be 
revoked, those that require to be 
modified, and those that require to be 
re-served/lawfully confirmed;  
Provision of full suite of lawful TPOs; 
Robust legal basis for dealing with 
planning applications and planning 
appeals on sites subject to TPOs. 
 

% appeals relating 
to TPOs dismissed 

Service unit 
Manager for 
Enforcement 

Arboriculturalist/Tree 
Officer 

 
 
 
 

SERVICE AREA: Planning 

Community Plan Outcome: N/A 

Corporate Priority: Excellence – Growing a high-performing Council 

Service Objective: Demonstrate value for money in the delivery of our services 

 

What are the Business as Usual 
activities we will deliver (actions)? 

What difference will it make 
(outputs/outcomes)? 

How will we know 
(measures)? 

Lead Officer(s) Who do we need to 
help us? 
(Internal/External 
partners) 

Measure performance against 
operating budget 

Ensure value for money in the delivery 
of our services 

% spend against 
budget 

Head of 
Planning and 
Service Unit 
Managers 

Finance and 
Performance and 
Improvement 
input 
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SERVICE AREA: Planning 

Community Plan Outcome: N/A 

Corporate Priority: Excellence – Growing a high-performing Council 

Service Objective: Provide excellence in service delivery encompassing robust governance arrangements 

 

What are the Business as Usual 
activities we will deliver (actions)? 

What difference will it make 
(outputs/outcomes)? 

How will we know 
(measures)? 

Lead Officer(s) Who do we need to 
help us? 
(Internal/External 
partners) 

Further refine the working protocol 
between Planning Service and 
Building Control 

Reduce incidents of breaches of 
planning control by identifying difference 
between planning approvals and 
Building Control application – reinforcing 
the integrity of the planning system 

% of Building 
Control applications 
checked against 
planning history 
where potential 
breach identified 

Service Unit 
Manager for 
Enforcement 

Building Control 
Service Unit 
Manager 

Deliver service in line with 
established processes and 
procedures 

Safeguard against reputational damage 
to the Council 

% audit reports 
satisfactory 

Head of Service 
& SUMs 

Performance 
Improvement 
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What service 
development/improvement will we 
undertake in 2020/21? 

What difference will it make 
(outputs/outcomes)? 

How will we know 
(measures)? 

Lead Officer(s) Who do we need 
to help us? 
(Internal/External 
partners) 

Is a 
Business 
Case 
required? 

Develop protocol between 
Planning Service and 
Environmental Health regarding 
licensing of Houses of Multiple 
Occupation (function transferred 
from central government) 

Ensure appropriate assessment of 
applications for licensing to align 
with requirement for planning 
permission 

Ensure all licence 
applications are 
reviewed by Planning 
Service prior and 
attain requisite 
planning permission 
prior to licence being 
issued 

Service Unit 
Manager for 
Enforcement 

Environmental 
Health 

No 

Publish a Good Practice Guide for 
developers and the general public 
who will be submitting planning 
applications 

Ensure planning system is front 
loaded thus avoiding delays in 
processing time, and reduction in 
advertising costs and neighbour 
notification costs to Planning 
Service 

Publish online by end 
of April 2020 and 
review quality of 
applications 
submitted on 6 
monthly basis 

Service Unit 
Manager for 
Development 
Management 

Statutory and 
Non-statutory 
consultees in 
application 
processing, 
planning 
agents and 
developers 

No 

 
 
 
 

What service / activities will we be 
stopping in 2020/21 

Reason for stopping activity Impact on 
Performance 

Impact on the Public Impact on staffing 

N/a     
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Performance Measures 

(should include those outlined above and 

relevant measures from Community, 
Corporate and Performance Improvement 

Plans plus those that are Statutory) 

Is the measure 
Statutory,  
Corporate, 
Existing or 
New? 

2015/16 
Actual 

2016/17 
Actual 

2017/18 
Actual 

2018/19 
Actual 

2019/20 
Qtr1-3 

2020/21 
Target 

Process local applications from date 
valid to decision within average 
processing time of 15 weeks 

Statutory 21.2 weeks 20.2 weeks 17.2 weeks 15.6 weeks 15.7 weeks 15 weeks 

Process major applications from date 
valid to decision within average 
processing time of 30 weeks 

Statutory 51.8 weeks 37.6 weeks 53.0 weeks 151 weeks 269.9 weeks 
 

30 weeks 

Process householder applications 
from date valid to decision within 
average processing time of 8 weeks 
(introduced 2017/2018) 

Existing 

- - 

53% of 358 
householder 
decisions 
issued 

40% of 351 
householder 
decisions 
issued 

55% of 206 
householder 
decisions 
issued 

60% 

Take proportionate and appropriate 
enforcement action against breaches 
of planning control within 70% 
conclusion time 

Statutory 82% 77.7% 73.6% 76.9% 83.4% 70% 

% spend against budget Existing 90% 94.07% 95% 99.6% 103.2% 100% 

% Staff attendance Existing - 92.93% 95% 91.64% 92.93% 95% 

% audit reports satisfactory Existing - 100% - 100% - 100% 

Protocol between Planning and 
Environmental Health regarding 
HMOs 

New - - - - - In place by 
end of Qtr 1 

Good Practice Guide New - - - - - Online by 
end of April 
2020 and 
review 
applications 
against it 
on 
6monthly 
basis 



       

18 
 

 

Resources: 

 

Are all actions resourced within the current (2020/21) budget plan? Yes  

Will additional resources be required? No    

All actions require staff resource and revenue budget, continued staff training and development, access to appropriate legal services as 
required, and to consultees (statutory, non-statutory and procured).  The appropriate business cases have been prepared and approved 
for additional ad-hoc services to support the main planning functions as follows: 

Development Plan – Retail Study, Landscape Character Appraisal, Open Space Study, Sustainability Appraisal incorporating Strategic 
Environmental Assessment; 

Development Management/Enforcement – adhoc services for retail impact assessment review and structural/condition surveys; 

Trees – arboriculturalist health and condition surveys of existing Tree Preservation Order sites. 
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7. Risks 
 

Ref: Risk Description 

Gross Risk 

Current controls 

Residual 
Risk 

Risk Status 

Further Action 
Required 

Action 
Due by 

Risk Owner 

Notes to 
explain 

rationale 
for 

scoring, 
etc. 

I L R I L R 
Tolerate / 

Action 

1 

Failure to 
secure human 
and financial 
resources 
leading to an 
inability to fully 
provide service 

M
a

jo
r 

P
ro

b
a

b
le

 

H
ig

h
 

Acting up and backfilling. 

M
o

d
e

ra
te

 

P
o

s
s
ib

le
 

M
e

d
iu

m
 

Tolerate   
Head of 
Planning 
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Ref: Risk Description 

Gross Risk 

Current controls 

Residual 
Risk 

Risk Status 

Further Action 
Required 

Action 
Due by 

Risk Owner 

Notes to 
explain 

rationale 
for 

scoring, 
etc. 

I L R I L R 
Tolerate / 

Action 

2 

Lack of 
resource in 
statutory 
consultees 
leading to 
inability to 
deliver service 
within 
performance 
targets; also 
quality of 
responses 

M
a

jo
r 

P
ro

b
a

b
le

 

H
ig

h
 Escalated with Deputy 

Permanent Secretary of DFI 
and Strategic Planning 
Group 

M
a

jo
r 

P
o

s
s
ib

le
 

M
e

d
iu

m
 

Action 

Action Plan 
agreed between 
DFI and 
Councils  

End 
of 
March 
2021 

Head of 
Service 

Review into 
the 
efficiency 
and 
effectivenes
s of the 
Planning 
System in 
NI with 
particular 
focus on 
the role of 
statutory 
consultees 
published 
November 
2019 by 
DFI – 
Action Plan 
now agreed 
across 
councils 
with DFI 
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Ref: Risk Description 

Gross Risk 

Current controls 

Residual 
Risk 

Risk Status 

Further Action 
Required 

Action 
Due by 

Risk Owner 

Notes to 
explain 

rationale 
for 

scoring, 
etc. 

I L R I L R 
Tolerate / 

Action 

3 

Failure to 
procure new IT 
system to 
replace current 
Planning Portal 
for which 
contract ends 
December 
2021– either 
on individual or 
collaborative 
basis cross 
council 

M
a

jo
r 

P
ro

b
a

b
le

 

H
ig

h
 Current engagement with 

DFI through Planning Portal 
Governance Board  M

a
jo

r 

P
o

s
s
ib

le
 

M
e

d
iu

m
 

Action 

Continued 
engagement 
through 
Planning Portal 
Governance 
Board and 
updating of 
Chief Executive 
and Members; 
Sacrifice of staff 
to assist in 
project 
development 

On-
going 

Head of 
Planning 

 Action 
required in 
order to 
assure 
progression 
of project 

4 

Learning from 
Independent 
Examination of 
Belfast City 
Council’s draft 
Plan Strategy – 
regards 
‘soundness’ in 
context of 
preparation of 
ANDBC’s draft 
Plan Strategy 

M
a

jo
r 

M
o

d
e

ra
te

 

M
e

d
iu

m
 Ongoing engagement with 

DFI through LDP Working 
Group and adhoc meetings 
and learning from 
Independent Examination 

M
in

o
r 

M
o

d
e

ra
te

 

L
o
w

 

Tolerate   

Service Unit 
Manager – 
Development 
Plan 

Will require 
scrutiny of 
ongoing 
‘evolving’ 
process 
and 
introduction 
of further 
guidance 
on process 
by DFI in 
response 
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Ref: Risk Description 

Gross Risk 

Current controls 

Residual 
Risk 

Risk Status 

Further Action 
Required 

Action 
Due by 

Risk Owner 

Notes to 
explain 

rationale 
for 

scoring, 
etc. 

I L R I L R 
Tolerate / 

Action 

5 

Judicial Review 
of Planning 
Decisions or 
Enforcement 
Decisions 

M
a

jo
r 

M
o

d
e

ra
te

 

M
e

d
iu

m
 Regular staff training and 

cross-council working 
groups and access to legal 
advice M

o
d
e

ra
te

 

P
o

s
s
ib

le
 

M
e

d
iu

m
 

Tolerate   
Relevant 
Service Unit 
Managers 
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8. Resources 
8.1 Staffing 
 
Backfilling of vacant posts required as quickly as possible to ensure continuity of service and 
cover for sickness/maternity leaves 
 

8.2 Financial 
 
Budget agreed by Council for forthcoming financial year 
 

8.3 Other 
 
Continued access to legal service as appropriate for advices on specific applications, 
enforcement cases, and preliminary discussions on progress of Local Development Plan 
(LDP) process moving to independent examination.   
 
Continued access to independent consultants as appropriate to advise on specific 
assessment related to planning applications/enforcement cases and topic specific areas for 
preparation of LDP, namely Retail Study, Landscape Character Analysis, Open Space 
Study, and Sustainability Appraisal (incorporating Strategic Environmental Assessment). 
 

9. Monitoring and Review 
 
This Service Unit Plan will be reviewed on quarterly basis as appropriate by Head of Service 
in conjunction with Service Unit Managers and Business Support Manager. 

10. Conclusions 
 
The Planning Service will continue to strive to deliver an excellent and efficient service to 
residents and investors for the benefit of the Borough.  The key targets detailed above are a 
means by which to measure this.  Collaborative working with other Council service areas will 
be essential to assist in delivering the outcomes from the Integrated Tourism, Economic 
Development and Regeneration Strategy, in addition to achieving core planning principles. 

11. Appendices 
 
N/A 
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ITEM 8  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 05 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 13 February 2020 

File Reference       

Legislation       

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject Correspondence between ANDBC and DFI regarding 
NIW funding 

Attachments Item 8a - Letter from NIW seeking support 

Item 8b - Letter from Chief Executive to Permanent 
Secretary 

Item 8c - Response from Permanent Secretary 

 
Members will recall that the Head of Planning updated Members on NI Water’s 

Capital Plan and implications for planning at the Committee meeting of 05 November 

2019.  It was agreed that the Chief Executive would write to the Permanent 

Secretary of the Department for Infrastructure and the Secretary of State to seek 

urgent action in response to the situation faced by NI Water.   

Further to that, it was reported to the Regeneration and Development Committee of 

09 January 2020 that the Chief Executive had received further correspondence from 

NI Water requesting the Council to actively support the immediate proper funding of 

Northern Ireland’s water and wastewater infrastructure.   

A copy of that letter from NI Water is attached as Item 8a.  The Chief Executive’s 

letter to the Permanent Secretary is attached as Item 8b.  The Chief Executive has 
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since received a response from the Permanent Secretary which is attached for 

information as Item 8c. 

 

RECOMMENDATION 

It is recommended that Council notes the attached response from the Permanent 

Secretary, Department for Infrastructure. 



 

Northern Ireland Water is a trademark of Northern Ireland Water Limited, 
incorporated in Northern Ireland, Registered Number: NI054463, 
Registered Office: Westland House Old Westland Road, Belfast, BT14 6TE.  
 

 

Northern Ireland Water 
Westland House 
Old Westland Road  
Belfast 
BT14 6TE 
 
 
stephen.reid@ardsandnorthdown.gov.uk 
 

 
       

    

Dear Mr Reid  

I am writing to you on behalf of the Board of NI Water to highlight Northern Ireland’s current 

wastewater infrastructure crisis. 

NI Water has been warning for some time that inadequate funding would eventually impact 

on delivery of service.  Please see Appendix attached in relation to your Council area. 

The level of funding made available to NI Water for the 2015 to 2021 period has already 

resulted in over 100 areas across Northern Ireland where Wastewater Treatment Works are 

at, or rapidly approaching, full capacity and where NI Water is unlikely to be able to accept 

additional sewer connections.   

The economic consequences are clear with new housing, businesses, schools, hospitals and 

tourism all seriously affected. If current levels of funding are maintained we expect a further 

33 Economically Constrained Areas (ECAs) to be added to this list by 2027 and 50% of 

Northern Ireland’s sewer system will be full.  

We are now facing a tipping point and collectively need to urgently make decisions about the 

structure and funding of NI Water if we are to continue to provide the water and sewerage 

services which are expected in a healthy economy. 

NI Water’s current governance model has been described as ‘sub-optimal’ both by economic 

commentators and the Utility Regulator. It is simply no longer fit for purpose. Currently NI 

Water receives a subsidy in lieu of domestic charging and has access to borrowings; 

however, it has been constrained in its ability to invest in capital infrastructure.  We believe 

this accounting constraint needs further examination. 

NI Water has identified a £2.5bn investment programme for Northern Ireland’s water and 

wastewater infrastructure over the 2021 to 2027 period (PC21), this includes £1bn which is 

needed urgently to address significant wastewater capacity issues in Belfast and allow new 

wastewater connections there from 2021 onwards. This investment is critical to maintaining 

the supply of safe, quality water and to address a large number of wastewater capacity issues 

across our cities and towns. We need agreement and support from all sectors in Northern 

Ireland to secure funding to achieve this level of investment.  

  

 

 
Date:  19th December 2019  
 
 

mailto:stephen.reid@ardsandnorthdown.gov.uk


 

Northern Ireland Water is a trademark of Northern Ireland Water Limited, 
incorporated in Northern Ireland, Registered Number: NI054463, 
Registered Office: Westland House Old Westland Road, Belfast, BT14 6TE.  
 

 

Northern Ireland’s wastewater infrastructure is at serious risk and nearly every main urban 

area is impacted including; Belfast, Coleraine, Limavady, Newry, Downpatrick, Enniskillen, 

Omagh, Newtownards, Bangor, Cookstown, Dungannon, Magherafelt, Ballymena, 

Carrickfergus, Larne, Antrim, Ballyclare, Armagh, Portadown, Lurgan, Metropolitan Lisburn 

& Castlereagh, Derry/Londonderry and Strabane. 

This is a situation which can be avoided. NI Water knows Northern Ireland’s economic growth 

ambitions, and we have both the costed plans and the skills to deliver resilient water and 

wastewater infrastructure. We have proven we are an exemplar of how a GO-CO, a 

Government Company, can provide private sector levels of performance and efficiency. 

Never before has Northern Ireland faced a situation where a lack of fundamental 

infrastructure will restrict the opportunities for economic growth and tourism as well as putting 

our natural environment and the health of our population at risk.  

In the context of a possible return to a functioning NI Executive/Assembly (or even without it) 

I would ask you to actively support the immediate proper funding of Northern Ireland’s water 

and wastewater infrastructure.  

Should you have any questions or concerns please email press.office@niwater.com.  We 

would welcome the opportunity to meet and discuss this further.  

Yours sincerely 

 
Mark Ellesmere  

For and on behalf of NI Water Board 

  



 

Northern Ireland Water is a trademark of Northern Ireland Water Limited, 
incorporated in Northern Ireland, Registered Number: NI054463, 
Registered Office: Westland House Old Westland Road, Belfast, BT14 6TE.  
 

 

APPENDIX 
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ITEM 9  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 03 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 06 February 2020 

File Reference       

Legislation Section 7 of the Planning Act (NI) 2011  

The Planning (Local Development Plan) Regulations (NI 
2015 

Section 75 Compliant  Yes     ☒             No     ☐        Not Applicable  ☐ 

Subject Proposed Updated Timetable for Local Development 
Plan 

Attachments Item 9a Draft Timetable 

Item 9b - November 2019 draft timetable 

 
 
Background 
 
1. The purpose of this report is to update members regarding the review of the 

timetable for the Local Development Plan (LDP). 
 

2. The current timetable was approved by Council and Department for Infrastructure 
in 2017.   
 

Key issues 
 

3. The Council is required by the 2011 Planning Act to publish a Timetable for the 
preparation of the new LDP for the Borough.  The Timetable is a public statement 
to provide indicative dates for key stages of the plan process, including the 
accompanying Sustainability Appraisal, and must be submitted to the Department 
for Infrastructure for consideration. 
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4. The Planning Service produced the draft Timetable revision for preparation of the 
Council’s LDP up to draft Plan Strategy Stage, which was shared with the Steering 
Group in November 2019 (see Item 9b). 

 
 
Influencing factors in respect of proposed Timetable 

 
 

5. Further issues have arisen during the process by which the Department has 
provided comment to other councils on their published Preferred Options Papers 
and draft Plan Strategies.   

 
6. In light of the above, a number of steps have therefore been built into the Timetable 

document.  It is important to bring to Members’ attention those issues which are 
outwith control of the Council and that may have an impact on the indicative 
timescale involved in the overall LDP programme.  These include factors such as: 

 
a. The availability of the PAC to hold an Independent Examination (IE) into the 

key Plan documents; 
b. The availability and reporting timeframes (which are not accounted for in 

legislation – e.g. there is no statutory timeframe for the duration of an 
Independent Examination, nor a statutory timeframe for an Independent 
Examiner to provide a report to DfI);  

c. there is also no statutory timeframe for DfI to issue a direction to the Council 
regarding adoption of the Plan (either at Plan Strategy or Local Policies 
stage);  

d. Availability, timeliness, and level of input from statutory consultees – as not 
statutorily controlled; 

e. Any requirements arising from consultation with DfI regarding modification or 
requesting further information. 
 

7. It is important to prioritise the delivery of a quality LDP which shall be found to 
be ‘sound’ through the IE process and which shall meet the needs of the 
Borough in the context of legislative restrictions.  
 

Next steps 
8. Following submission of the Plan Timetable to DfI by the Council, DfI has the 

power to agree it or request amendments.  Should it not respond within 4 weeks 
of the submission of the timetable, it is deemed to be agreed.  Once the Timetable 
is agreed by DfI (Planning Act Section 7(2)) the Council is required to monitor it 
and has the power to review it at any stage.  

 
9. The Committee should be aware that the Timetable must be formally agreed by 

the full Council resolution before submission to DfI for approval (as set out in The 
Development Plan Regulations, Section 7 Planning Act 2011).  Once agreed by 
DfI the Committee will be notified and arrangements made to publish in line with 
legislative requirements and the engagement details set out in the Statement of 
Community Involvement (SCI). 
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10. As part of the review of the information stemming from DFI, the Planning Service 
also proposes to amend its existing Statement of Community Involvement to take 
account of publishing of any of the Plan documents over a holiday period.  Once 
agreed by DFI the SCI will be brought to Planning Committee and published in 
accordance with legislative requirements thereafter. 

 
 

RECOMMENDATION 
 

a) That Council agree the attached Plan Timetable revision at Item 9b; 
b) That Council agree submission of the attached Plan Timetable to DFI for 

agreement; and 
c) That Council agree for engagement to take place with the Planning Appeals 

Commission on the basis of the draft Timetable as agreed. 
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Getting in Touch 

Should you have a planning query, you can contact the Council’s Planning Section in 

the following ways: 

 

By email to: planning@ardsandnorthdown.gov.uk 

 
By post to: Ards and North Down Borough Council 

Planning Service, 

 2 Church Street, 

Newtownards 

BT23 4AP 

 
By telephone on: 03000133333 
(Main switch at Council Office – Church Street) 028 91824000 

 
 

 
This document can be downloaded from the council website at 
www.ardsandnorthdown.gov.uk/resident/planning/local-development-plan 
 
It can also be made available for viewing in the Council Planning Office at the address 

above for those who do not have online access. 

 

Should you require a copy of this Timetable in an alternative format, it can be made 

available on request in large print, audio format, or Braille.  It may also be made available 

in minority languages to meet the needs of those for whom English is not their first 

language. 

 
Further information about the Council’s Planning service can be found on our website  
www.ardsandnorthdown.gov.uk/resident/planning 
 

 
The timetable is not intended to be a source of definitive legal advice. Reference should be 

made to the actual legislation referred to in this statement and if any discrepancy exists the 

provisions of the legislation will prevail. 

mailto:planning@ardsandnorthdown.gov.uk
http://www.ardsandnorthdown.gov.uk/resident/planning/local-development-plan
http://www.ardsandnorthdown.gov.uk/resident/planning
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1 Introduction 

 

1.1 The purpose of this timetable is to set out key stages and the indicative 

timescale for the formulation of the Ards and North Down Borough 

Council Local Development Plan 2032 (LDP). 

 

1.2 The timetable is prepared within context of the Planning Act (Northern 

Ireland) 2011 and the Planning (Local Development Plan) Regulations 

(Northern Ireland) 2015.  Legislation requires the Council to prepare and 

keep under review a timetable for preparation and adoption of its LDP. 

 

1.3 The timetable is approved by the council and agreed by central 

government (Department for Infrastructure – Planning) in accordance with 

regulation 7 of the Planning (Local Development Plan) Regulations 

(Northern Ireland) 2015. 

 

2 Purpose of the Local Development Plan 

 

2.1 The purpose of the Ards and North Down Borough Local Development Plan 

is to inform the public, statutory authorities, developers and other interested 

parties of the policy framework and land use proposals that will guide 

development decisions within the Borough for a 15-year time frame. 

 

2.2 The LDP will take account of Council’s Corporate Plan and shall take 

account of the Community Plan.  It shall enable us to plan in a positive 

manner for the Borough. 

 

2.3 The LDP will take account of the regional policy context set by the 

Northern Ireland Executive and Central Government Departments.  

This includes, among others, the Sustainable Development Strategy, 

the Regional Development Strategy, the Strategic Planning Policy 

Statement and Planning Policy Statements. 
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3 The Local Development Plan Process 

 

3.1 The LDP shall be produced in two stages and will comprise two separate 

documents that will shape development within the Borough from final 

adoption to 2032.   

 

3.2 The first new development plan document will be the Plan Strategy which 

will be followed by a Local Policies Plan. 

 

3.3 Plan Strategy – The Plan Strategy shall define strategic planning objectives 

for future development in the Borough.  It shall include a strategic policy 

framework for the plan area as a whole across a range of topics.  It will 

indicate in broad terms locations where different types of development will 

be promoted and areas where development or specific types of development 

will be restricted in order to safeguard interests of acknowledged importance 

such as high quality or sensitive landscapes  

 

3.4 As a first step to formulation of the Plan Strategy, the Council will identify a 

number of key issues in the plan area emerging through initial baseline 

studies.  A Preferred Options Paper will be brought forward which identifies a 

range of options for addressing these key issues, including the Council’s 

‘Preferred Options’.  The POP is subject to consultation and engagement as 

set out in the SCI.  The outcomes of the consultation shall be taken into 

account where relevant for informing the emerging Plan Strategy (which 

itself is subject to public consultation and Independent Examination).   

 

3.5 The second LDP document will be the Local Policies Plan (LPP).  This will 

be prepared in the context of adopted Plan Strategy.  It will include a range 

of site specific policies, including site specific policies, designations and 

proposals associated with such matters as definition of settlement limits, 

land  use zonings.  The LPP is intended to deliver the strategic policies and 

spatial strategy as set out in the Plan Strategy.  The LPP shall also be 

subject to Independent Examination. 
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3.6 The Council will carry out a number of assessments in the preparation of 

the LDP: 

 

The process of Sustainability Appraisal shall commence in parallel with 

LDP preparation and run in tandem. This appraisal process aims to 

ensure that the policies and proposals in the LDP are socially, economically 

and environmentally sustainable. Relevant reports will be published at each 

of the key stages of the plan making process. 

 

Strategic Environmental Assessment (SEA) –will be undertaken in 

relation to both development plan documents as an integral part of the SA 

process above, subject to screening it is required to examine the 

environmental effects of the Plan proposals.  

 

Habitats Regulations Assessment (HRA) – This considers the potential 

impact of LDP policies and proposals on European designated nature 

conservation sites. 

 

Equality Impact Assessment (EqIA) – In line with the Council’s 

Equality Scheme, an Equality Screening exercise will be undertaken at 

the POP stage to assess if the LDP is likely to have an impact on 

specific groups identified in Section 75 of the Northern Ireland Act 1998. 

If required, a full EqIA will be undertaken for both the Plan Strategy and 

the Local Policies Plan. Views on any equality screening documents or 

draft EqIAs will also be sought as part of the formal consultation 

processes. 

 

Rural Proofing - Rural proofing is the process by which all major 

policies and proposals (including LDPs) are assessed to determine 

whether they will have a differential impact on rural areas. If so, 

potential mitigation measures need to be considered. 
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4 The Timetable  

4.1 The plan timetable is prepared in accordance with Regulation 6 of the 

Planning (Local Development Plan) Regulations 2015 and is set out at 

Appendix 1. 

 

4.2 The timetable details various actions applicable to each stage of the LDP 

process and includes actions that relate to the assessments referred to at 

paragraph 3.6. 

 

4.3 The timetable sets out indicative dates for a number of key stages in the 

production of the LDP.  The indicative nature of these dates recognises that 

there are many factors which could potentially impact on the timescale for 

delivery of the LDP. 

 

 

5. Delivery of the Local Development Plan 

 

5.1 There are a number of factors that could potentially impact upon the 

timescale for delivery of the Local Development Plan.  Meeting the 

indicative timescales set out within the timetable is dependent upon a 

number of factors, including effective governance arrangements, 

involvement of Elected Members, a robust level of resourcing (within the 

LDP team, consultees and that of the Independent Examiner) and the 

management of risk. 

 

5.2 It is essential to set out that there are a number of factors which are 

outwith the Council’s control that may impact on the delivery of the LDP 

within the indicative timescales set out. This includes input from 

consultees, the duration of the Independent Examination and reporting 

period, subsequent consideration by the Department,5 and any potential 

judicial proceedings. 
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6. Monitoring and Review 

 
6.1 A work programme will be presented to The LDP Steering Committee - 

Planning Committee for each key stage of the plan process. 

 
6.2 Papers will be presented to Elected Members on a regular basis regarding 

local development plan matters, including key planning topics and 

findings as they emerge. 

6.3 Progress reports on the LDP preparation will be submitted on a quarterly 

basis to the Steering Committee. 

 
6.4 An annual monitoring report will be produced to inform Elected Members 

on progress in meeting the timetable. 

 
6.5 In the event that the Plan timetable requires amendment, Council has the 

power under the Planning Act to 2011 to publish a revised timetable.  

Any revisions will be publicised and made available on the Council’s 

website 

www.ardsandnorthdown.gov.uk/resident/planning/local-development-plan 

 

 

 

5 There is no provision in legislation in relation to statutory timeframes for the length of the duration of IE, the 
timeframe for 
the Independent Examiner to provide a report to the Department; nor a timeframe for the reporting to Council by Central 
Government. 

http://www.ardsandnorthdown.gov.uk/resident/planning/local-development-plan


 

Appendix 1-  LDP Timetable 
Key Stages in Local 
Development Plan Process 

Actions/ Assessments Estimated 
Timescales 

Publication of Timetable and 
Statement of Community 
Involvement 

 Complete 

Publication of Preferred 
Options Paper (POP) for 
public consultation 

Publication of a Sustainability Appraisal 
Interim Report (incorporating SEA) 
Equality Screening Interim Report 

Complete 

Publication of draft Plan 
Strategy (dPS) 
 
Statutory Public Consultation:  
8 weeks Representations  
8 Weeks Counter 
Representations 
 

Preparation and publication of dPS and 
associated documents* for informal 
viewing – 4 weeks  
followed by statutory  
Public consultation.  8 Weeks for 
representations and 8 weeks for counter 
- representations  
*Publication of Sustainability Appraisal 
Report incorporating SEA, HRA and 
Rural proofing. 
Publication of draft EQIA if relevant. 

Quarter 2*  
2021/2022 

Soundness Based Independent Examination 
Followed by Advisory Report to Central Government. 
Central Government issues a Binding Report to Council 
Changes made to finalise Plan 

Quarter 3-4*  
2022/2023- 
 
Quarter 1 
2024/2025 

Adoption of Plan Strategy 
 

Publication of Sustainability Appraisal 
Adoption Report (Inc. SEA, HRA and 
Rural Proofing) and publication of final 
EQIA where required. 

Quarter 4*  
2024/2025* 

Statutory Stakeholder 
Engagement; Member 
Engagement on key Issues 
and public consultation where 
required. 

Invite comments from consultation body 
on draft Sustainability Appraisal (Inc. 
SEA, HRA and Rural Proofing) and 
update Scoping Report) 

Early 2025* 

Publication of draft Local 
Policies Plan 
 
Statutory Public Consultation:  
8 weeks Representations 
8 weeks Counter 
representations  

Preparation and publication of dLPP and 
associated documents* for informal 
viewing – 4 weeks  
followed by Statutory  
Public Consultation 8 weeks for 
representations and 8 weeks for counter 
representations, 
 
*Publication of Sustainability Appraisal 
Report incorporating SEA, HRA and 
Rural proofing. 
Publication of draft EQIA if relevant 

Quarter 2-4* 
2025/2026 

Soundness Based Independent Examination 
Followed by Advisory Report to Central Government. 
Central Government issues a Binding Report to Council 
Changes made to finalise Plan 

Quarter 2-4 
2026/2027 

Adoption of Local Policies 
Plan 

Publication of sustainability appraisal 
adoption report (inc. SEA, HRA, EQIA as 
relevant) 

2028 

Monitoring and review of 
local Development Plan  
Annual reviews 
5 & 10 Year Review 
Commence preparation of new 
Local Development Plan 

Monitoring of Sustainability appraisal 
(inc, SEA, and other necessary 
assessments) 

Ongoing 

 



 

Note 1: SEA (Strategic Environmental Assessment); HRA (Habitats Regulation Assessment): EQIA (Equality 
Impact Assessment); SA (Sustainability Appraisal) 
Note 2: Timescales are indicative only and do not take account of any factors which may delay the progress 
of the plan such as any legislative changes, any regional policy changes, the availability of resources and 
other factors outside the control of the Council. The progress to the LPP stage is dependent on receipt of 
report from Independent Examiner to DfI and subsequent issue of Direction by DfI to Council (of which there 
is no statutory timeframe - thus the timetable is estimated to best possible turnaround thereafter). 



IN CONFIDENCE 

 

Ards and North Down Borough Council 
Local Development Plan : Timetable 

(Preliminary draft review up to draft Plan 
Strategy Stage) 

 Local Development Plan 
process: Key Stages 

Sustainability 
appraisal & other 
assessments 

Indicative Timeframe 

S
ta

g
e

 1
 –

 P
la

n
 P

re
p

a
ra

ti
o

n
 

Statement of Community Involvement (SCI) & LDP Timetable 

Publication of Draft SCI 
Public consultation (4 weeks) 

 Completed  

Publication of 
SCI and LDP Timetable 
Following agreement by 
Central Government 

 Completed** Review 
occurring 

Preferred Options Paper (POP) 
Stakeholder engagement Invite comments 

from Consultation 
Body (NIEA) on 
draft SA 
(Incorporating  
SEA) Scoping 
Report 

Completed Quarter 2 
2018/19 

Publication of 
Preferred Options Paper (POP) 
Statutory public 
consultation (12 weeks) 

Publication of SA 
Interim Report 
comprising 
Scoping Report 
and appraisal of 
alternative options 
Screening for HRA, 
EQIA and Rural 
Proofing 

Launched 4th Quarter 
2018/19.  Consultation – 
completed 2nd Quarter 
2019/20. 



IN CONFIDENCE 

 Plan Strategy 
S

ta
g

e
 2

 –
 P

la
n

 S
tr

a
te

g
y

 
Publication of 
draft Plan Strategy (PS) 
Statutory public 
consultation (8 weeks for 
representation & 8 weeks 
for counter- 
representations) 

Publication of SA 
Appraisal Report 
(Incorporating SEA) 
Publication of drafts 
of HRA, EQIA and 
RPA 
where relevant or 
relevant screening  
 
 
 

2nd  Quarter 
2021/2022 
(public consultation 
2-3rd Quarter 21/22) 

Independent Examination (Dependant on PAC/Independent Examiner) 

IE of draft Plan Strategy 
Step incorporates 
submission of draft PS to 
Central Government for IE, 
and estimates for IE 
hearing, submission of IE 
Advisory Report to Central 
Government, to receipt of 
Binding Report/Direction 
from Central Government to 
the Council. 

 3rd Quarter 2022/23 –  
4th Quarter 2023/24 

Council considers Binding 
Report/Direction and 
incorporates any changes into 
the final PS 

May require 
further 
consultation with 
statutory bodies 

1st Quarter 2024/25 

Adoption of Plan Strategy Publication of SA 
Adoption Report 
(incorporating 
SEA) Publication 
of HRA, EQIA and 
RPA where 
relevant. 

4th Quarter 2024/25 
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ITEM 10  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 05 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 13 February 2020 

File Reference       

Legislation       

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject ANDBC Response to LCCC's Draft Plan Strategy 
publication 

Attachments Item 10a - Response from ANDBC 

 
Members will recall that the Head of Planning updated Members on the publication 

of Lisburn and Castlereagh City Council’s (LCCC) first Local Development Plan 

(LDP) document – the draft Plan Strategy, at the December Committee meeting 

(reference Item 9 of that meeting). 

The Committee was advised that alongside work on our own LDP, the team was 
closely reviewing the two documents published by LCCC, and sought delegated 
powers to respond as appropriate to the formal consultation. 

A copy of the response as sent is attached for information. 

 

RECOMMENDATION 

It is recommended that Council notes the attached response to LCCC’s draft Plan 

Strategy. 
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ITEM 11  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee  

Date of Meeting 03 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 18 February 2020 

File Reference       

Legislation The Planning Act (Northern Ireland) 2011; The Planning 
(Local Development Plan) Regulations (Northern 
Ireland) 2015  

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject Update from Metropolitan Area Spatial Working Group 
MASWG (Local Development Plan) 

Attachments Item 11a - MASWG meeting -December 2019 agenda 
and minutes 

Item 11b - Update by DFI Planning and DFI 
Transportation and Modelling Unit 

Item 11c - Letter to Angus Kerr, DFI regarding DFI 
attendace. 

 
 
1.0 Background 
 

1.1 Members shall be aware that the Council participates in a joint working group 
entitled the Metropolitan Area Spatial Working Group (MASWG) linked to the 
preparation of LDPs comprising the planning authorities in the Metropolitan 
area (Belfast City Council, Antrim and Newtownabbey Borough Council, 
Lisburn and Castlereagh City Council, Mid and East Antrim Borough Council  
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and Ards and North Down Borough Council).  Aldermen Gibson and 
McDowell were nominated t o  serve on the working group. 

 

1.2 The MASWG provides a liaison forum on spatial planning and includes cross 
boundary aspects of economic development, housing, transport and general 
infrastructure issues arising at regional and sub-regional level.  

1.3 Further to the update provided to Members (Item 10) in October 2019, the 
MASWG met in December 2019.  This report sets some of the main issues 
that were discussed.  

1.4 Agenda and Minutes from the meeting are attached at Item 11a. 

 

2.0 Update from meeting held December 2019 
 
2.1 Further meeting of MASWG was hosted by Mid and East Antrim Borough 

Council.  Agenda items set out below were discussed: 

• Format of the MASWG 

• Schemes of Delegation in regard to LDP matters  

• Update from Councils and Consultees present. 
 
 
2.2 Main outcomes of the meeting  
 

The main issues discussed in December 2019 are set out below: 
 

• Format of Working Group 
Concerns were raised about the nature of the Working Group and also about 
engagement.  Suggestions were tabled as to how the group could progress.  
Topic based discussions were thought to be best way forward. The group 
acknowledged that as Councils are at varying stages within the LDP process 
that this presents issues in regard to the sharing of information, but that this 
should not preclude discussion. 

 

• DFI attendance 
The group noted that DFI had declined to attend the working group and the 
meeting before with short notice.  The written update circulated to those 
attending is attached to this report at Item 11b.  An action point was recorded 
that MEABC as host of the working group would correspond with DFI regarding 
same.  A letter from Paul Duffy, Head of Planning in Mid and East Antrim 
Borough Council to Angus Kerr, Chief Planner in DFI is attached at Item 11c.  
At the time of this report preparation, no response had been received.  
 

• Schemes of Delegation 
Belfast City Council has proceeded to explore amendments to the Scheme of 
Delegation to allow Planning officers for delegated decision making at 
Independent Examination.  A range of scenarios have been discussed with 
members and parameters and degree of change acceptable. 
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It was noted that matters may arise during the IE which are beyond the scope 
of the scheme of delegation.  In order to proceed through IE Councils will 
need to make provision for special meetings to respond quickly to the issues 
in question.  

 
Officers from Antrim and Newtownabbey, Lisburn Castlereagh and Mid and 
East Antrim all indicated intention to explore this issue through potentially 
seeking Council agreement to amends to respective schemes of delegation. 

 

• Updates from Councils 
Belfast City Council’s submission has proceeding towards the Planning 

Appeals Commission to consider for Independent Examination. 
 

Antrim Newtownabbey Borough Council has completed consultation period for 
the Draft Plan Strategy counter representations.  

 
Lisburn and Castlereagh City Council and Mid and East Antrim have 
published draft Plan Strategies.  Officers from the respective councils gave 
the group an overview presentation.  A copy was not circulated to the group 
but shall be requested at the next meeting in March. 
 

• Update from Consultees 
DFI update appended – Item 11b 

 
Northern Ireland Housing Executive 
Consultants are currently working on Housing Market Analysis for NIHE and 
will be seeking meetings with Council Plan teams on a one to one basis in 
January.  
Discussed Intermediate housing and contact should be made with DFC in this 
regard. 
NIHE will continue to use the SPPS definition of intermediate housing until 
such times as it is amended.  
 

Invest NI 
Shall continue to comment on emerging draft Plan Strategies and are happy 
to engage with Councils as required  

 
NIEA 
Shall continue to comment on draft plan strategies.   

 
Other Action points 
Other action points from the meeting relate to a review of the Terms of 
Reference and a request for NIHE to provide overview of its work programme 
for the next year  
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3.0 Next meeting 
 
3.1 A further meeting is scheduled to be hosted by Belfast City Council (9 Adelaide 

Street Belfast) on 11 March 2020 at 10.30am.  An agenda has not yet been 
confirmed at the time of preparation of this report. 

 
 

RECOMMENDATION 
 
It is recommended that the Council notes the content of this report in terms of update 
from the MASWG. 



METROPOLITAN AREA SPATIAL WORKING GROUP MEETING 

A G E N D A 

10.30 AM – 12.30 PM   10th December 2019 

Braid Centre 

Bridge Street, Ballymena 

No. Agenda Item Lead 

1.0 Introductions / Apologies 
 

Chair 

2.0 Matters arising from Minutes of Meeting on 9th 
September 2019 

Chair 

3.0 Format (going forward) of the MASWG Meeting L& C rep to 
lead 
discussion 

4.0 Schemes of Delegation in regard to LDP 
matters 

Paul Duffy to 
lead 
discussion 

5.0 Update from Councils 

6.0 Mid & East Antrim Draft Plan Strategy – 
Overview / Presentation 

Michael 
Francey 

7.0 Lisburn & Castlereagh Draft Plan Strategy – 
Overview / Presentation 

Lois Jackson 

8.0 Update from Consultees  
9.0 Action Points 

 
Chair 

10.0 AOB / Next meeting 
 

Chair 

Item 11a



Metropolitan Area Spatial Working Group 

10th December 2019 

10.30am – 12.30pm 

The Braid, Ballymena 

Attendees: 

 

 Paul Duffy (PD) – Mid & East Antrim Borough Council 

 Michael Francey (MF) – Mid & East Antrim Borough Council 

 Keith Irwin (KI) – Mid & East Antrim Borough Council 

 Máire Clarke (MC) – Mid & East Antrim Borough Council 

 Briege McIlhatton (BMI) – Mid & East Antrim Borough Council 

 Lyndsay Craig (minutes) – Mid & East Antrim Borough Council 

 Cllr Bobby Hadden (BH) – Mid & East Antrim Borough Council 

 Cllr Roisin Lynch (RL) – Antrim and Newtownabbey Borough Council 

 Sharon Mossman (SMO) – Antrim and Newtownabbey Borough Council 

 Keith Sutherland (KS) – Belfast City Council 

 Dermot O'Kane (DOK) – Belfast City Council 

 Cllr Ander Carson (AC) – Belfast City Council 

 Conor Hughes (CH) – Lisburn & Castlereagh City Council 

 Lois Jackson (LJ) – Lisburn & Castlereagh City Council 

 Leona Maginn (LM) – Ards and North Down Borough Council 

 Stephen Semple (SS) – Northern Ireland Housing Executive 

 Catherine Blease (CB) – Northern Ireland Housing Executive 

 Graham Cardwell (CG) – Invest NI 

 Sophie Mathews (SM) – Shared Environmental Services 

 Donna Whelan (DW) – NIEA 
 

 

Apologies: 

 

 Cllr Robert Logan – Mid & East Antrim Borough Council 

 Robin Totten – Translink 

 Deidre Watson – Translink 

 Cllr Uel Mackin – Lisburn & Castlereagh City Council 

 Ald Jim Dillon – Lisburn & Castlereagh City Council 

 Ald Alan McDowell – Ards and North Down Borough Council 

 Susan Wilkin – DfI Strategic Planning 

 Alistair Beggs – DfI Strategic Planning 

 Philip Brett – Antrim and Newtownabbey Borough Council 

 Cllr David Brooks – Belfast City Council 
 

 

 



Item 
No. 

Minutes Actions 

1.0 Introductions/Apologies  

  
PD welcomed all the attendees. 
 
Introductions made and apologies recorded. 
 

 

2.0  Matters Arising from Minutes of Meeting 9 September 2019  

 Minutes of the previous meeting on 9 September 2019 were noted and agreed.   
 
Action Points from the previous meeting 9 September 2019: 
 
AP1: DPPN 10 – concerns were raised at the last meeting by a number of Councils, 
particularly in relation to focussed changes. 
 
The update from DfI was circulated which indicates 10 Councils have provided comment and 
DPPN10 will be finalised before Christmas. 
 
LJ referred to a recent meeting in Magherafelt (Plan Making & Case Law training) which 
included a discussion regarding the legal implications in regards to focussed changes. 
 
AP2: Transport studies – concerns raised relation to the quality and generic nature of the 
transport studies. 
 
The update from DfI Transport Planning was circulated. 
 
AP3: Timetables – PD advised that whilst it is expected that if LDP timetables slip by more 
than 3 months they should be amended, Mid & East Antrim review the LDP timetable on an 
annual basis given it is a long term process. 
 
AP4: Polygons – resolved. 
 

 

3.0 Format (going forward) of the MASWG Meeting  

  
CH suggested that the format of the MASWG could be amended to incorporate topic based 
discussions. 
 
The group acknowledged that at present the MASWG includes an update from each of the 
Councils, but that this does not delve into detailed cross boundary issues which will be 
tested at IE, and that the group should evolve as Councils move forward with their LDP’s. 
 
The group agreed that the MASWG had been a useful tool to date but that time has moved 
on and that topic based discussion may allow for a better exchange of information, and may 
also be of benefit to members who attend. 
 
The group acknowledged that as Councils are at varying stages within the LDP process that 
this presents issues in regards to the sharing of information, but that this should not 
preclude discussion. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



SMO raised concerns that she is happy to provide updates but that she would not have the 
authority to make decisions. 
 
LM stated that it is not necessary to have agreement or consensus on all matters and that 
differences can be acknowledged. 
 
The group agreed that it would be necessary to revise the MASWG Terms of Reference to 
incorporate changes to the format.   
 
LJ indicated she was happy to draft a list of topics for discussion at future MASWG meetings. 
 
The group then discussed the absence of DfI at today’s meeting and the previous one in 
September, and whether it was their intention to attend future meetings. 
 
KS queried whether DfI’s non-attendance was because they had not been made welcome at 
the Enforcement working group. 
 
MF stated that Susan Wilkin had advised that a representative from DfI could not attend 
today’s meeting due to pressure to meet deadlines.  
  
SMO highlighted that other attendees at today’s meeting also have deadlines to meet and 
they managed to attend. 
 
LJ suggested it may be more beneficial to invite DfI to specific meetings where their input is 
required. 
 
The overall consensus was that DfI should be present at the MASWG, and it was agreed that 
the group should write to DfI to express disappointment at their non-attendance, and this 
would be actioned by Mid and East Antrim as they are hosting today’s meeting. 
 
In terms of the role of other consultees attending the MASWG, SMO suggested that it may 
be useful for consultees to discuss best practice as the LDP process is a learning curve for 
everyone, and that this could be included as an agenda item or that officers could invite 
specific consultees to present at the MASWG. 
 
CB stated that as this is a new LDP process NIHE do not have any best practice guidance but 
that they are happy to discuss and share ideas. 
 

 
 
 
 
 
 
AP1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AP2 

4.0 Schemes of Delegation in regard to LDP matters  

  
PD highlighted that some Council officers had observed the IE process in England, and that 
this process allowed officers to make decisions at the IE without having to refer back to the 
Council.  PD queried whether any Councils in attendance have considering reviewing their 
scheme of delegation in light of this. 
 
PD stated that Mid & East Antrim review the scheme of delegation on an annual basis and 
that amendments need to be agreed with members and ratified by full Council and 
therefore changes would need to be made now to ensure they are in place for the IE. 
 
KS stated that a discussion in regards to this has already taken place with their planning 
committee to explore the scope for delegated decision making by planning officials 

 



representing Council at IE. During the course of this engagement various scenarios and 
examples were presented to their planning committee to establish parameters and degree 
of change that could be potentially delegated.  KS advised that for those issues which arise 
during the IE which are beyond the scope of the scheme of delegation, Council needs to 
make provision for special meetings to respond quickly to the issues in question.  
 
DOK highlighted that the committee may not necessarily agree to suggestions made 
throughout the IE process and therefore this aspect needs careful consideration.  
 
SMO stated that Antrim and Newtownabbey officers are currently considering this matter, 
including information gathered from observing IE process in Wales and also the recent Plan 
Making Process & Case Law training in Magherafelt and they intend to engage with 
members in 2020. 
 
LJ stated Lisburn and Castlereagh will be considering this issue in Q1/Q2 of 2020. 
 

5.0 Update from Councils  

  
Mid & East Antrim Borough Council 
 
MF advised that the formal 8 week consultation on the Draft Plan Strategy closes tomorrow 
and that to date not many representations have been received.   
 
Lisburn & Castlereagh City Council 
 
LJ advised they are in their formal consultation period which ends on 10 January 2020, and 
that they are still carrying out public consultation events, and they have not had many 
representations to date. 
 
North Down & Ards Borough Council 
 
LM advised their POP was published in 2019 and have amended their SCI and timetable to 
take account of changes which have been presented for agreement. 
 
Antrim and Newtownabbey Borough Council 
 
SMO advised they received 122 representations and that their counter-representation 
period ended on Friday and they received 25 counter representations, some of which are in 
effect new representations. 
 
Belfast City Council 
 
DOK advised that DfI have confirmed they can now progress to IE, and that Belfast City 
Council will be meeting with the PAC next week to discuss a work programme. 
 
He advised they are currently working on a suite of SPG’s, which are being completed in-
house alongside members and also by consultants, and it is their intention that they will be 
published with the PS.  He advised the SPG’s will not considered as part of the IE, and that if 
they need to be amended due to changing circumstances this can be done quickly. 
 
 

 



6.0 Mid & East Antrim Draft Plan Strategy – overview/presentation  

  
MF provided a presentation of the Mid & East Antrim draft Plan Strategy. 
 
 

 

7.0  Lisburn & Castlereagh Draft Plan Strategy – overview/presentation  

  
LJ provided a presentation of the Lisburn & Castlereagh draft Plan Strategy. 
 

 

8.0  Update from Consultees  

  
SES 
 
SM advised SES has been involved with the HRA process for all Councils and for SA with 8 of 
the 11 Councils.  She advised that the HRA process has evolved and that Mid & East Antrim 
was the first DPS to be carried out under the new model.  Several Councils thanked SES for 
their work and stated their role has been very useful and beneficial. 
 
NIHE 
 
CB/SS advised the following: 
 

 NIHE have received several queries regarding intermediate housing but these should 
be sent to Donna Knowles in DfC or Ben Collins in Housing Association Federation 
for Northern Ireland. 

 

 NIHE need clear rules to assess Intermediate Housing, which NIHE are currently 
reviewing (reviewing the Welsh process). 

 

 Consultants are currently working on Housing Market Analysis for NIHE and will be 
seeking meetings with Council Plan teams on a one to one basis in January. 

 

 Affordable Housing Working Paper - NIHE have been working on this and have had 
discussions with BCC in regards to this topic for their SPG. 
 

 NIHE will continue to use the SPPS definition of intermediate housing until such 
times as it is amended. 
 

 DfC are in the process of changing their Housing Association Guide, and it is not 
anticipated this would need ministerial approval as it doesn’t involve policy change. 

 
SMO referred to legal advice relating to whether developers can engage with housing 
associations, which CB confirmed they can. 
 
PD suggested intermediate housing could be an area of focussed discussion at future 
meetings to explore this issue in more detail. 
 
SMO queried whether NIHE could prepare a document for the group to provide a brief 
overview of the work to be carried out by NIHE over the next year. CB agreed to this. 
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AP3 



 
Invest NI 
 
GC advised INI continue to comment on emerging draft Plan Strategies and are happy to 
engage with Councils as required.  GC highlighted that he is the point of contact for spatial 
mattes and that those relating to community planning should be referred to the regional 
network. 
 
NIEA 
 
DW advised NIEA continue to comment on emerging draft Plan Strategies. 
 

9.0 Action Points  

 AP1: KS to review Terms of Reference and to circulate 
 
AP2: Mid and East Antrim to write to DfI regarding their non-attendance at MASWG 
 
AP3: NIHE to provide overview for their work programme for the next year 
 

 
 
 

10.0 AOB/Next Meeting  

  
Next Meeting 
 
It was agreed the next meeting would be hosted by Belfast City Council in March 2020, with 
a date to be circulated. 
 

 

 



DfI Planning Update 
 Metropolitan Area Spatial Working Group 

9th December 2019 

 AP1 and update on DPPN10

Guidance was circulated in July and comments were invited.  
DfI held consultation open until October at request of Councils.  
DfI received comments from 10 Councils.  
Discussions have been undertaken with the PAC and the document will be finalised 
before Christmas.  

 Under Section 3 ‘Updates from Councils’
The Department notes the comment in relation to the submission of documents for
consideration of causing an IE. However, the Department is content that in addition to
a hard copy of documents being provided, an electronic copy should also be uploaded
using SFTP (Secure File Transfer Protocol).
Councils should liaise with planning officials, notifying them when transferring
documents using SFTP.

 HGI Refresh
Councils will be aware that the HGI refresh has been undertaken and a letter was sent
to the HoP on the 25th September 2019.

 AP3 – Timetables
Important to keep timetables up to date as much as possible.
The Chief Planner’s letter sent to Heads of Planning on the 25th November refers to a
degree of flexibility before the need to formally changing an agreed timetable. The
degree of flexibility would not normally exceed three months.

Item 11b



DfI Transport Planning - Update to the Metropolitan 
Area Spatial Working Group  
 
Prepared by TPMU 9th December 2019  
 
BMTP Project Board Meeting  
 
DfI held a Belfast Metropolitan Transport Plan Project Board meeting on 12th September when 
the principal item for discussion was the draft Belfast Metropolitan Transport Study (BMTS) 
which was circulated to members of the Project Board in advance of the meeting. 
 

It is planned to hold the next Project Board meeting in January 2020, invitations will be 
issued in due course. 
   
BMTS Document  
 

DfI has been receiving feedback and comments on the BMTS document. DfI is currently 

considering these and will provide a revised draft to the Project Board in due course.  

 

In addition, DfI has issued revisions of two of the Local Transport Study Annexes, Lisburn and 

Castlereagh and Mid and East Antrim, to allow the councils to include them as technical 

supplements to their LDP dPS. 

 

Survey work is underway to allow the inclusion of Comber and Donaghadee within the Ards & North 

Down Local Transport Study. 

 

DfI has received feedback on the Antrim & Newtownabbey Local Transport Study and a further 

revision is to be undertaken. 



Angus Kerr 
Department for Infrastructure 
Planning Policy Division 
Clarence Court 
10-18 Adelaide Street
Belfast BT2 BEG

15 January 2020 

Dear Angus 

RE: Metropolitan Area Spatial Working Group 

Mid&East 
Antrim 
Borough Council 

I refer to the Metropolitan Area Spatial Working Group meeting held on 10 December 
2019. Those in attendance expressed disappointment that there was no 
representative in attendance from the Department for Infrastructure Strategic 
Planning Division. 

As you will be aware, this group was set up to ensure joined up planning across the 
Greater Belfast Metropolitan Area. This requires active engagement between the 
five constituent councils in the preparation of Local Development Plans in order to 
ensure that due account is taken of regional priorities and dynamics. However, it is 
also imperative that Dfl Strategic Planning as the competent authority in regard to 
regional planning linked to the Programme for Government, is also represented. In 
this context, there is clear potential for all interactions (not just those between 
councils) to be scrutinised at Independent Examination. 

The role of Dfl as the oversight body in regard to LDPs also provides a further 
important reason for the attendance of senior Dfl officials at such forums. Effective 
oversight demands meaningful participation. 

These meetings are held on a quarterly basis, and as I understand, this is the second 
consecutive meeting at which there was no representative from the Department. I 
appreciate that servicing council LDP programmes presents a significant resource 
challenge to the Department and acknowledge that this was given as the reason for 
abstaining from the latest meeting. However, it has been noted by the Group that 
other key stakeholder who are under similar resource constraints have been able to 
attend these meetings. 

Please reply to: 

D Head Office 
The Braid 
1 ·29 Bridge Street 

Ballymena BT43 5EJ 

Tel: 0300 1245 OOO 

D Ballymena Office 
Ardeevin 
80 Galgorm Road 

Ballymena BT42 1AB 

D Carrickfergus Office 
Museum ft Civic Centre 
11 Antrim Street 

Carrickfergus BT38 7DG 

www. mi dandeastantrim. gov, uk 

D Larne Office 
Smiley Buildings 
Victoria Road 

Lame BT 40 1 RU 

D Planning Office 
County Hall 
182 Galgorm Road Chief Executive 

Ballymena BT42 1QL Anne Donaghy 

Item 11c



Mid&East 
Antrim 
Borough Council 

You will see from the final minutes of the last meeting attached to this letter that 
future meetings are to adopt a new format where the focus will be on selected 
strategic issues with a regional dimension. I am therefore hopeful that Dfl officials 
will be able to attend future meetings so as to ensure comprehensive consideration 
of the issues. 

Yours sincerely 

IJIW\ �Iii.. ·.

Paul Duffy \\,:v�� 
Head of Planning & BUJ�lding Control 

Please reply to: 

D Head Office 
The Braid 
1-29 Bridge Street

Ballymena BT43 5EJ

Tel: 0300 1245 OOO 

D Ballymena Office 
Ardeevin 
80 Galgorm Road 

Ballymena BT42 1AB 

D Carrickfergus Office 
Museum ft Civic Centre 
11 Antrim Street 

Carrickfergus BT38 7DG 

www.midandeastantrim.gov. uk 

D lame Office 
Smiley Buildings 
Victoria Road 

Larne BT 40 1 RU 

D Planning Office 

County Hall 
182 Gatgorm Road 

Ballymena BT42 1QL 

Chief Executive 

Anne Donaghy 
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ITEM 12  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 03 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 17 February 2020 

File Reference  

Legislation Local Government Act 2014 

Section 75 Compliant  Yes      

Subject Quarter 3 Service Plan update 

Attachments Quarter 3 table (in report) 

 
 
Context 
 
Members will be aware that Council is required, under the Local Government Act 
2014, to have in place arrangements to secure continuous improvement in the 
exercise of its functions.  To fulfil this requirement Council approved the 
Performance Management Policy and Handbook.  The Performance Management 
Handbook outlines the approach to Performance Planning and Management process 
as: 
 

• Community Plan – published every 10-15 years  

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

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

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

Reference Period Reporting Month 

Quarter 1 (Q1) April – June September 

Q2 July – September December 

Q3 October – December March 

Q4 January - March June 

 
 
The report for the 3rd Quarter of 2019/20 is attached. 
 
Key points to note: 
 

• A number of items appear on the table which are only reported on annually. 
 

• No decisions on major development applications issued within the 3rd quarter. 
 

• Whilst the Good Practice Guide has been completed – there are ongoing 
discussions with Legal and BCC to discuss outcomes and implications. 
 

• Whilst local decisions sit at 18 weeks in this particular quarter, 226 decisions 
issued, and this has been affected by those applications whereby further 
information was required/requested by either Planning Service or consultees 
or other circumstances 

 
Emerging issues: 
 

• Staff attendance has been affected by a number of long-term absences 

 
 

RECOMMENDATION 
 
It is recommended that the Council notes this report and attached table.
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Quarterly Performance Report - Planning 
 
 
 

Last Update Q3 2019/20 
 
Performance 
Data Traffic 
Light Icon 

PI Short Name Performance Data 

Current Value 

Performance Data 

Current Target 

 
% of decisions upheld at appeal 100% 80% 

 
% spend against budget 107.58% 100% 

 
% staff attendance 92.93% 95% 

 
% staff reporting regular/monthly receipt of team brief 95% 95% 

 
% staff reporting regular annual Pride and Performance conversations 95% 95% 

 
% of Building Control applications checked against Planning approvals 80% 75% 

 
% of Planning pages on website updated 80% 80% 

 
% of householder applications processed to recommendation with 8 weeks 60% 80% 

 
% audit reports satisfactory or above 100% 100% 

 
Publish Good Practice Guide for consultation 90 100 

 
Undertake health and condition surveys of all existing historical Tree Preservation Order (TPO) sites 75% 75% 

 
Number of weeks to process local applications from date valid to decision or withdrawal 18 15 

- Number of weeks to process major applications from date valid to decision or withdrawal 0 30 

 
% progress of all enforcement cases to target conclusion within 39 weeks of receipt of complaint (i.e. case 

closure, date on which Enforcement Notice or Breach of Condition Notice issued, summons to court (date 

solicitor instructed)) 

82.8% 70% 
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ITEM 13  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 05 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 18 February 2020 

File Reference       

Legislation       

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject NI Planning Portal Replacement 

Attachments Item 13a - report to Planning Committee Nov 2019 

 
1. Updates on work to procure a replacement Planning IT system have been 

provided to Committee at meetings in June 2017, 5 December 2017, 6 February 

2018, 10 April 2018, 5 March 2019 and 5 November 2019. 

 

2. Members are referred to the background contained within the attached Report 

which was approved by Committee at its meeting of 5 November 2019 (as Item 

11 at that meeting), and ratified by Council at its meeting of 27 November 2019.  

That report sought monetary provision within the 2020/21 estimates for this 

Council’s contribution to the replacement Planning IT system based on an 

Outline Business Case. 

 
3. Work is currently underway on the procurement of the replacement system, and 

it is expected that the Full Business Case and costings will be presented to 

Planning Committee in April 2020. 

 
4. The Deputy Secretary of DFI, Ms Julie Thompson, wrote to the Chief Executives 

of the 11 councils, via SOLACE, on 22 January 2020 detailing previous 
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proposals for the sharing of costs between the Department and Local 

Government.  That letter detailed that it had previously been proposed (as an 

interim measure) that the Local government element of the project costs should 

be splits between local councils on the following basis: 

• The Capital costs would be split among the 11 councils evenly; and 

• The Operating Cost would be split according to fees/revenue. 

 

5. An agreement on the split of costs is required in order that the Final Business 

Case for the project can be completed, and the Deputy Secretary had requested 

a position from SOLACE on this basis by 28 February 2020. 

 

6. Project costs will be updated at conclusion of the procurement process which is 

currently ongoing and expected to be finalised around middle of March 2020. 

 
7. Belfast City Council has since raised concern with the application of division of 

costs by fees or application numbers, as it considers these to be variable, 

unpredictable and will go up and down from year to year.  It has also raised 

uncertainty around how this split would be set and whether it would be 

established at a snapshot in time or whether it would be expected to be 

recalculated from year to year.  In this respect Belfast City Council (BCC) has 

proposed basing the operating costs on numbers of users per council, as this 

would reflect the degree of usage of the new IT system by each council.  The 

number of users should remain fairly static in this regard, and a review 

mechanism could be employed periodically, perhaps every three years.  

However, there may be difficulties on how this is regulated, for example, would 

the Department issue each council with user licences; further clarification is 

required on how this would work, and in the context that there may a limit on the 

number of concurrent licences.  Alternatively, some councils may contend that 

they need a lesser number of users to keep their costs down.   

 

8. This Council shares the view of Belfast City Council that it is important that local 

government has a clear understanding of the breakdown of the costs for the new 

IT system to ensure value for money. 

 
9. DFI has provided the attached table below in respect of estimated user numbers 

per council.  The actual number of users will obviously be refined in due course.  

Columns have been added detailing the previous estimate of costs split using 

fee income, and the difference percentagewise that moving to the suggested 

option by BCC would mean. 

 
10. Going only on the basis of the estimated figure for Operating Cost from the 

Outline Business Case (£3,671,000), the difference to Ards and North Down 

between using fee income (£237,880) and number of users (£326,719) would 

represent an additional c£89k.  It should be noted however, that the figures in 
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the Outline Business Case had been estimated at c£1.6m and these figures 

have since been revised down to c£820k. 

 

Authority 

DXC 

original 

number 

of 

current 

users 

Active 

user 

accounts 

(since 1 

Apr 2018) 

Estimated 

number of 

users for 

new 

system 

% of overall 

operating 

cost 

(rounded up) 

based on 

users 

Cost split 

based on % 

of fees 

Difference 

LA01 – 

CC&G 
64 61 52 

9.6 8.22 +1.38% 

LA02 – MEA 38 35 38 7.0 7.01 -0.01% 

LA03 – A&N  39 37 35 6.5 6.85 -0.35% 

LA04 – BCC 90 98 70 12.9 12.48 +0.42% 

LA05 – LCC 42 40 40 7.4 9.10 -1.7% 

LA06 – AND 51 51 48 8.9 6.48 +2.42% 

LA07 – NMD 57 58 60 11.0 11.10 -0.1% 

LA08 – ABC 64 53 54 10.0 10.78 -0.78% 

LA09 – MUD 55 54 55 10.1 10.97 -0.87% 

LA10 – F&O 70 60 40 7.4 9.49 -2.09% 

LA11 – D&S 60 51 50 9.2 7.52 +1.68% 

Total   542    

 

 

RECOMMENDATION 

It is recommended that Council agrees to recommend the splitting of operating costs 

of the replacement Planning IT system by fee income, which can be reviewed on a 3 

yearly basis, rather than by user numbers. 
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ITEM 9  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 05 November 2019 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 15 October 2019 

File Reference       

Legislation       

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject Update on NI Planning Portal Replacement Project 

Attachments Item 9a - DFI letter to SOLACE February 2019 

Item 9b - Chief Executive letter to DFI 29 March 2019 

 
 
Background 
 
The Northern Ireland Planning Portal (NIPP) provides the public website interface 
which citizens use to find out information and comment on planning applications. It 
also provides back-office software that the Council’s Planning Department uses to 
process planning applications as well as supporting the administration of regional 
property certificates.  
 
The NIPP was implemented by the former Department of Environment in 2010 as a 
central IT solution and was inherited by the 11 councils as a shared system in 2015 
on the transfer of planning powers to local government. The NIPP is coming to the 
end of its natural life and is due to be replaced.  Alongside the Department for 
Infrastructure (DfI) and other 10 councils, Ards and North Down BC is participating in 
a regional project to replace the NIPP.  
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The Council agreed to support the project in March 2019 following consideration by 
the Planning Committee at its meeting of 5 March 2019 (see letters dated 11 
February and 29 March respectively, attached).  The need to replace the Planning 
Portal is identified as a risk within the Planning Service Unit Plan. 
 
Regional project 
 
The Department issued an Outline Business Case for the project in January 2019 
which was accepted by all 11 councils, agreeing to proceed with the procurement 
stage.   Belfast City Council identified its commitment to the project subject to a 
number of qualifications which included the requirement that it must take a lead role 
in the project to ensure that the new IT system meets its requirements, being the 
best possible solution for Belfast District and wider Northern Ireland.  
 
Ards and North Down’s Head of Planning (alongside Belfast and Derry and 
Strabane) has since taken a lead role, being one of three Heads of Planning that 
agreed the specification for the new IT system on behalf of local government; 
committing 1 staff to the core project team on an initial 3 month fulltime basis (April – 
June 2019) and since on a part-time basis.  
 
The procurement commenced in August 2019 and the recommended supplier is 
expected to be selected by February 2020.  The Department will then issue a Final 
Business Case to all councils setting out: 

• the preferred supplier;  

• the IT solution that they propose to provide;  

• the timescales for implementation; and  

• detailed implementation costs.  
 
All 11 councils will then be asked to commit to the award of the contract.  In theory, 
any council may at that time choose not to proceed with the contract and would be 
free to procure their own IT system.  Whilst the possibility of this happening is not out 
of the question, it is considered unlikely because of the uncertain costs of a council 
going alone, particularly around data migration which could be extremely complex 
and costly.  The intention will be to bring the Full Business Case to the Planning 
Committee next Spring for notation with the final decision on whether to proceed with 
the contract for a regional IT system being made by the Council. 
 
Outline Business Case 
 
The Outline Business Case (OBC) agreed by local government recommended: 
 

• that the NIPP is replaced with a single regional IT system shared between the 
11 councils and DfI; 

• that the IT system will be a “Commercial Off The Shelf” (COTS) product to 
meet the requirements of the regionally agreed Minimum Viable Product; 

• the new system will allow some local configuration to meet individual council 
needs (e.g. reports, templates, searching etc.); and 

• that procurement will follow the Competitive Procedure with Negotiation. 
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The OBC was based on an 11 year contract. However, the procurement has since 
proceeded on the basis of a potential 20 year contract (10 + 5 + 5) with breaks.  
 
Funding Model 
 
As previously reported, the OBC stated that the estimated cost of the project is 
£26.7m over 11 years of i.e. from 2019/20.  This would include £15.1m capital and 
£11.6m resources.  These costs remain estimates at this stage and actual costs will 
be determined through the competitive procurement process.  The change to a 20 
year contract is expected to increase the project costs on a pro rata basis.  
 
SOLACE agreed to a funding model where 45% of the costs would be funded by DfI, 
with the remainder to be funded by Local Government, which if divided equally would 
be £1.34m per council over 11 years (or average of £122k pa). SOLACE agreed to 
an even split of capital costs between the 11 councils with operating costs to be 
determined in the context of the contract awarded.  
 
At the Planning Portal Governance Board in September 2019, the Department 
confirmed that the project costs for the mobilisation phase have been significantly 
reduced because of changes to project staff, consultancy and CPD costs. The 
current estimated cost is £820k compared to the OBC estimate of £1.635m. This 
equates to £55k per council (minus any costs associated with providing staff 
resources to the project team) for 2019/20.  The project costs for 2020/21 are still 
based on the OBC and will be updated after the procurement. 
 
Proposed timetable 
 
The current estimated timeline for delivery of the project is set out below. The 
procurement requires the new IT system be implemented by April 2023 at the very 
latest.  However, implementation is expected to be sooner.   
 

Phase Start no later than (beginning 
of) 

Mobilisation January 2019 

Procurement August 2019 

Design  April 2020 

Build October 2020 

Implement March 2022 

 
Benefits of the new IT system 
 
The new IT system that will replace the NIPP is expected to have the following 
benefits: 
 

• ability to receive and process online planning applications for the first time in 
NI (this functionality has been available in England since 2002); 

• improved scope for customers to find planning information and self-serve; 
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• ability for individual councils to customise standard letter and report templates 
(currently this is controlled centrally); 

• significantly improved GIS for both the public and officers; 

• improved case management; 

• support for more flexible, streamlined and efficient internal processes; 

• significantly enhanced reporting on data and performance; and 

• much greater scope for integration with other council systems.  
 

Technical support for the existing NI Planning Portal 
 
The current contract for the NIPP is funded exclusively by DfI and runs until 
December 2020.  The replacement IT system is not expected to go live until 2022, 
which means there will be a gap of at least a year when the NIPP could be 
unsupported.  This represents a serious service risk for each Council.  The 
Department is currently exploring “contingency” options and has committed to giving 
local government an update on these at the Planning Portal Governance Board 
meeting in November.  The Department has confirmed that it will fund any 
contingency and there will be no cost to local government. 
 
Financial & Resource Implications 
 
The Council will need to make financial provision for replacing the NIPP.  According 
to the OBC, the cost of the regional project is £1.34m over 11 years (average of 
£122k pa), starting 2019/20.  The cost for 2019/20 is currently estimated to be £55k. 
 
To date the resource implications for those councils closest to Belfast (where the 
Project Team is based) has been significant, with staff being contributed by Ards and 
North Down, Belfast, Lisburn and Castlereagh, and Antrim and Newtownabbey.  It 
has so far been difficult to backfill and thus there is significant pressure within the 
Development Management senior planner roles in this Council.  However, it is 
acknowledged that continuity in respect of the Project Board is critical and it is to our 
advantage to contribute from our service provision perspective, thus increasing the 
likelihood that the new IT system best meets our needs.  As aforementioned, the 
Council’s staff contribution will be deducted from project costs. 
 
 

 

RECOMMENDATION 

It is recommended that Council notes this report and makes provision based on the 

OBC, for our contribution to the NIPP in 2020/21 estimates.   
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ITEM 14  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 03 March 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 20 February 2020 

File Reference       

Legislation       

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject  Notification by Royal Mail of removal of Mail Pouches 

Attachments Item 14a - Details of locations 

 
On 19 February 2020 the Planning Department received correspondence from the 
Livemore Partnership informing the Council that it has been instructed to act on 
behalf of Royal Mail Group with regards to Pouch Box Removal Programme.  
 
The programme involves removal of unused Pouch Boxes across the UK.  A number 
of these boxes are located within the Ards and North Down Borough Council area. 
 
We have been advised that the Programme is due to start in March 2020 and the 
Roads authority will be contacted by Royal Mail Engineering Contractors to obtain 
the necessary permits and licences prior to undertaking the works. 
 
Further information can be found on the attached documents. 
 

RECOMMENDATION 

It is recommended that Council notes this report and the locations of the pouch 

boxes in the attached document 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT19 P001 

Address: Ballyree Drive, Bangor, BT19 7RG 

Coordinates: 

Easting: 164091 

Northing: 533637 

Location Pictures: 

 

Location Details BT20 P001 

Address: Victoria Road, Bangor, BT20 5QA 

Coordinates: 

Easting: 163764 

Northing: 536212 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P002 

Address: Upper Clifton, Bangor, BT2 5HY 

Coordinates: 

Easting: 164072 

Northing: 536373 

Location Pictures: 

 

Location Details BT20 P003 

Address: Ward Avenue, Bangor, BT20 5HX 

Coordinates: 

Easting: 164289 

Northing: 536509 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P005 

Address: Shandon Drive, Bangor, BT20 5HL 

Coordinates: 

Easting: 164324 

Northing: 536246 

Location Pictures: 

 

Location Details BT20 P006 

Address: Second Avenue, Bangor, BT20 5JZ 

Coordinates: 

Easting: 164685 

Northing: 536110 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P007 

Address: Fourth Avenue, Bangor, BT20 5JZ 

Coordinates: 

Easting: 164616 

Northing: 535871 

Location Pictures: 

 

Location Details BT20 P008 

Address: Ashley Gardens, Bangor, BT20 5RJ 

Coordinates: 

Easting: 165604 

Northing: 536204 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P010 

Address: Maralin Avenue, Bangor, BT20 4RQ 

Coordinates: 

Easting: 164208 

Northing: 535433 

Location Pictures: 

 

Location Details BT20 P014 

Address: Bryansford Meadow, Bangor, BT20 3LR 

Coordinates: 

Easting: 161896 

Northing: 535157 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P015 

Address: Springhill Avenue, Bangor, BT20 3NZ 

Coordinates: 

Easting: 161856 

Northing: 535377 

Location Pictures: 

 

Location Details BT20 P018 

Address: Beverley Gardens, Belfast, BT20 4NQ 

Coordinates: 

Easting: 162148 

Northing: 534917 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P019 

Address: Grovehill Gardens, Bangor, GT20 4NS 

Coordinates: 

Easting: 165040 

Northing: 535538 

Location Pictures: 

 

Location Details BT20 P020 

Address: Dorothy Avenue, Bangor, BT20 4PG 

Coordinates: 

Easting: 165179 

Northing: 535422 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P021 

Address: 25 Donaghadee Road, Bangor, BT20 4QT 

Coordinates: 

Easting: 164281 

Northing: 535858 

Location Pictures: 

 

Location Details BT20 P022 

Address: Beatrice Road, Bangor, BT20 5DG 

Coordinates: 

Easting: 163938 

Northing: 535897 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P023 

Address: Chippendale Avenue, Bangor, BT20 4PY 

Coordinates: 

Easting: 165306 

Northing: 535051 

Location Pictures: 

 

Location Details BT20 P024 

Address: Wellington Park, Bangor, BT20 4PJ 

Coordinates: 

Easting: 165352 

Northing: 535360 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P026 

Address: Ashley Drive, Bangor, BT20 5RD 

Coordinates: 

Easting: 165666 

Northing: 535901 

Location Pictures: 

 

Location Details BT20 P027 

Address: Churchill Drive, Bangor, BT20 5LJ 

Coordinates: 

Easting: 165823 

Northing: 535780 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P028 

Address: 1 Princetown Road, Bangor, BT20 3TD 

Coordinates: 

Easting: 163105 

Northing: 535760 

Location Pictures: 

 

Location Details BT20 P029 

Address: Railwayview Street, Bangor, BT20 3BY 

Coordinates: 

Easting: 163285 

Northing: 535558 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P030 

Address: Sunningdale Park, Bangor, BT20 4UU  

Coordinates: 

Easting: 164065 

Northing: 534594 

Location Pictures: 

 

Location Details BT20 P031 

Address: Glendun Park, Bangor, BT20 4UX 

Coordinates: 

Easting: 164280 

Northing: 534601 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P032 

Address: Clanmorris Avenue, Bangor, BT20 4EX 

Coordinates: 

Easting: 163534 

Northing: 534227 

Location Pictures: 

 

Location Details BT20 P033 

Address: Lisadell Drive, Bangor, BT20 4XQ 

Coordinates: 

Easting: 163779 

Northing: 534247 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P035 

Address: Hazelbrook Avenue, Bangor, BT20 3HZ 

Coordinates: 

Easting: 162774 

Northing: 535047 

Location Pictures: 

 

Location Details BT20 P036 

Address: Cleland Park North, Bangor, BT20 3EN 

Coordinates: 

Easting: 162875 

Northing: 534158 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P037 

Address: Rosemary Park, Bangor, BT20 3ET 

Coordinates: 

Easting: 162716 

Northing:  

Location Pictures: 

 

Location Details BT20 P039 

Address: Abbots Walk, Bangor, BT20 4EL 

Coordinates: 

Easting: 163060 

Northing: 534316 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P040 

Address: Abbey Mount, Bangor, BT20 4DB 

Coordinates: 

Easting: 163162 

Northing: 534970 

Location Pictures: 

 

Location Details BT20 P043 

Address: Maryville Road, Bangor, BT20 3RQ 

Coordinates: 

Easting: 161956 

Northing: 535719 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P045 

Address: Farnham Park, Bangor, BT20 3SR 

Coordinates: 

Easting: 162892 

Northing: 535899 

Location Pictures: 

 

Location Details BT20 P046 

Address: Ranfurley Avenue, Bangor, BT20 3SJ 

Coordinates: 

Easting: 162458 

Northing: 536126 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P047 

Address: 108 Princetown Road, Bangor, BT20 3TG 

Coordinates: 

Easting: 162871 

Northing: 536349 

Location Pictures: 

 

Location Details BT20 P048 

Address: Maxwell Park, Bangor, BT20 3SH 

Coordinates: 

Easting: 162370 

Northing: 535909 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT20 P049 

Address: Grange Road, Bangor, BT20 3QQ 

Coordinates: 

Easting: 162242 

Northing: 535682 

Location Pictures: 

 

Location Details BT20 P050 

Address: Rugby Park, Bangor, BT20 3QB 

Coordinates: 

Easting: 162454 

Northing: 535326 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT21 P001 

Address: High Bangor Road, Donaghadee, BT21 0DX 

Coordinates: 

Easting: 171120 

Northing: 533510 

Location Pictures: 

 

Location Details BT21 P003 

Address: 2 Edgewater Bay, Donaghadee, BT21 0EF 

Coordinates: 

Easting: 171878 

Northing: 531949 

Location Pictures: 

 



 Ards and North Down Council| Royal Mail Street Furniture Works 

Royal Mail                    | Consultants for Royal Mail 

Location Details BT21 P005 

Address: Norwyn Avenue, Donaghadee, BT21 0JB 

Coordinates: 

Easting: 172138 

Northing: 532561 

Location Pictures: 

 

Location Details BT21 P007 

Address: Seahill, Donaghadee, BT21 0QE 

Coordinates: 

Easting: 171719 

Northing: 532277 

Location Pictures: 
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