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Annex A 
Minimum Space Standards1

Space Standards 

Type Single 
Storey / 
Flat (m2)

Two 
Storey  
(m2) 

Three 
Storey  
(m2) 

1-Person / Bedsit 30/35 - - 

1-Person / 1-Bedroom 35/40 - - 

2-Person / 1-Bedroom 50/55 - - 

3-Person / 2-Bedroom 60/65 70/75 - 

4-Person / 2-Bedroom 70/75 75/80 - 

4-Person / 3-Bedroom 75/80 80/85 - 

5-Person / 3-Bedroom 80/85 90/95 95/100 

6-Person / 3-Bedroom 85/90 95/100 100/105 

6-Person / 4-Bedroom 90/95 100/105 105/110 

7-Person / 4-Bedroom 105/110 115/120 115/120 

1 Department for Communities (DfC) Housing Association Guide 2009: 
Design Standards



519

 Annex B 
 Definition of an Established Residential Area
B.1 For the purposes of Policy HOU 2 and in order to clarify the existing 

application of the term, established residential areas are normally 
taken to mean residential neighbourhoods dominated by medium to 
low-density, single-family housing with associated private amenity 
space or gardens. These areas may include buildings in commercial, 
retail or leisure services use, usually clustered together and 
proportionate in scale to the size of the neighbourhood being served. 

   

B.2 Within towns of over 5,000 in population, established residential 
areas oft en display a clear spatial structure. Building forms, plot sizes 
and shapes are sometimes similar, with a well-defined pattern of 
local development. Properties may exhibit comparable design styles 
including common architectural detailing and treatments. Areas of 
public amenity space together with the private gardens of properties, 
are frequently defined with mature trees, shrubs, and hedgerow 
planting. The overall spatial structure is oft en delineated by a clear 
network of streets and roads. However, it is recognised that there are 
also settled housing areas where there is a greater range and mix of 
dwelling styles and where the overall pattern of development is less 
uniform. These areas too have an established residential character 
worthy of protection against redevelopment or infill at a significantly 
higher density than that found in the locality.  

B.3 In smaller towns, villages and other settlements, established 
residential areas generally display a more intimate character and 
spatial scale. There is oft en more local variety in architectural styles 
and treatments, with building lines, property sizes, plot ratios, and 
road layouts being much more changeable. Residential developments 
in these locations may have a close spatial relationship with land 
used for other purposes such as for employment, local schools, and 
other local services.  

B.4 In recognition of the desirability of promoting increased density 
housing in appropriate locations, the following will not be considered 
to fall within the definition outlined above: 

• Designated town centres1;   

• Key and link transport corridors within principal settlements; and  

• Sites adjacent to main public transportation nodes within principal 
settlements.
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Annex C 
A� ordable Housing Proposal Form and Checklist 

A� ordable Housing Proposal Form  

1 Site Location  

2 Proposal 

3 Site area 

4 Total number of dwellings 
proposed 

5 Zoning reference (if applicable) 

6 A� ordable dwelling numbers 
required to meet policy / KSR, 
if applicable 

7 Total number of a� ordable 
dwellings proposed 

8 Number of social housing 
dwellings proposed 

9 Number of intermediate 
dwellings proposed 

10 Drawing numbers (showing 
location and design of all 
a� ordable housing) 
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11 Breakdown of Social Housing Types

Size: Bedrooms/occupancy Houses Apartments 

1 bed/1 person 

1 bed/2 persons 

2 bed/2 persons 

2 bed/3 persons 

3 bed/3 persons 

3 bed/4 persons 

3 bed/ 5 persons 

4 bed+ 

Wheelchair units 

12 Breakdown of Intermediate Housing Types 

Size: Bedrooms/occupancy Houses Apartments 

1 bed/1 person 

1 bed/2 persons 

2 bed/2 persons 

2 bed/3 persons 

3 bed/3 persons 

3 bed/4 persons 

3 bed/ 5 persons 

4 bed+ 

Wheelchair units 
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13 Discussion with Council (Please fill out this section if you have 
had initial discussion about a� ordable housing) 

Name of Planning 
Authority O�  cer 

If discussion was through 
a PAD: 

Date of meeting 

Name all attendees 

Outline of discussion: 
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 Annex D 
 Guidance for Residential Extensions 
 and Alterations
D.1 The purpose of this Annex is to set out detailed guidance to provide 

a consistent basis against which to consider an extension and/
or alteration to a dwelling house or flat, including those in multiple 
occupancy and any proposal for a domestic garage or an outbuilding.  

D.2 The guidance is intended to advise home owners on how to extend 
or alter their property in a neighbourly manner that is sympathetic 
with the original property, respects the character and appearance of 
the surrounding area and contributes towards a quality environment. 
It should also be noted that a well-designed extension or alteration 
can enhance and add value to a property, while a poorly designed 
extension or alteration can make it diffi  cult to sell.  

D.3 Although the guidance may not cover all the site specific issues that 
can arise it covers the main considerations that will be taken into 
account when determining a planning application. If it is followed, 
an extension or alteration is more likely to be granted planning 
permission and unnecessary delays in processing applications 
avoided.  

 Context and Design 
D.4 An extension or alteration to a residential property should be 

designed to become an integral part of the property both functionally 
and visually. Such works should not be designed in isolation solely to 
fit in a required amount of accommodation. Proposals that are badly 
sited or designed, or that are incompatible with their surroundings, 
can lead to an undesirable change in the character of the existing 
property and the area in which they are located. Success depends 
upon striking the right balance between adaptation and sensitivity to 
the original design.  

D.5 The overall aim is to encourage high quality design solutions 
irrespective of whether the approach followed seeks to mirror the 
style of the existing property or adopts a contemporary modern 
design approach. To ensure good design, any extension or alteration 
will need to complement the host building and respect its location 
and wider setting. 

D.6 An extension or alteration should not be so large or so prominent 
as to dominate the host property or its wider surroundings, rather 
development proposals should be in scale with existing and adjoining 
buildings. All such works should have proportion and balance, fitting 
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in with the shape of the existing property. The height, width and 
general size of an extension should generally be smaller than the 
existing house and subordinate or integrated so as not to dominate 
the character of the existing property, although it is accepted that on 
occasion a larger extension may be equired - for example to facilitate 
the renovation and upgrading of a small rural dwelling to meet 
modern amenity standards. It will not usually be appropriate to allow 
an extension to project above the ridge line of the existing dwelling 
and this will be especially important where uniform building height is 
part of the street scene.  

D.7 Proposals in an urban context should not overdevelop the site in 
terms of massing, plot size and proximity to boundaries thereby, for 
example, creating a visual ‘terrace’ eff ect. This is one of a number of 
problems associated with side extensions, where they can alter the 
character of the area by filling the visual gaps between residential 
properties. The need for adequate space alongside boundaries is also 
important to provide ease of access to the rear of the property and to 
allow for maintenance. This will also serve to eliminate the possibility 
of any part of the extension, including rainwater goods, overhanging 
neighbouring property.  

D8 A further concern may arise where a side extension to a semi-.
detached dwelling is proposed at the same height and follows 
the same building line as the block comprising an original pair 
of dwellings. This will oft en compromise the appearance and 
architectural integrity of the block, and if repeated throughout a 
neighbourhood is likely to have an adverse impact upon the character 
of the wider area. To address this particular problem, proposals of 
this nature should be ‘set back’ from the building line or front of the 
house and also ‘set down’ from the ridge line.  

D.9 Extensions or alterations to the front of a property require great care 
as the front elevation is oft en the most visible to public view. Poor 
design can upset the architectural integrity of the existing property 
and have an intrusive eff ect on the street scene. It is important, 
therefore, to ensure that extensions and alterations to the front of 
property do not detract from the street scene, especially where there 
is a clear and visually obvious ‘building line’ or architectural features. 
In such cases they should appear to be part of the existing property 
and not an obvious addition. This can be achieved by ensuring any 
such works are in proportion with the property, its fenestration and 
detailing, with matching materials, roof design and pitch.  

D.10 Alterations or an extension to a dwelling should not infringe upon 
a neighbour’s property. For example, it is an infringement of a 
neighbour’s property rights should foundations or guttering encroach 
onto their land or if an extension overhangs or attaches to their 
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property. Where an extension abuts or runs close to a property 
boundary, permission to enter neighbouring land will also be required 
to enable approved works to be carried out or for future maintenance 
purposes. Consequently, it is advisable to discuss proposals with any 
neighbours before submitting a planning application. It should be 
noted that infringement of property rights is primarily a legal matter 
between the relevant parties.    

 Garages and other associated outbuildings  
D.11 Buildings within the residential curtilage, such as, garages, sheds and 

greenhouses can oft en require as much care in siting and design as 
works to the existing residential property. They should be subordinate 
in scale and similar in style to the existing property, taking account of 
materials, the local character and the level of visibility of the building 
from surrounding views. The use of false pitches should be avoided 
as these oft en detract from the appearance of these buildings, 
particularly when viewed from the side.    

D.12 Garages or outbuildings wholly located in front gardens or those 
that extend in front the established building line, can over-dominate 
the front of the property and detract from the street scene and will 
therefore generally be resisted.    

D.13 In the countryside, ancillary buildings should be designed as part of 
the overall layout to result in an integrated rural group of buildings.    

 Roof Extensions  
D.14 An extension or alteration which copies the roof type and angle of 

pitch  of the original residential property will be more successful 
than those proposals that introduce a completely diff erent type of 
roof. The roofing material of any pitched roof extension should seek 
to match that of the original. Flat or mansard roofed extensions to 
traditional buildings are seldom harmonious. However, they may be 
acceptable where they are not open to public views.    

D.15 The use of loft  space to provide bedrooms or other living space can 
oft en provide additional accommodation. However, alterations to the 
roof profile of any building can be particularly sensitive, as roofs play 
an important part in contributing to a building’s appearance and the 
overall character of the area. An extension to the rear of a property 
should ensure that the roof of the extension does not project above 
the ridge of the existing dwelling, as this can give an unsightly view 
along the streetscape. Rooflights, which lie parallel with the plane 
of the roof, are a particularly sympathetic way of providing light to 
a room within a roofspace. They may oft en constitute permitted 
development but care should be taken to ensure compliance with 
Building Regulations where such windows are intended to provide 
a means of escape.    
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D.16 The regular repeated rhythm and uniformity of roof forms and 
chimneys may be a particular feature of a group of similar buildings 
or the wider townscape and should therefore be retained. If elements, 
which are not  part of the original property are proposed, for example, 
a dormer roof extension, these should be designed in a manner that 
complements the period and style of the original property, or to 
reflect the best examples of such features on properties of a similar 
period in the area.   

D.17 Where a dormer is open to public view, it can interfere with both 
the  original design of the existing building and cause a visual 
intrusion into the street scene or rural setting. Dormer windows 
to the front or side of a property will be resisted in areas where 
they are uncharacteristic, particularly large box dormers that are 
over-dominant oft en extending the full width of the roof. The size 
and number of dormers should therefore  be kept to a minimum 
to avoid dominating the appearance of the roof and should be 
located below the ridge line of the existing roof. Positioning  dormer 
windows vertically in line with the windows below and ensuring that 
they are smaller in size will usually avoid a top-heavy or 
unbalanced appearance.    

 Detailing 
D.18 Attention should be paid to design details such as the position, 

shape, proportion and style of windows, doors and other features 
to complement the existing property and respect the character and 
appearance of the area. To facilitate the integration of an extension 
or alteration with the existing property, new windows should be 
aligned to the existing fenestration and match the symmetry of the 
existing dwelling. The relationship between solids and voids is an 
essential component of any new proposal, but particularly when 
extending or altering an existing property where window size and 
height diminish on upper floors.    

D19 Older residential properties in particular oft en have interesting 
.arches, brick detailing and other special features or ornamentation 
which add character. Continuing or reflecting such ornamentation 
around doors, windows and at the eaves in the design approach 
followed can be an eff ective way of integrating any extension or 
alteration work with the existing property.    

 External Finishes
D.20 The external finish of a proposal should aim to complement the type 

of materials, colour and finish of both the existing building and those 
of neighbouring properties, particularly where certain materials 
strongly predominate. Using similar or complementary materials to 
those of the existing property is more likely to produce a successful 
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extension or alteration. The re-use and recycling of building materials 
is encouraged and will be especially important when carrying out 
work to a listed building, or buildings within a Conservation Area or an 
Area of Townscape Character.    

 Sustainable Design  
D.21 The Council wishes to promote and encourage a sustainable 

approach to development. The extension or alteration to a residential 
property can provide the opportunity to improve its sustainability 
in terms of incorporating energy effi  ciency measures, renewable 
energy technologies, the re-use of existing materials and measures 
to enhance biodiversity. For example, additional insulation and 
rainwater recycling using water butts.    

D.22 Where existing walls are being demolished or roofs altered, 
existing materials can oft en be salvaged and re-used, which will 
benefit the visual appearance of the new work and its integration 
with the existing property.  Solar thermal panels that produce hot 
water and photovoltaic (PV) panels that produce electricity, can be 
installed in roofs. PV tiles are now available that look like traditional 
tile and slate roofs, allowing the installation of these systems to be 
sensitive to the character, colour and style of the existing roof. Green 
or ‘living’ roofs can further benefit the environment by enhancing 
biodiversity and providing high standards of insulation.  Extensions 
also provide the opportunity to consider the provision of additional 
landscaping to soft en the impact of such works (see also paragraphs 
D39 – D40).    

 Walls and Fences
D.23 Walls and fences, particularly in front gardens, can also have a 

significant eff ect on the appearance of the property and streetscape. 
When  erected beside driveways or on corner sites they can have 
an impact on sightlines and traffi  c safety. Both the visual and road 
safety aspects of a wall or fence will be assessed when proposals are 
being considered.  Materials should always complement the character 
of the property and the neighbourhood. Expanses of close-board 
fencing bordering public areas are visually unacceptable. It should be 
noted that some walls or fences may be permitted development2.    

 The Countryside
D.24 The impact of an extension or alteration on the visual amenity of 

the countryside and, in particular, Areas of Outstanding Natural 
Beauty needs to be considered. Proposals should be in keeping 

2 The Planning (General Permitted Development) Order (Northern Ireland) 2015 (S.R. 2015 No. 70) 
https://www.infrastructure-ni.gov.uk/sites/default/files/publications/doe/corporate-legislation-
planning-70-2015.pdf  
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with the character of the existing property and its countryside 
setting. Through poor design the  individual and cumulative eff ect 
of extensions and alterations which are disproportionate in size to 
the existing property, or which require the use of land outside the 
established curtilage of the property, will result in a detrimental 
change to rural character.    

D.25 Many rural dwellings occupy larger plots than their urban 
counterparts.  Whilst there may be suffi  cient room on the plot to 
accommodate an extension in physical terms, great sensitivity is 
required to ensure the proposal integrates with the existing dwelling 
and surrounding landscape.  In assessing the potential impact of 
development in the countryside, particular regard will be paid to 
the quality and nature of the landscape in the locality and at the 
particular site.    

D.26 The suburban boundary treatment of walls or fences and the 
introduction of ornate pillars are inappropriate in the rural landscape 
and will be resisted.    

 Residential Amenity
D.27 The Council considers it important that the amenity of all residents 

is protected from ‘unneighbourly’ extensions as these can cause 
problems through overshadowing/loss of light, dominance and 
loss of privacy. The extent to which potential problems may arise 
is usually dependent upon  the separation distance, height, depth, 
mass and location of an extension and window positions. Single-
storey extensions to the rear of a semidetached or terraced dwelling 
will generally be acceptable where the depth does not exceed 3.5 
metres from the back wall of the original building, at the boundary 
with an adjoining dwelling. Larger extensions will be assessed in light 
of the following guidance, although it is acknowledged that flexibility 
may be needed in respect of older properties with small plot areas or 
where the proposal seeks to meet the specific needs of a person with 
a disability.    

 Privacy
D.28 Except in the most isolated rural location, few households can claim 

not to be overlooked to some degree. The protection of the privacy 
of the occupants of residential properties is an important element of 
the quality of a residential environment. It is a particularly important 
consideration where an extension or alteration is proposed adjacent 
to existing properties.  Balconies, roof terraces, decking, dormer 
windows, windows in side elevations and conservatories all have the 
potential to cause overlooking problems, due to their position and 
orientation, particularly from upper windows. The use of obscure 
glass, roof light windows and high-level windows in appropriate 
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circumstances can oft en minimise this potential, for example, the use 
of obscure glass for bathroom and landing windows.  However, this 
is not considered an acceptable solution for windows serving main 
rooms such as bedrooms, living rooms, dining rooms or kitchens.   

D.29 Proposals should seek to provide reasonable space between 
buildings in order to minimise overlooking. This will also assist in 
providing acceptable levels of daylight to properties. In the case of 
dormer windows, restricting the size of the window and setting it 
back from the eaves is usually an adequate solution that can protect 
neighbouring privacy.    

D.30 Overlooking of gardens may be unacceptable where it would result 
in an intrusive, direct and uninterrupted view from a main room, to 
the most private area of the garden, which is oft en the main sitting 
out area adjacent to the property, of the neighbouring house. As 
a general rule of thumb this area is the first 3-4 metres of a rear 
garden, closest to the residential property.    

 Dominance
D.31 Dominance is the extent to which a new development 

adversely impinges on the immediate aspect or outlook from an 
adjoining property.  Neighbouring occupiers should not be adversely 
aff ected by a sense of being ‘hemmed in’ by an extension. This can 
oft en result from the construction of a large blank wall. Dominance 
can be increased when the neighbouring property is at a lower 
ground level to the development site. Loss of light is usually a 
consequence of dominance. Two storey rear extensions to semi-
detached and terraced dwellings are usually very prominent when 
viewed from adjoining dwellings and can dominate outward views 
from adjoining ground floor windows, appearing excessively large 
and overbearing. It is appropriate, however, to take account of 
the  prevailing local environment.    

 Overshadowing/Loss of Light
D.32 Sunlight and daylight are valued elements in a good quality 

living environment. Eff ective daylighting can reduce the need for 
electric lighting, while sunlight can contribute towards meeting some 
of the heating requirements of our homes through passive solar 
heating. In designing a new extension or alteration to a residential 
property care should be taken to safeguard access to sunlight and 
daylight currently enjoyed by adjoining residential properties.   

D.33 Where an extension is poorly sited or badly designed it can cast a 
shadow that may reduce a neighbour’s daylight and adversely aff ect 
their amenity to an unacceptable level. It is important, therefore, 
that every eff ort should be made to avoid or minimise the potential 
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for overshadowing to a neighbour when drawing up plans for an 
extension. Overshadowing to a garden area on its own will rarely 
constitute suffi  cient grounds to justify a refusal of permission.

D.34 In terms of daylighting, the eff ect on all rooms, apart from halls, 
landings, bathrooms and utility rooms will be considered. Where 
an extension would be likely to reduce the amount of light entering 
the window of a room, other than those indicated above, to an 
unreasonable degree, planning permission is likely to be refused.    

D.35 Significant problems of sunlight or daylight loss are most likely to 
occur in terraced or semi-detached housing situations and it is here 
that most care needs to be taken. An extension should be kept as far 
as possible from neighbouring windows and boundaries to minimise 
impact.   

D.36 To help assess the loss of light as a result of a proposed development 
to  the front or rear of a residential property, the 60 degree and 45 
degree lines, as shown in Figure 1 for single storey and two storey 
extensions respectively, will be employed. These lines will be taken 
from the centre of the closest neighbouring window. It should be 
noted that where the closest window is located at first floor level it 
may be more appropriate to consider this against the 60 degree line. 
The elevations and outline plans of adjoining properties should be 
shown on drawings, accurately scaled (in metric measurement) to 
allow proper consideration of this matter.   

D.37 The guidance in Figure 1 is not however a rigid standard which must 
be met in every case. Rather it is an assessment tool which will be 
used in conjunction with other relevant factors in order to gauge the 
acceptability of proposals in terms of the overshadowing / loss of 
light impact upon neighbouring properties. Other relevant factors 
which will be considered in this assessment are set out below:   

1.    The existing form and type of extension prevalent in the area.  
For example, where the majority of dwellings in a terrace have 
already been extended in a similar way to the application proposal 
this matter will be balanced against any adverse impact on 
neighbouring properties.   

2. The proposed design of the extension or alteration.  For example, 
where a proposed extension incorporates significant glazing 
in the design, the impact on neighbouring properties may be 
acceptable in circumstances where alternatives might result in 
unacceptable overshadowing
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Figure 1
Example of how to apply 60 degree and 45 degree light tests.
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 Annex E 
 Vernacular Buildings 
E.1 ‘A Sense of Loss – The Survival of Rural Traditional Buildings in 

Northern Ireland’ (DOE, 1998) advises on the definition of rural 
vernacular:  

“Rural vernacular or traditional architecture is the construction of 
small plain buildings in the countryside (particularly before 1925) 
where the dominant influence in siting, materials, form and design 
is the local ‘folk tradition’. Such vernacular buildings will have been 
typical, i.e., of a common type in any given locality and will lack the 
individualistic and ‘educated’ design features that characterised 
international fashions in formal architecture during the same period.” 

E.2 It highlights that rural vernacular houses may be recognised as such 
by meeting most of the primary characteristics and some of the 
secondary characteristics listed below.  

E.3 Primary characteristics include:

1. Built without the benefit of any formal plan, drawing or written 
specification. 

2. Linear plan – elongated, rectangular.  

3. Depth of houses (front to back) generally limited by roof 
construction to about 6 metres.  

4. Walls of mass load-bearing materials.  

5. Cooking (kitchen) hearth and other chimneys always expressed 
along the ridge line (i.e., the long axis of the linear plan).  

6. Door (front) opens through the long wall into the space defined as 
the kitchen (i.e., room with the cooking hearth and solid floor).  

7. Openings (windows and doors) predominantly on front and back 
long walls, and with a low proportion of ration of void to mass.  

8. Houses extended linearly or with extra storey. Where ‘returns’ or 
extensions to linear plan are added (to give a T or L plan) these 
are always to the rear of the dwelling. The front of the dwelling 
therefore never has projections other than a front door wind-
break or porch.  
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E.4 Secondary characteristics include: 

1. Tendency for openings to lack symmetry and regularity, 
particularly at rear.  

2. Relationship between roof pitch and height of building (‘ladder 
rule’ for thatched building). Traditional roof form may be hipped 
rather than gabled in some localities.  

3. Internal transverse walls extend to the roof and are load-bearing.  

4. Longitudinal internal walls never load-bearing for roof structure.  
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Annex F 
Open Space Quality Criteria

Access & 
Community

Attractiveness 
/ Place Appeal

Biodiversity Functionality Community 
Benefits

Well located 
& close to 
community 

Attractive and 
off ers a positive 
image 

Contribute 
+ve 
biodiversity/ 
water/ air 
quality

Off ers a 
range of 
functions/ 
flexibility of 
use 

Safe and 
welcoming 

Meets DDA 
requirements 
/Disabled 
Needs 

Provides an 
attractive 
setting 

Large 
enough 
to sustain 
wildlife 
populations 

Diverse 
play/sport/ 
recreational 
opportunity 

Good levels 
of natural 
surveillance 

Provides 
quality 
paths fit-for-
purpose 

Quality 
materials/ 
equipment/ 
furniture 

Off er 
diversity of 
habitats 

Off ers good 
places 
for social 
interaction 

Low levels/ 
absence of 
anti-social 
behaviour 

Connects 
to other 
transport 
nodes 

Attractive 
planting/ 
landscape 
elements 

Part of wider 
landscape 
structure 

High quality 
facilities 
meeting user 
needs 

Appropriate 
lighting 
levels

Allows 
movement in 
and between 
places 

Welcoming 
boundaries/ 
entrances

Connects to 
wider green 
networks 

Appropriate 
facilities for 
location/size/ 
use 

Sense of 
local identity 
& place 

Has 
accessible 
entrances in 
right places 

Facilities in 
clean/safe/ 
useable 
condition 

Balance 
habitat 
protection & 
access 

Facilities well 
sited for all 
ages

Provide 
routes 
to wider 
community 
facilities 

Off ers 
connected 
path network 
and signage 

Low levels 
of litter & 
adequate bins 

Resource 
effi  cient 
(grass 
cutting/peat 
compost) 

Adaptable 
to changing 
needs/use 

Contains 
distinctive/ 
memorable 
places 

Well maintained Community 
involvement 
in 
management

Source: AND Open Space and Outdoor Recreation Strategy, Ironside Farrar 2021
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 Annex G 
 Landscape Design Considerations for 
 Holiday Parks 
G.1 Matters which need to be addressed in preparing a layout / 

landscaping plan include the following: 

1. The creation of an appropriate link with the surrounding 
landscape (e.g., a dense tree belt may be appropriate in a heavily 
treed part of the countryside, but in an open landscape may draw 
attention to the development rather than allowing it to blend into 
the surrounding countryside). 

2. Appropriate boundary treatment, taking account of point 1 above 
and reflecting needs for shelter, screening, and privacy. Buff er 
zones of at least 3 metres in width should be retained and kept 
free of development on the inside of all boundaries.  

3. Informal layout of caravan units / motor homes / chalets 
characterised by the use small informal clusters separated by 
appropriate landscaping and the avoidance of ‘regimented’ rows 
of units that typically results in a detrimental visual impact (a ‘sea’ 
of caravans’ eff ect). 

4. The avoidance of long straight lines for roads and paths with due 
regard to the protection of key views from the holiday park. An 
exception to this may arise where an avenue is an appropriate 
design element. 

5. Integration of ancillary buildings, hard landscaping, and facilities 
such as car parks and water points by reflecting local design 
characteristics, the use of local materials and appropriate 
planting. The use of muted colours (usually green tones) for 
caravan units / chalets may be appropriate particularly for those 
close to site boundaries. 

6. The use of permeable surfaces for caravan pitches, hard 
landscaped areas, and car parking in order to safeguard against 
flood risk through surface water runoff . 

7. Appropriate planning and selection of planting taking account of 
function, suitability for prevailing soil and climatic conditions (e.g., 
coastal environments), durability, seasonal changes, and ease of 
maintenance. Planting will be required for a variety of functions 
including: 

(a) linking the holiday park into its wider landscape setting, 

(b) enhancing the visual character of the development and 
promoting a distinctive sense of place, 

(c) boundary treatment and screening, 



536

(d) creating visual diversity in the layout, 

(e) integrating public and private open spaces into the design of 
the holiday park, 

(f) soft ening the visual impact of accommodation units and 
ancillary buildings and facilities, 

(g) adding definition and interest to accesses, particularly 
footpaths and cycle tracks. 

8. Retention and enhancement of existing natural features such as 
ponds, copses of trees and hedgerows. This may also apply in 
some instances to archaeology and features of the built heritage. 

9. The provision of communal open space should be considered as 
an integral part of the design in order to:  

(a) Meet formal and informal recreation and amenity open space 
needs, 

(b) Contribute to the attractiveness of the development, 

(c) Create a safe, convenient, and accessible space for all holiday 
park users, particularly children, the elderly, and people with 
disabilities, 

(d) Reduce the need for people to seek open space outside the 
park, 

(e) Enhance security through providing opportunity for on-site 
activity. 

 Reliance on the use of residual areas of unused land for open 
space provision will not be acceptable. 
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 Annex H 
 Tourism Information for a Tourism 

Benefit Statement
H.1 Economic Sustainability  

(a) The proposed development will result in locally significant 
employment and / or training opportunities;  

(b) A significant level of spend expected to flow into the local economy;  

(c) The proposal will enhance the range and quality of tourism 
attractions and facilities in the local area;  

(d) The proposed development will extend the tourist season in the 
local area;  

(e) Significant utilisation of local goods and services, including trades 
and craft s;  

(f) The proposal is an important element in farm or broader rural 
diversification. 

H.2 Community / Social Sustainability 
(g) The proposed development will, in addition to meeting tourist 

needs, provide facilities (recreational / cultural / social) that can 
be accessed by the local community;  

(h) The proposal will contribute to a local community regeneration 
scheme.  

H.3 Environmental Sustainability 
(i) The proposed development will help to protect or improve an 

environmental asset associated with either the natural or built 
heritage;  

(j) Development of ‘green’ transport initiatives, for example 
dedicated rail or bus links between the amenity and a nearby 
settlement or linking several tourist amenities in the locality;  

(k) Use of a visitor management programme for larger scale 
proposals or to mitigate against damage to fragile sites; 

H.4 Locational Sustainability 
(l) The proposal is accessible by public transport, walking or cycling;  

(m) Large scale proposals are conveniently accessible from the 
regional strategic transport network;  

(n) The proposed development is conveniently located with respect 
to existing tourism development in the local area.
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Annex I 
 Guidance on the structure and content of 

Statements of Significance  
 What is a Statement of Significance? 
I.1 A Statement of Significance (SoS) is a statement outlining the 

significance of heritage assets and/or their settings aff ected by a 
development, and of the impacts of that development upon them.  

I.2 A SoS is an important practical tool to guide an applicant 
in developing their proposals.  A good understanding of the 
characteristics and constraints of the heritage asset should influence 
the evolution of a proposal from the outset and the SoS is a means to 
illustrate how an applicant or agent has arrived at a certain design or 
layout. 

When is a SoS required? 
I.3 Policy HE 1 of the draft  Plan Strategy requires the submission of a 

SoS for all development proposals that impact upon the following 
heritage assets: 

• Listed buildings; 

• Conservation Areas; 

• Historic Parks, Gardens and Demesnes; 

• Scheduled Monuments; and 

• Areas of Significant Archaeological Interest. 

Proportionality 
I.4 The suggested structure of an SoS will vary from one application to 

another.  The level of detail provided in the SoS should be as full as 
necessary to understand significance but should be proportionate 
to the importance of the asset and the scale of the proposal that 
impacts upon it.  Well-captioned photographs and other illustrations 
are very useful as a substitute for plain text and can help keep a 
statement concise and to the point. 

I.5 Sections 40(3) and 86(2) of the Planning Act (NI) 2011 detail the 
types of planning applications that require the submission of a 
Design and Access Statement.  This includes all listed building 
consent applications and ‘where any part of the development is 
in a designated area.’  This means that there will be many types 
of application for which both a statement of Significance and a 
Design and Access Statement will both be required, for example 
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for new development in a conservation area.  In such cases, the 
SoS may usefully be included/incorporated into the Design and 
Access Statement to avoid repetition and make for a more concise 
submission.  It is for the applicant to decide whether it is appropriate 
to amalgamate the contents of the two documents or keep them 
separate.  The content of any submitted documents should be made 
clear in the title. 

 Who can write a SoS? 

I.6 A SoS needs to be relevant and appropriate, but its detail and 
complexity is dependent upon the scale and nature of the proposal 
and the heritage assets aff ected.  Small works, of minor impact, 
require only simple SoSs that can easily be produced without the 
need for special expertise. 

I.7 However, in some cases the scale of the proposed development or 
the nature or importance of the asset may require the SoS to be 
compiled by a suitably qualified consultant, with the necessary skills 
to assess the eff ects.  This could include a conservation architect, 
architectural historian, archeologist, chartered surveyor or structural 
engineer.  If the applicant is using an agent/architect to submit an 
application on their behalf, they may be capable of producing the 
statement or know someone who is. 

I.8 Where an application site includes or has the potential to include 
heritage assets with  archaeological interest, an appropriate 
desk-based assessment or field evaluation may also be required 
in accordance with policy HE 4 Archaeological Assessment and 
Evaluation. 

 Suggested Structure of an SoS 

I.9 The following template is given as a generic model to illustrate one 
way of setting out an SoS.  The various sections of the suggested 
structure are described with recommendations as to content.  The 
content of the assessment should increase with significance and 
complexity. 

 Introduction 

• Purpose – what is the purpose of the SoS? A short note of the 
objective in preparing the statement (which is usually to support/
explain an application for planning permission/CA consent/LB 
consent) 

• The Nature of the proposal – Brief description of the proposal, 
noting the scope of the works and what they are expected to 
achieve – repair/alteration/extension 

 The Nature Of The Heritage Asset(s)  
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• What is the asset, what does it look like, what is it used for and 
how has the site developed historically? 

• What is the current state of repair of the asset? 

• How does it relate to the surrounding context and are there any 
other heritage assets nearby? 

Potential Information to include and sources; 
 Designation records for the heritage asset e.g. Scheduled Monument 

Record  or Listed building database entry with description of 
building, its architecture, historical development, reason for listing. 

 Related designations e.g. Area of Archeological Potential, Register of 
Historic Parks, Gardens and Demesnes. 

 Planning History including drawings for previously approved 
applications. 

 Historic Environment Map Viewer – historic ordnance survey maps. 

 Conservation Area and ATC Design Guides. 

 Historic Photographs (from PRONI or National Museums NI). 

 Local Heritage Groups e.g.  Ulster Architectural Heritage, Upper Ards 
Historical Society, Holywood Conservation Group. 
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 The Significance4 Of The Heritage Asset   

• What makes the historic asset special? 

Potential Information to include and sources; 
Evidential value 

The asset holds or potentially holds evidence of past human activity.  
This particularly but not exclusively applies to archaeological sites. 

Aesthetic Value 

The value derived from the building/structure/site and its setting. This 
could include architectural style, date(s) of construction, materials, key 
notable characteristics generally and specifically in the location of any 
proposals. If it is a conservation area, what is its particular townscape 
quality? Aesthetic value can be fortuitous or designed. Unusual or 
rare features will usually give the building, or area, a higher level of 
significance. A note could be made of any features which detract from 
its significance with an explanation as to why this is the case. The 
setting of a heritage asset can make an important contribution to its 
significance also. A description of the heritage asset’s setting should 
include other buildings in the grounds, details of landscaping and views 
towards and away from the asset. 

Historical Value 

The development, form and appearance of a building or site can 
illustrate or tell the story of its history.  Significance will oft en be derived 
from the age of the fabric of a building.  For example, a late 20th 
Century extension to an 18th century house will not be as significant as 
the earlier original fabric.  Historical associations with famous people, 
architects or events will usually increase the significance of the asset. 

Communal Value 

The importance of a place for society or a particular group in society 
such as a war memorial, church, school or public building.

4 Heritage significance is defined as the value of a heritage asset to this and future generations 
because of its heritage interest.  The interest derives not only from a heritage assets physical 
presence but also from its group value and setting.  
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 The Proposed Works And Impact Upon Significance 

• Describe the nature of the works proposed 

• How will the works impact upon the significance of the asset? 

• How are harmful impacts being avoided or minimised?  

• Justification of harmful impacts

Potential Information to include; 
 Does the proposal aff ect the historic fabric? 

 Loss or concealment of historic features, proposed demolitions and 
removals, the impact of alterations 

 Does the proposal aff ect the setting and related views of the 
heritage asset? 

 Will the development have above or below ground archaeological 
impacts? 

 Will the proposal potentially preserve or enhance the asset e.g. 
by revealing or uncovering features that were previously hidden, 
enhancing public access to and enjoyment of a site, removing 
inappropriate extensions or alterations? 

 Minimisation of impacts could include making any interventions 
reversible, use of appropriate materials, reuse of salvaged features 
or other works of mitigation

 The Historic Environment policies of the DPS stress that adverse/
harmful impacts upon heritage assets should be avoided.  Therefore, 
justification for harmful impacts must be provided
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 Annex J 
 Guidance for the Submission of Flood Risk 

Assessment (FRA) and Drainage Assessment 
 When is a Flood Risk Assessment (FRA) required?

J.1 Due to the nature of the Strategic Flood Map for Northern Ireland, 
the geographical extent of predicted flood areas cannot be precisely 
defined. In some cases, reservoir inundation maps may also be 
unavailable.  A FRA will therefore be necessary:

• When the proposed development is located close to the edge of 
an area of flood risk in order to determine a more accurate extent 
of flooding.  The requirement applies irrespective if the site lies 
just inside, just outside, wholly or partially the area identified in 
the Strategic Flood Map; 

• When the proposed development is located within a flood plain 
but constitutes an exception listed under policy FLD1.  In such 
cases, an FRA is required to be submitted as part of a planning 
application, in order to identify all sources of flooding, the 
resulting flood extents and the means by which flooding is to be 
controlled and mitigated.  A FRA should not be undertaken when 
a proposal is clearly unacceptable in principle under the policy, 
as this will invariably result in nugatory work and expense on the 
part of the developer/applicant.

What information should a Flood Risk Assessment contain?

J.2 When a more accurate definition of the flood plain and extents is 
needed, the FRA will typically be required to contain the following 
information:

• A site location plan at a suitable scale, which clearly illustrates 
geographical features and identifies the catchment, watercourses 
in the vicinity and the built development;

• A site plan (and where appropriate, cross sections showing 
existing levels related to Ordnance Datum Belfast), existing 
structures, watercourses in or bounding the site, internal site 
drainage and drainage outfalls;

• Data on historical flooding events, including photographs and 
media reports, supported by information on rainfall, flood return 
periods and the probability of storm surges, where appropriate. 
Evidence on trends in flood occurrences and changes in the local 
environment since the last event is particularly valuable;

• A plan of the site showing the extent of the predicted flood plain 
and /or in the case of a reservoir, the extent of the predicted flood 
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inundation area.  This may require a local hydraulic model based 
upon topographical information, historical flood events and an 
assessment of design flow discharges at the site using industry 
standard methodologies.

J.3 When the proposed development is within the fluvial or coastal flood 
plain, the following information will be required:

• A site location plan as detailed in para. J2

• A site plan;

• Details of any existing or proposed flood alleviation measures or 
flood defence structures that may influence the site, including 
information on their structural condition, level of protection and 
maintenance regime;

• The identification of all sources of flooding, pre and post 
development;

• An assessment of the hydraulic capacity and structural integrity 
of all drains and sewers within or bounding the site.  The 
methodologies for assessment should be clearly identified;

• Data on historical flooding events, including photographs and 
media reports, supported by information on rainfall, flood return 
periods and the probability of storm surges, where appropriate. 
Evidence on trends in flood occurrences and changes in the local 
environment since the last event is particularly valuable;

• A plan of the site showing the extent of the predicted flood plain 
and /or in the case of a reservoir, the extent of the predicted flood 
inundation area.  This will involve the production of hydraulic models 
requiring longitudinal/ cross sections of the watercourse and the 
site, assessment of flood discharge using industry standards and 
the inclusion of information such as finished floor levels, access 
road and car park levels, estimated flood water levels, depths and 
velocities and the associated probability of flooding;

• A plan of local features that may influence local hydraulics such 
as bridges, pipes or ducts crossing watercourses, culverts, 
embankments and walls;

• An assessment of the likely speed of potential flooding, the 
sequence in which various parts of the site may flood, the likely 
duration and consequences of a flood event and the depth and 
velocity of flood water;

• Where appropriate, the likely impact of any displaced water or 
increased runoff  from the development site should be estimated 
and the consequences for neighbouring or other locations 
assessed.
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J.4 Where the proposed development is located within the fluvial or 
coastal flood plain (or reservoir inundation area), the FRA will also be 
required to provide details of flood control and mitigation measures 
as well as safety procedures that will address the flood risks 
identified.  The following considerations may be relevant:

 Flood Control Measures

• Infrastructure and drainage design where it may be possible 
to limit the flow and duration of flood water to the proposed 
development by diversion of flow paths, culvert upgrading and 
introduction of control structures such as sluices, weirs and 
sealed manholes;

• Management of residual flood risk through keeping development 
a safe distance from flood defence structures and introducing 
sacrificial flood storage areas at the rear of defences;

• Suitable maintenance and management procedures: and

• Ground water control and pumping;

Flood Mitigation Measures

• Site design and layout, such as, siting built development so as to 
avoid areas of the site liable to flooding and flood flowpaths

• Raising finished floor levels of new buildings;

• Coastal infilling/ land raising

• Flood resistant and resilient construction (see Annex K).

 Safety Procedures

• Flood and weather warning systems;

• Clear communication lines between those at flood risk and those 
with flood risk responsibilities.  Emergency evacuation plans and 
procedures, including safe access and egress for emergency 
rescue services;

• Capacity and procedures for the rapid movement of furniture and 
goods to locations out-with of the flood risk area;

• Safe shutdown of electrical supply for domestic and industrial use

• Pollution control procedures.
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Points to Note for Flood Risk Assessments
J.5 While it will be necessary to consider all the factors identified above, 

the detail necessary is likely to vary from case to case, depending 
upon local conditions and the scale and type of development 
proposed.

J.6 Due to the uncertainties inherent in flood estimation and expected 
climate change impacts, the application of the precautionary 
approach to hydrological analysis of flood flows and the 
determination of flood event return periods requires any assessment 
of flood risk to incorporate the necessary allowances for increased 
rainfall, storminess and sea level rise specified in current UK research 
and guidance.

J.7 All FRAs should acknowledge that there are no circumstances where 
the risk of flooding can be removed entirely.  In defended areas, 
consideration should always be given to the potential impacts of 
extreme events on defences, the residual risks and the minimising of 
risks to life and property in such events.

 When is a Drainage Assessment required?

J.8 Operational Planning Policy FLD 3 requires the submission of a 
Drainage Assessment (DA) to be submitted to the Council, along with 
a planning application, for development proposals that are located 
outside the fluvial and/or coastal flood plain, in any of the following 
circumstances:

• Where the proposed development exceeds the thresholds 
stipulated in the Policy e.g. 10 or more dwellings;

• Where run-ff  from the development may adversely impact upon 
other development of features of importance to the natural or 
historic environment; and

• Where there is evidence of a history of surface water flooding.

J.9 The DA, as well as addressing surface water flooding, may also need 
to identify control measures for storm water discharge from the site. 
The use of sustainable drainage systems to limit and manage site 
discharges to pre-development runoff  rates is required in accordance 
with Policy FLD 6 Sustainable Drainage.
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 What information should be in a Drainage Assessment?

J.10 A DA will typically be required to contain the following information 
relating to the assessment of surface water flood risk:

• A location plan as detailed in para. J2

• A site plan as detailed in para. J2;

• Confirmation as to whether the proposed development is to be 
located on previously developed land that may have minimal 
impact upon the drainage network;

• Indication as to whether the local area has past flooding 
problems which may limit site discharge into local drainage and 
watercourses to pre-development run-off  rates;

• Identification of likely overland flow paths, including depth, 
velocities, timing and sequence of inundation;

• An assessment of hydraulic capacity and structural integrity of all 
drains and sewers within or bounding the site, which may result 
in out of sewer flooding.  The methodologies for assessment must 
be clearly identified;

• Data on historical flood events as detailing in para J2;

• The likely impact of any displaced water or increased runoff  from 
the development site should be estimated and the consequences 
for neighbouring or other locations assessed.
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 Annex K 
 Flood Proofing – Resistance and 

Resilience Construction  
K.1 The primary aim of planning policy on flood risk is to avoid new 

development in areas known to be at risk of flooding.  However, 
in certain cases, development within areas of flood risk may still 
proceed, for example where a proposal is deemed to be of overriding 
regional importance or is accepted as an exception to the policy for 
development in flood plains. Outside of flood plains, development 
within areas of surface water flood risk may be permitted subject to 
the submission of a satisfactory drainage assessment.

K.2 In all such cases, consideration should be given assessing and 
managing the flood risk through the adaptation of suitable flood 
proofing methods.  For new development, permanent solutions 
which incorporate flood proofing methods into the structure of the 
building such as by raised floor levels and impermeable walls, will be 
preferred to other temporary methods.  Below ground occupancy and 
basements should be avoided.

Flood Proofing
K.3 There are a number of routes by which floodwater can enter a 

property.  The most common ways are through door openings, patios 
and windows.  Water can also find its way through air bricks on 
exposed walls, under foundations and through gaps in floors.  Less 
obvious ways are via drains and pipes as the pressure created by 
flooding can reverse the flow and cause water to back-up and enter 
the property through sinks, toilets and washing machines.

K.4 However, there are a number of measures available to prevent or limit 
the damage and disruption caused through flooding.  Buildings can 
be flood proofed through the use of ‘flood resistance’ and/or ‘flood 
resilient’ measures.

K.5 Flood resistance is a term that refers to preventing or minimising 
floodwater from entering a building.  The two methods that are 
available to achieve this are ‘Passive Resistance’ and ‘Active 
Resistance.’
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K.6 Passive Resistance is where flood mitigation is permanently in 
place.  This is generally more feasible in new developments where the 
property is designed so that flood water is excluded from the building 
during flood events.  Such mitigation methods are usually expensive 
as they will require structural modifications to the building.  These 
include

Raised Floor Levels

• Finished floor levels of the building are designed to be above the 
design flood level.  The levels will also include an additional height 
to accommodate a suitable freeboard.  Driveways, paths and 
entrances to allow for access need to be designed accordingly.

Deeper Foundations

• This may be appropriate in permeable types of ground such as 
sand and gravels, where high ground water and floor water is 
able and under pressure, to infiltrate into the property below 
foundation level.  Cut off  trenches and toe walls to deeper 
impermeable clay/rock ground to block flow paths may be 
considered.

Tanking of Internal Floors and Basement Walls

• This measure may be used to prevent flood water or high 
groundwater entering the building.  It involves the use of solid 
concrete walls and floors which are then sealed with waterproof 
membranes or sheets.  Solid floors have the added advantage 
that with their extra weight, they are able to cope better with the 
uplift  pressures from the floodwater.

Water Resistant Walls

• The building structure is designed using flood resistant materials 
that are able to reduce or stop the infiltration of water through the 
external walls.  Solid walls can be constructed instead of cavity 
walls.  Engineering bricks are preferred to concrete/aircrete bricks 
as they have lower water absorption rates.  External joints and 
rendering can be applied to cavity walls and internal walls can use 
cement based renders with high lime content.  Standard gypsum 
plasterboard which disintegrates when it first becomes wet, 
should be avoided.

Sealed Doors and Windows

• Entrances and openings can be designed and raised thresholds. 
Traditional wooden frames can become warped, whereas, 
water resistant PVC type material can provide better seals.  
Shatterproof/double glazed windows should be considered as 
these are more liable to remain intact when exposed to a depth of 
floodwater or floating debris.
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Non-Return Valves and Covers

• Flaps can be fitted to the end and junctions of drainage and 
sewage pipes to stop any water flowing back into a building.  
Manhole covers can also be sealed by being bolted and air vents 
can be fitted with specialised water resistant covers.

K.7 Active Resistance involves the use of temporary flood mitigation 
measures and requires an eff ective flood warning system or a 
neighbourhood alert scheme to allow for a reasonable lead in time.  
Standalone temporary and demountable defences are not normally 
considered appropriate for new developments due to the likelihood 
of them not being in place on time, being damaged by flood debris or 
the potential for being breached or overtopped.  The main advantage 
of these temporary arrangements is that they would normally be 
less expensive than the more permanent solutions and are more 
practical and suitable for buildings already within the flood plain. 
Recommended methods are:

Demountable Flood Guards

• These guards or gates are made of suitable flood resistant 
material and are fitted across boundary fences, doors and 
windows by bolting or dropping into pre-prepared slots or 
channels incorporated into the framework of the structure.  They 
are then removed aft er the flood recedes.

Temporary Flood Defences

• This solution is sometimes adopted to provide protection for 
commercial properties such as shops and restaurants where 
a service or ongoing activity may still be required outside the 
building.  They can also then be employed as a necessary short-
term measure that may precede a more permanent flood defence 
structure.

Sand bags or Flood Sacks

• This is the cheapest form of measure and is more suitable in 
emergency response situations, such as surface water flooding 
where there is little or no warning, the water is at a shallow depth 
and the exact flood path cannot be predicted.  The sandbags 
can be stored in a suitable nearby location or left  along previous 
flood paths on a temporary basis.  The flood sacks have the 
added advantage that they are light and can be easily stored 
and transported.  They expand and fill voids once they come into 
contact with water.
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K.8 Flood Resilience involves designed or adapting a property so that 
although flood water is able to enter the building, very little or no 
permanent damage is caused through the use of water resistant 
and replaceable sacrificial materials.  Structural integrity is also 
maintained and normal service can resume fairly rapidly aft er the 
flood has receded and clean up has taken place.  This method is not 
usually that suitable for new property.  Recommended methods are:

Pipes and Services

• Electrical wiring can be dropped down from the first floor/roof 
level and by ensuring that all fuse boxes and electrical sockets are 
kept at least 1.5m above the floor level.  This would also apply to 
gas, oil and water supplies so as to avoid pulled joints and leaks, 
which can lead to contamination and pollution.

Raising Fabrics and Appliances

• Televisions, fridges and cookers can be placed on plinths at raised 
levels.  Machinery and offi  ce equipment should also be raised.  
Castor type sofas and the use of moveable rugs instead of fixed 
carpets are better options in regard to flood resilience.

Fixtures and Fittings

• Popular methods in kitchens and downstairs bathrooms are to 
use durable water resistant materials such as stainless steel units 
and plastic skirting boards.  Vinyl and tiled floors are preferred to 
wooden or chipboard floors.

Valuables and Memorabilia

• Any valuables such as ornaments, pictures and photographs can 
be placed on high mounted shelves.  Smaller furniture can be 
positioned in such a way that it can be easily transferred to upper 
levels.
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 Annex L 
 Guidance for Outdoor Advertisements 
L.1 The main purpose of this annex is to set out the council’s detailed 

guidance to provide a consistent basis against which to consider the 
display of diff erent categories of advertisements.

L.2 The guidance is not intended to be overly prescriptive but is 
intended to advise applicants and commercial companies involved in 
promoting outdoor advertising how such advertising, if appropriately 
designed and sited, can contribute towards a quality environment. 

 Poster Panel Displays 

L.3 Poster panel displays do not generally relate directly to the land 
or premises on which they are located. They comprise the more 
traditional paper posters on panels or hoardings, either freestanding 
or attached to buildings, modern displays, including moving prismatic 
panels, and internally illuminated PVC faced panels. 

L.4 Poster panel displays are a common feature of urban advertising 
and rely on size and siting for their impact. As a result, they have the 
potential to be over dominant and obtrusive in the street scene. There 
is a need therefore to ensure that such displays respect the scale of 
their surroundings. Equally there is a need to prevent clutter and the 
undue dominance of such advertisements over other uses of land. 

 The Countryside 

L.5 Poster panel displays are out of place in the countryside and will 
generally be unacceptable. An exception may be made where the 
display advertises a particular event, such as a local agricultural show 
or fair, and is restricted to a specified time period. 

 Villages and Small Settlements

L.6 Large scale poster panel displays are generally out of place in villages 
and small settlements because of their potential to detrimentally 
impact the visual amenity of these locations. Smaller poster panels 
may be acceptable depending on their size and on the scale and 
character of the village. The position and siting of such signage 
should respect the size, scale, and character of surrounding buildings 
and features. 

 Residential Areas 

L.7 Poster panel displays are out of place in any predominantly 
residential locality. The priority in residential areas is to maintain local 
character and environmental quality and to protect the amenity of 
residents. The size, scale and intrusive nature of poster panel displays 
therefore make them generally unacceptable. An exception may be 
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made for the display of a poster panel on bus shelters in residential 
areas where there will be no significant impact on the amenity of 
adjacent residents. 

 Predominantly Commercial Areas

L.8 In commercial areas the scale of buildings may be suffi  ciently large 
to accommodate poster panel displays without adverse eff ect on 
visual amenity. The scale of commercial and industrial surroundings 
in our cities and towns can however vary greatly, oft en within 
short distances. It will be expected therefore that the scale of 
advertisement displays should respect the scale of adjacent buildings 
and the wider area. 

L.9 Where an area is in mixed use, with shops and offi  ces interspersed 
with residential properties, poster panel displays may on occasion be 
acceptable. They should be carefully related to the size and scale of 
surrounding buildings and designed in a manner that will not damage 
visual amenity or prejudice public safety. 

 Freestanding Advertisement Displays

L.10 Large freestanding panels (generally 48 sheet displays or greater) are 
commonly used to screen derelict and untidy land. These sites can be 
a potential eyesore and, in many cases, a carefully designed scheme 
for screening that integrates advertisement panels can oft en prevent 
fly tipping, vandalism and help ensure security. Such schemes need 
to be well maintained and will generally only be acceptable on a 
temporary basis. Freestanding displays are also oft en found at 
airports, ports and other gateway locations where they generally 
provide information on the locality, local events, and services. 

L.11 Design Guidelines: 

(a) The number, scale, proportions and design of freestanding 
advertisement panels should respect the site and its surrounding 
area. In particular, where these are situated at the back edge of 
the pavement, or in other prominent locations, care will be needed 
to ensure that their eff ect on pedestrians is not overwhelming. 

(b) Panel displays should be integrated into a well-designed scheme 
of good quality screening which allows for visual breaks between 
each panel. Areas to the sides of and around the hoardings should 
be considered with as much care as the display itself. 

(c) Wherever possible, good quality hard and soft  landscaping should 
form part of the proposal and should be of suffi  cient scale to 
assist integration of the panel by reducing the visual impact of the 
overall display; and 

(d) Where the rear of the advertising panel is visible from surrounding 
roads or properties, it should be appropriately treated. 
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 Gable Mounted Advertisement Displays

L.12 Large scale poster panels (generally 48 sheet displays) located on 
gables are a common feature in the predominantly commercial parts 
of our towns and cities and may off er benefits, such as screening an 
untidy gable. Care, however, needs to be taken with such proposals 
to ensure they are not over dominant and relate well to the building 
on which they are proposed to be positioned. 

L.13 Design Guidelines 

(a) The form, design, size, proportions and siting of a wall mounted 
poster panel should be sympathetic to the building to which it is 
to be attached; 

(b) The panel should generally be above ground floor level on the 
gable and be symmetrical with the wall on which it is to be 
positioned; 

(c) Interesting features, for example architectural details, should not 
be obscured or destroyed; 

(d) Windows should not be covered, and the normal functioning of 
the building should not be adversely aff ected. 

(e) Tiers of advertisement poster panels aff ecting the gable or flank 
wall of a building should be avoided as they can have a significant 
detrimental impact over long distance views, whilst more local 
views can appear cluttered. 

L.14 The guidance above also applies to large electronic screen displays 
and to freestanding panels in front of a gable or flank wall of a building. 

 Shroud Advertisement Displays 

L.15 Shroud advertisement displays are a relatively new form of 
advertising. They are known by a variety of names such as meshes, 
wraparounds, or blow–up signs. They range in size but are generally 
large-scale and can cover the whole elevation of a building. They 
can even be used to present an image of what a building will look 
like when alterations, renovations or building works have been 
completed. 

L.16 In view of their scale and size, shroud advertisements have the 
potential to seriously conflict with the visual amenity of the buildings 
upon which the display is situated and the area in which buildings 
are sited. Accordingly, proposals for this type of advertisement are 
only likely to be acceptable in commercial areas, where they are to 
be attached to scaff olding surrounding a building or development 
site and where a contract has been drawn up for the building or 
renovation works. 
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L.17 To prevent clutter, account will be taken of the number of similar 
proposals located within the vicinity of the site and others that have 
the benefit of advertisement consent. 

 Signs on Commercial Premises 

L.18 Signs and advertisements on commercial premises are important 
in announcing the presence of a business in the street and in 
directing customers to that location and can assist the vibrancy 
of our city and town centres and other commercial areas. When 
sympathetically sited and designed, they can contribute positively to 
the distinctive visual amenity of an area by giving a sense of quality 
and permanence. 

L.19 The most common signs on commercial premises are fascia signs 
and projecting signs, either box or hanging. Their design should 
always complement the design of the shopfront and building and 
respect the wider locality. An excessive number of signs or those 
which are too large can dramatically aff ect the premises on which 
they are sited and have an adverse impact on the general character 
of the area. 

L.20 Design Guidelines: 

(a) Fascia signs should be of an appropriate size, and sited and 
designed to harmonise with the shop front, the façade of the 
building and any detailing thereon; 

(b) Where there is an original fascia, the sign should make use of this 
with generally no advertising at sub-fascia level or on pilasters or 
columns; 

(c) Where a new commercial building is proposed, the location of 
fascia signage should be integrated into the overall design; 

(d) On older and more traditionally styled buildings, painted signs or 
non- illuminated letters are preferable to panels or other types of 
display; 

(e) Internal illumination should preferably be in the form of 
individually backlit letters; and 

(f) Where external illumination is proposed, trough lighting is 
preferred. The trough should extend over the whole fascia and be 
painted to integrate it into the whole display. 

L.21 Projecting Signs Design Guidelines: 

(a) Projecting signs should be sympathetic to the design of the 
building where they are to be displayed and respect fascia 
signage; 

(b) Box signs should be located at fascia level and are generally best 
situated at the end of the fascia; 
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(c) Hanging signs may be acceptable at first floor level and are 
generally best situated in a central position between windows;  

(d) To reduce visual clutter a projecting sign will generally only be 
acceptable where there is no other projecting advertisement such 
as a canopy, awning, flag or horizontal banner; 

(e) Internal illumination should preferably be in the form of 
individually backlit letters; 

(f) Where external illumination is proposed trough lighting is 
preferred with the trough painted out; 

(g) Projecting signs should generally project no more than 1 metre 
including fixings, with a maximum end width of no more than 0.1m 
in the case of a box sign; 

(h) Projecting signs should be a minimum of 2.25m above ground 
level in the interests of public safety; and 

(i) Illuminated projecting signs are generally unacceptable 
immediately adjacent to a neighbouring residential property. 

 Blinds and Awnings

L.22 Originally the function of blinds was to protect perishable goods from 
deterioration due to strong sunlight. Today, however, blinds, awnings, 
and canopies are increasingly used as a means to provide additional 
advertising. 

L.23 Blinds that are well designed can improve the attractiveness of a 
building or street. Poorly designed or prominently located blinds 
or canopies displaying advertising can, however, detract from the 
appearance of buildings, the surrounding neighbourhood, and can 
result in clutter. They are particularly obtrusive when located above 
windows on upper floors and should be avoided. 

L.24 Design Guidelines:

(a) Blinds and awnings should be retractable, made from non-
reflective material and be designed to integrate with the 
appearance and construction of the shopfront as a whole; and 

(b) Such blinds should be a minimum of 2.25m above ground level in 
the interests of public safety. 

 Advertisements on Upper Floors 

L.25 Where commercial premises occupy the upper floors of buildings, 
the need to advertise their whereabouts can be important to their 
viability. Great care needs to be taken in considering how this can be 
achieved without the exterior of the building appearing cluttered. 

L.26 Fascia signs, panel style signs, canopies, flags and banners are 
generally out of place on upper floors. 
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L.27 Design Guidelines: 

(a) Advertising on upper floors should be printed or etched onto the 
glass or on internal window blinds. As an alternative, individual 
letters rather than an advertisement panel may be suspended 
behind the glass. 

(b) These guidelines also apply to commercial premises on ground 
floors wishing to advertise on upper floors. 

 High Level Signs 

L.28 High level signs generally relate to those vertical or horizontal signs 
on the walls of tall, single use buildings such as hotels. If not treated 
with great sensitivity, they have the potential to give the appearance 
of clutter within the local street scene and be obtrusive and dominant 
over long distances particularly when located on roofs. 

L.29 Design Guidelines: 

(a) High level signs will generally only be appropriate where they 
relate to the scale and primary use of the host building; 

(b) They should be designed to be read as part of the building and 
should not detract from any architectural feature; 

(c) They should not project above the eaves or parapet of the host 
building; and 

(d) They should have only the lettering illuminated. 

 O�  ces in Former Residential Properties 

L.30 In predominantly residential areas, where offi  ces occupy part or all of 
a former residential property, it is essential that advertising remains 
unobtrusive in order that the residential amenity of the area is not 
prejudiced. Even in situations where offi  ces occupy a row of former 
residential properties, it will generally still be important to retain the 
overall residential appearance of the area. A more flexible approach 
will, however, be considered in those areas where, through ongoing 
change, surroundings have become mainly commercial. 

L.31 Design Guidelines: 

(a) The advertisement of offi  ces in former residential properties 
should be by means of nameplates made of metal or other 
suitable materials and should be fixed to the doorway pilaster, or 
if there is no pilaster, they may be fixed to the masonry beside the 
front door; and 

(b) Painted or etched lettering on a front window will also generally 
be acceptable. 
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 Signs at Retail and Business Parks

L.32 In retail parks and business parks the uncoordinated display of 
advance advertisements or ad hoc directional signs to individual 
businesses, which bears no direct relationship to the building, land 
or structure upon which it is displayed is oft en confusing, untidy and 
detrimental to the appearance of an area. 

L.33 There is great potential for all advertising associated with retail or 
business parks to be undertaken in a planned and co-ordinated 
manner. Ideally the fascia signs for individual premises should form 
an integral part of the building, while a single carefully designed 
directory board located at the entrance to the park or in other 
acceptable locations can avoid a proliferation of advance signs. 

L.34 Design Guidelines: 

(a) All new buildings in a retail or business park should incorporate a 
signing zone as part of the design; 

(b) Fascia and projecting signs should be in scale with the host 
building and surrounding buildings and be consistent across the 
whole unit; and 

(c) Advance signage should be provided in the form of a combined 
directory board within a proposed or existing landscaped area 
designed and integrated as one scheme. 

 Signs at Filling Stations and on Forecourts 

L.35 Signage at filling stations usually comprises a combination of a 
canopy, a pole/pylon, and shop fascia signage together with a 
number of smaller forecourt signs. In view of the range of signs 
involved, there is oft en potential for their cumulative eff ect to result 
in clutter. 

L.36 To help prevent this, a co-ordinated approach should be taken when 
bringing forward proposals, particularly where existing signage is 
being replaced. Particular care is needed in assessing proposals for 
illuminated advertisements at filling stations located adjacent to or 
near residential properties. 

L.37 Design Guidelines: 

(a) All signs should be in scale with their surroundings and not 
detract from the amenity of the surrounding area; 

(b) Illumination should generally be restricted to the sign lettering 
and logo; and 

(c) Freestanding signs should be located so as not to interfere with or 
obstruct sightlines. 
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 Pylon and Pole Mounted Signs 

L.38 Pylon and pole mounted signs are a common feature at petrol filling 
stations. Increasingly they are found in association with drive-through 
restaurants, supermarkets, retail warehousing, retail parks and car 
showrooms. 

L.39 The height, size and levels of illumination of these signs may result in 
visual intrusion within the locality where they are situated. They can 
be extremely dominant over long distances and detract not only from 
the character and appearance of the area in which they are sited 
but also that of the area from which they are viewed. In addition, 
where they are proposed close to residential properties, they can be 
detrimental to amenities enjoyed by local residents. 

L.40 Design Guidelines: 

(a) Pylon and pole mounted signs should be in scale with their 
surroundings, and they should not significantly exceed 
surrounding building heights; 

(b) They should not detract from the visual amenity or character of 
the surrounding area; 

(c) They should not be sited adjacent to, and wherever possible 
should not directly face residential properties; and 

(d) Illumination should generally be restricted to the sign lettering 
and logo. 

 Digital Advertising Screens 

L.41 This form of advertising has the potential to have a negative impact 
on our townscapes and the historic environment. 

L.42 Design Guidelines: 

(a) They should not detract from the visual amenity or character of 
the surrounding area; 

(b) They should not be positioned above ground floor level; 

(c) They should not be positioned in primarily residential areas; 

(d) They should not be located within the open countryside or, within 
parks and public open spaces; and 

(e) They should not contain moving images. 
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Annex M 
Transport Assessment Form 
PART A: GENERAL 

Applicant details

Name 

Address 

Telephone  

Email 

Agent details 

Name 

Address 

Telephone  

Email 

Development details 

Brief description of 
development proposal 

Is the development: Yes No

Residential comprising 10 or more units? 

Non-residential with a gross floor area of 500 square metres 
or more? 

Likely to generate 30 or more vehicle movements per hour?

Likely to generate 5 or more freight movements per day? 

If the answer to any of the above questions is YES, applicants MUST 
complete Parts B, C and D of this form also.
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PART B: TRAVEL CHARACTERISTICS 

1.   How many journeys will be made to the site each day?

    Please provide an estimate of the number of journeys to the site by                             
      each transport mode, walking, wheeling, cycling, public transport, car, 
      taxi and freight vehicles. 
      
      Walking 
      
      Wheeling 
      
      Cycling 
      
      Public Transport  
      (please specify bus/train) 
      
      Car Driver 
       
      Car Passenger 
       
      Taxi 
       
      HGVs  
      (please indicate type/size of vehicles) 

Comments

2.   Will there be any peak times for tra�  c accessing the site? 

     Please provide details. 
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PART C: TRANSPORT IMPACTS 

Describe below the transport impacts of the development.  
For example, consideration should be given to the eff ect on transport 
infrastructure, possible increased risks of accidents, busier junctions, increased 
parking in the surrounding area, noise generation, air quality and the eff ect 
transport may have on the surrounding townscape, landscape and natural and 
historic environment etc.
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PART D: MEASURES TO MITIGATE IMPACTS / INFLUENCE TRAVEL 
TO THE SITE 

Describe below what measures will be taken to influence travel to and 
from the site and within it.    
For example, maximising opportunities for active travel within the site and in the 
wider area (e.g. by prioritising walking and wheeling first in the layout and design 
of the proposal and then cycling, with consideration of cycle parking, routes 
and crossings and linkages with active travel infrastructure), encouraging the 
use of public transport (e.g. improved services, new stops, better information), 
minimising car-parking provision, ensuring good access through design, 
providing facilities for people with mobility impairments, supporting travel 
initiatives such as car-sharing, ensuring minimal and effi  cient freight 
movement etc. 
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