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Please Note:

The information contained in this document is a record of the observed current uses
occupying individual premises in the towns within Ards and North Down Borough
Council area, as of June 2022, for the purposes of monitoring for the Local
Development Plan. It does not infer that planning permission has been applied for or
granted for the uses that are recorded. Whilst every care is taken to ensure that the
information on this monitor is accurate, the Council accepts no responsibility for any
errors or omissions.

1.0
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1.2

1.3

1.4

Introduction and Purpose

The Ards and North Down Borough Council, Industrial and Economic Land
Monitor Report 2022 has been prepared by the Local Development Plan
(LDP) Team and relates to the availability of land for industrial and economic
development across the Borough. Desktop and fieldwork surveys were
undertaken in March and April 2022 for each of the monitored sites. The
information was linked to GIS to enable the production of maps to accompany
the monitoring reports.

The aim of this Monitor is to identify the amount of developed industrial and
economic development land and the supply of undeveloped land at a given
date, as well as monitoring the changes thereafter on a periodic basis. This
initial survey will establish a baseline which can be edited and updated in the
following years using planning decision data from within the Borough.

In the preparation of the LDP, Council will take full account of the implications
of land use zonings, locations for development and settlement limits on the
economy and employment, within and adjoining the plan area. In line with the
®ig Planéfor Ards and North Down (the Community plan) and the Ards and
North Down Borough Council Corporate Plan, the LDP allows a consideration
of how we want our future economy to look, as we seek to positively promote
good standards of design, living and environment. It is necessary to consider
how our LDP designations, zonings, proposals and policies can impact upon
our economic development.

The purpose of the Monitor is to:

1 Monitor industrial/economic development in our main settlements;
1 Monitor progress of industrial/economic development in those settlements
in accordance with the provisions of the existing development plans;
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1.6

1.7

1.8

1 Provide an up-to-date evidence base to support decision making on
planning applications;

1 Provide information on the available potential for further
economic/economic development in settlements; and

1 Inform the preparation of the Local Development Plan with regard to the
allocation of land of industrial or economic development purposes and will
be used to inform future judgements on economic growth provided through
the LDP.

The report will also improve knowledge of our local business by enabling
Council to

1 Analyse land use trends and assess the ongoing suitability and viability of
these areas for different types of employment provision;

1 Analyse vacancy and market activity within the industrial/ economic sector
as a further barometer of economic performance; and

1 Analyse uptake of employment land on a district, settlement and site by
site level.

Regional Development Strategy 2035

The RDS 2035 sets a regional policy

di

|l and to facilitate sustainabl e economi

focus should be on larger urban centres and regional gateways, whose
locations on the regional transport networks mean that they are accessible
and can make the best use of available services.

Strategic Guidance points to the promotion of economic development
opportuni t i e prote&ting zonddildng thréughBhe development
plan and by promoting potential for economic development at hubs or clusters
of hubs, then development can capitalise upon the opportunity for the
concentration of goods, people and existing infrastructure.

The RDS identifies Newt oawibrant sgtrsiceas o0
commercial and shopping centre serving an extensive hinterland in the Ards
Peninsula and North Down, with potential to develop as a growth pole for the

clustering of economic development.6 The RDS therefore

Newtownards as one of the towns in Northern Ireland that can provide a
counterbalance to the Belfast Metropolitan Area. As a main Hub, the town is
expected to be a major location for employment, services, and a range of
cultural and leisure activities.
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1.9 Asregards Bangor, the RDS notes that many of the population of the town
commute to Belfast to work and also recognises its role as an important retail
and commercial centre.

1.10 The RDS provides an Employment Land Evaluation Framework to aid in the
consideration of potential zoned economic and industrial lands. This should
enable the LDP team to identify robust and defensible portfolios of both
strategic and locally important employment sites within the LDP.

RDS Employment and Land Evaluation Framework

Stage 1 An initial assessment ¢
including the environmental implications of the
Taking Stock of the Existing existing land portfolio.

Situation

This is principally in
employment sites to be retained and protected
and to identify sites that should clearly be
released for other uses.

Stage 2 Quantify the amount of employment land required
across all the business sectors during the
Understanding Future development plan period.

Requirements

This is achieved by assessing both demand and
supply elements and assessing how they can be
met in aggregate by the existing stock of
business premises and by allocated sites.

Account should also be taken of existing sites
due to relocation or closures. Both short/medium
term and strategic provision need to be
considered in this process

Stage 3 Devise qualitative site appraisal criteria to

determine which sites meet the occupier or
Identifying a New Portfolio developer needs. Confirm the existing sites to be
of Sites retained, replaced or released and any gaps in

the portfolio.

In this allocation, consideration should be given
to previously zoned sites and the environmental
impact of one site relative to others should be
included. The results of Stage 2, together with
this site appraisal should provide robust
justification for altering allocations forEmployment
and employment land.



1.11

1.12

1.13

1.14

Strategic Planning Poliyatement (SPPS)

The SPPS includes as a core planning

economic growth. The Regional Strategic objectives for facilitating economic
development through the planning system are to:

1 Promote sustainable economic development in an environmentally
sensitive manner;

1 Tackle disadvantage and facilitate job creation by ensuring the provision of
a generous supply of land suitable for economic development and a
choice and range in terms of quality;

9 Sustain a vibrant rural community by supporting rural economic
development of an appropriate nature and scale;

1 Support the re-use of previously developed economic development sites
and buildings where they meet the needs of particular economic
development sectors;

1 Promote mixed use development and improve integration between
transport, economic development and other land uses including housing;
and

1 Ensure a high standard of quality and design for new economic
development.

The SPPS sets out a hierarchy for economic development meaning that in
larger settlements such as cities and towns, planning decisions must, to a
large extent, be informed by the provisions made for economic development
through the LDP process.

Within villages and small settlements, the LDP will not normally zone land for
economic development purposes, as this could inhibit flexibility. However,
favourable consideration should be given to an economic development
proposal where it is of a design, scale and nature appropriate to the character
of the particular settlement and subject to meeting normal planning criteria
such as compatibility with nearby residential use.

Methodology

All sites within the five main towns of Bangor, Newtownards, Comber,
Holywood and Donaghadee which lie either within land zoned as proposed or
existing economic development use within an existing statutory area plan, or
within an established industrial estate or business part will be monitored.

pri



1.15

1.16

1.17

1.18

1.19

Land already developed for non-industrial business uses within these areas
will be regarded as lost to non-industrial uses if they have planning permission
for that use, or if that use has been established for more than five years.

Other unzoned sites that are currently used for industry/economic purposes
with a site area of greater than 0.5 hectares may also be monitored. Some of
these sites may include compatible sui-generis uses such as car showrooms,
scrapyards and waste management facilities.

The Monitor will establish the following:

The type of land (zoned or unzoned);
Site area,;
Amount of land developed, under construction or undeveloped

Type of business use on site (according to the Planning (Use Classes)
Order 20157 see appendix 1 for further details);

Floorspace and site area used (per business use class); and
1 Current development status.

1
T
T
1

=

At this stage, sites outside of these towns will not be formally monitored. This
reflects the more flexible approach of the SPPS and PPS 4 for sites in villages
and small settlements, where zoning for industry/economic development
purposes would inhibit flexibility. There is, however, a brief summary of some
of the key sites within the smaller settlements on pages 108-112.

Using the monitor data we can review:

1 Land developed and land remaining capacity within each town and for the
whole Borough;

1 Land developed for industry/business uses and remaining capacity within
each identified site;

1 Use classes for each identified site, for each settlement and for the whole
Borough; and

1 Land lost to non-industrial uses by settlement and for the whole Borough.

Mapping

The site boundary of each monitored site will also be plotted on GIS and is

|l inked to O6Pointer6 data from Land and Pr
provide additional details against the registered address as well as the

rateable classifications and floorspace calculations for the site/building. This



will enable maps of the zonings and established economic development land
to be produced to accompany the monitoring reports.



2.0 Bangor

Introduction

21 In recognition of Bangorés function
centre for its residents and the wider hinterland, draft BMAP zoned a total of
112 ha of land for employment and industry, of which 17 ha was additional
land zoned. Bangor is also home to some of the largest industrial and
business areas in the Borough, offering good transport links to Belfast and
further afield.
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Map 1: Bangor Zoned Sites Overview

BRO6; Newtownards Road, Bangor

2.2 Zoning BROG6 is the only proposed area of employment and Industry for
Bangor in draft BMAP. It consists of a 17ha parcel of vacant farmland with
access off Newtownards Road. The zoning
Requirement sé speci Pptableruge classeg buildngsdo f or acc
exhibit a variety of elevational treatment and heights and a comprehensive
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landscaping scheme. The site is bounded to the north by an existing

industrial zoning and housing to the northeast. The dominant land uses to the
south, south-east and east are agricultural, and the site is open to views from
the Bangor-Ards carriageway. No proposals have come forward for the site to

date.
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2.3

2.4

2.5

BRO7¢ Balloo Road, Newtownards Road, Sdtitisular Road

At 55.22 hectares in site area, zoning BRO7 represents the largest area of
industrial and economic land in the Borough. Known as Balloo Industrial Estate
(and also including sub areas of Dunlop Commercial Units, Saba Business
Park, Enterprise Business Park and South Circular Retail Park), it consists of a
dense cluster of industrial and commercial businesses and is a major
employment location for the Borough.

As well as traditional industrial operations and factories such as carpet
manufacturers, steel fabricators, and component and tubing production, Balloo
also offers office accommodation and a wide range of storage and distribution
businesses (some with trade counters or larger showrooms open to the public.)
The business types include plumbing and electrical supplies, tiles, wardrobe
and kitchen sales, builders' merchants and skip and plant hire.

There is also a considerable proportion of sui-generis uses, particularly related
to the motor trade i this includes car repair, tyre fitters, valeting services, car
sales and vehicle dismantlers. This category also includes uses such as this
which also include cafes, fithess studios and council recycling facilities.
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Map 6: BRO7 7 Map C 1 Distribution of Use Classes throughout Zoning
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BRO7 - Use Class by Floorspace
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2.6

2.7

BRO& Balloo Road, Newtownards Road

The large 28.07 hectare zoning immediately to the south of BRO7 is the focus
of Invest NlIs landholdings in Bangor. A total of 7.7 hectares of land i one
portion at the southern end of Enterprise Road and the other centred around
Innotec Drive, is available for leasing to Invest NI client companies. The
Council is also a significant landowner within BRO8. The Signal Centre on
Innotec Drive is owned and operated by the Council. As well as providing
accommodation for existing Council staff, the building is also available for
visiting members of the public seeking business advice or to hire the flexible
meeting spaces for events. A further 3.1 hectares of land at 31 and 33 Balloo
Road are currently in use as a workshop and depot for council vehicles but
are advertised in promotional literature as having availability and potential for
business development. These lands were subject to a planning application in
2007 (W/2007/0679/F) for demolition of redundant warehouses and erection
of new light industrial units with associated storage and office-based business
units. Planning permission was granted but the permission was not
implemented, and no subsequent applications have come forward.

The western portion of BR0O8 is densely developed and primarily accessed via
Enterprise Road. Again, there is a heavy focus towards storage and
distribution such as electrical, plumbing, kitchen and bathroom supplies as
well as businesses connected to the motor trade. General Industry is well
represented such as Whale Pumps which occupies 2 large buildings and
there are other manufacturing companies within the zoning such as The Gill
Corporation and MMG Engineering.

22
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BRO8 - Use Class by Floorspace

7%

39% 279 "Bl
= B3
n B4
= D1
» Vacant
= Sui Generis

15%
12% 0%
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BRO8 - Use Classes by Site Area
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Note that B2 and D1 uses make up less than 1% of the total share of land area on
the above chart.



2.8

BR0O% Greenways Industrial Estate

This is a relatively compact parcel of land with one single access point off
Green Road, at the southern edge of the settlement limit of Bangor and
immediately adjacent to proposed new employment zoning BR06. There is a
relatively diverse mix of uses in this area, but the dominant uses are storage
and distribution (45% of total site area) and car sales (which form the bulk of
the 23% sui generis portion.) The 1.31ha former NI Water site at the south-
eastern corner of Greenways (which was most recently used as for vehicle
sales and repair) is currently vacant and there are no pending planning
applications. A sizeable portion of land to the north of the zoning, adjacent to
Green Road contains a small complex of retail outlets and a health centre.
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2.9

BR10; Newtownards Road

This zoning is located to the west of BR09, on the western side of the Bangor-
Newtownards dual carriageway. At present it only contains two businesses i
a large builders' merchants with associated plant hire and yard area and a
bicycle retail and repair outlet.

Use Classes
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Map 13: BR10 i Distribution of Use Classes throughout Zoning
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2.10

BR11¢ Clandeboye Road

This 2.38ha C-shaped parcel of land has largely been lost to other uses. The
south-eastern corner is currently occupied by 2 large warehouse style retail
units selling pet food and tools and hardware products. To the north of this
there is a vacant former warehouse and off licence at no. 116 Clandeboye
Road. The remainder of the site (74% of the site area) has a history of
residential planning approvals. The most recent of these was for the
development of 58 units, comprising a mix of apartments, dwellings and
complex needs bungalows and this has now fully built out on site. (Planning
reference number LA06/2016/0588/F.)
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BR 11 - Use Class by Floorspace
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2.11

BR1Z Clandeboye Road

This rectangular 1.22ha site on the eastern side of Clandeboye Road is
occupied by Denman Ltd who manufacture haircare products. There is a

vacant area to the South-east of the existing factory, but this is also within the
ownership of Denman Ltd.
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Any other unzoned sites of 0.5ha or more

2.12 The draft Belfast Metropolitan Area Plan 2015 was published relatively
recently in 2004. In view of this, the full extent of all existing sites of
employment and industrial use have been captured. There are no other sites
of over 0.5 hectares or more that require monitoring at this time.

BangorSummary

2.13 As previously referenced, the draft BMAP zoned 112 hectares of land as
existing or proposed employment uses. As seen in the table below,
approximately 32.2 hectares has not been developed. This is a decrease
from the 34 hectares noted in the Employment Land Review due to the
approval and construction of some developments in Balloo Industrial Estate.

Bangor (Zoned) Gross Area (Hectares)
Total Area identified 112
Developed Land within Zonings 79.8
Undeveloped land within Zonings 32.2

The table below shows a breakdown of the 79.8ha of zoned lands that have been
developed for a specific use:

Use Class (Bangor % Total Floorspace % Total Land Area
Zoned sites

Al 2 2
A2 <1 <1
Bl 3 4
B2 8 10
B3 20 36
B4 17 20
C1 2 3
D1 >1 >1
Sui Generis 42 23

Vacant 6 2



Bangor Summary -Use Class by Floorspace
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2.14 As can be seen from the above charts and tables, the predominant use class
in the industrial zonings of Bangor in terms of floorspace are Sui Generis
uses. This is reflective of some recent leisure developments such as Eddie
Irvine Sports and Airtastic Trampoline Park, numerous car sales businesses
and gymnasiums. These businesses tend to occupy large warehouse-style
buildings as they require substantial floorspaces for their operation. Sui

mAl
m A2
= Bl

B2
m B3
m B4
nCl
D1

m 5ui Generis

m Vacant
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Generis businesses are generally considered to be compatible with traditional
B Class uses and are often best located in these areas due to amenity
impacts. Itis therefore not surprising to find a high concentration of such
businesses in the zoned areas of Bangor. In terms of site area, traditional B3
uses represent that largest percentage of the total. Factories and other
manufacturing enterprises would have high site area requirements for
storage, parking and circulation, particularly where large vehicles are involved
in the delivery of materials onsite and the onward transport of manufactured
products to other destinations.

2.15 B4 businesses are well represented in terms of site area and floorspace which
is again consistent with their operational requirements for storage
warehousing and space to accommodate large vehicles. There has been
some minor encroachment by uses outside of B classification, notably by
housing and retail but these developments only account for 2% and 3% of the
total | and area respectively. 48% of Ban
by B-Class enterprises in terms of total floorspace.

2.16 Office based business account for a small percentage of the overall total as
they do not require high levels of floorspace. The principal locations for office
accommodation are in Balloo Industrial Estate (BR07) and BR08. Holywood is
the primary location for offices in the Borough due to the proximity to Belfast
and there is also likely to be a considerable level of office-based enterprise in
other town centres including Newtownards and Bangor itself. The overall level

of vacancy i n Baeasgdaw@tt% floordpace which a
suggests that there is still a high level of demand for industrial property in the
settlement.
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3.0 Newtownards
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NS28&; Bangor Road

3.2  The site comprises 5.87 hectares of undeveloped overgrown land with an
area of hardstanding and rises steeply to towards the west. There is mature
vegetation along the eastern boundary screens the site from the Bangor Road
dual-carriageway. Access to the site is available from the Bangor Road. The
site is bounded to the north, south and west by open countryside with a single
dwelling at each boundary. The site was formerly in use as a quarry and a
2016 planning approval (X/2013/0393/F) for ‘Construction of slope by infilling
to face of disused quarry to obtain safe conditions to enable future
development under the recommendation of the Ards and Down Area
Development Plan 2015' appears to have been completed. There is no other

recent planning history on the site.
E
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Map 17: NS28 Zoned Employment Lands



NS29 Comber Road (West)

3.3

This site comprises 4.51 Hectares of flat undeveloped land which consists of
3 parcels, 2 of which lie south of Landsdowne Rd. The other lies to the north
of Landsdowne Rd. The most northerly parcel consists of an area of flat
hardstanding. The areas south of Landsdowne Rd consist of unmanaged
grass, with a number of deciduous trees and patches of gorse throughout.
These parcels are bound by the comber road to the east and agricultural
lands to the west. Ards Rugby Club also lies to the west. Palisade fencing
encloses the site to the east along with a wooden post and rail fence further
north along the eastern boundary. The surrounding land uses are
predominantly agricultural with some commercial and residential to the north.
There is no planning history relating to this zoning.

4C



— 0 25 50 100 Metres
© 1 Undeveloped l o | 2 I

This Is based upom Ci and in the of Land & Proparty Secvices under delegated authority from the
Controlier of Mec Nagosty's Staticnery Office, CCrown copyright and detabase right 2022 CSALATSS

Map 18: NS29 Zoned Employment Lands

NS30; Comber Road (East)

3.4 Thisis an 8.19 hectare, flat site that takes the form of a 'J' shape that has
been flipped on the vertical axis. The lower section of the site consists of 3
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3.5

large rectangular fields sat side by side and orientated north to south.
Approximately 0.75ha of the northern tip of the zoning have been developed
and include uses such as a car wash, Plant distributors, gym and motor
vehicle related services. The field immediately south of this remains
undeveloped and consists of a mixture of hardstanding, grass and gorse. A
black paladin double gate forms the entrance to this site. The zoning abuts a
number of single dwellings with outbuildings to the southwest. The access to
the Ards Allotments dissects the main body of zoning east to west for a short
distance and then travels south for a similar distance before travelling east
along the south boundary of the zoning. The zoning as a whole does not
benefit from any significant roadside vegetation to screen views of the site
from the Comber Rd.

The dominant land uses surrounding the site are agricultural to the south, with

some residential development to the west and an airfield to the north and
north east. The zoning has frontage on to the Comber Rd. There are no
extant planning permissions on this zoning.
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NS30 Use Class by Floorspace

mE3
mBl
mB2
m VACANT
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NS30 - use class by site area
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0% — — | ;’_uﬁi_l%

= 3UI GEMERIS

m VACANT

= B2

m Bl

m B3

m Undeveloped

m» Communal Parking and access

Note: The vast majority of this zoning is undeveloped, meaning that most of the other
uses make up a very small percentage of the total i less than 1% in some cases.
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3.6

NS31¢ Donaghadee Road North and South

This proposed zoning is split into two distinct areas to the north and south of
Ballyharry Business Park (zoning NS33c). The northern portion is irregular in
shape and tapers to a northern point. It contains the main Newtownards
electricity substation which is accessed via a laneway adjacent to no. 160
Donaghadee Road. A rectangular area between the northern boundary of
NS33c and the southern boundary of the substation remains undeveloped,
but the southern portion is now fully developed, following approval of a
general industrial unit in 2018. (Planning reference: LA06/2018/0698/F.)
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NS31 - Use Class by Floorspace
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NS32; Milecross Road

3.7  This 2.97 hectare site is accessed via the main entrance to Kiltonga Industrial
Estate, which is located to the south-east. it consists of an irregularly shaped
agricultural field with a small pond, former car park at tennis courts at the
north-western end. The site is bounded by Belfast Road to the north-east and
Milecross Road to the north and west.
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Map 22: NS32 Zoned Employment Lands

3.8

3.9

The site has a considerable planning history. In 1981, two planning
applications for housing on the site were refused, however a hotel was
approved in 1994. The reserved matters submission for a 13-bedroom hotel
was approved in 2005. The draft Ards and Down Plan, which was published
in 2002, originally excluded the site from the settlement development limit of
Newtownards, however following the approval of the hotel proposal, the site
was brought within the development limit and zoned for industry under zoning
NS32. A number of key design considerations accompanied the zoning such
as upgrades to the width and alignment of Milecross Road and improvements
at Belfast Road.

In 2011, an application was received for a 60-bed residential care home on
part of the NS32 site. It was determined that the hotel permission remained



extant as a trench for foundations had been dug on site, the location of which
was consistent with the location of the proposed rear wall of the hotel. This
proved critical to the determination of the application as it was then
considered that a nursing home would not constitute any additional loss of
industrial zoned land and the principle of developing the site for a use that
does not fall within the industrial use classes had therefore already been
established. Approval for this development was granted in September 2012
and a certificate of lawfulness issued in 2017 confirmed that pre-
commencement conditions had been complied with, the permission remains
extant in perpetuity and can be built out at any time.

3.10 In 2018, an application was submitted for 20 single storey retirement living
dwellings as a complement to the previously approved nursing home. In view
of the planning history and extant approvals on site, planning permission was
granted with a condition stating that the residential units were to be the over
55s only. The Council is currently considering another new proposal for the
entirety of the site for 30 dwellings.

3.11 In view of all of the site history for non-industrial uses, plus the onerous nature
of the industrial zoning key site considerations, it is considered that this
zoning is lost. The site is vacant which means that industrial uses may come
forward in the future, however this seems unlikely given the nature of the
proposals that have come forward from as far back as 1994.

NS32 Planning History

Reference Proposal Decision and date
X/1981/0469 Residential Housing Refusal 30.10.1981
X/1981/0470 Residential Housing Refusal 30.10.1981
X/1994/0147/0 Hotel Approval
10.03.1995
X/1998/0073 Hotel (renewal of outline) Approval
11.12.1998
X/1999/0026 Residential Care Home Withdrawn

X/2003/0575/F Variation of condition 1 of X/1998/0073 @ Approval
to extend date of submission for RM for = 16.10.2003

hotel
X/2003/1417/RM | Hotel (13 beds) Approval
07.07.2005
X/2004/1530/F Provide new junction into Kiltonga Approval
Estate that provides improved road 20.06.2005
layout
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X/2010/0060/F

X/2011/0347/F

LA06/2017/1029/
LDE

LA06/2018/0589/F

2019/A0149

LAO6/2021/1476/F

Permanent improvement to Kiltonga
Estate entrance to facilitate large
container vehicles

Residential care home (60 bed in two
and a half storey building

Operational works as pre-conditions of
X/2011/0347/F

Development of 20 single storey
retirement living dwellings. Relocation
of car park approved as part of
adjacent care home permission
Appeal against Condition 3 of planning
permission which states that nursing
home must be constructed first
Residential development of 30
dwellings, landscaping, garages and
open space’

Approval
09.06.2010

Approval
20.09.2012
Certificate of
Lawfulness granted
14.09.2017
Approval
05.09.2019

Appeal upheld 1
condition removed
06.04.2020

Under
Consideration

NS33; Comber Road Industrial Estate (former Crepe Weavers Site)

3.12

This 10.3 hectare, relatively flat site is located at the southern edge of

Newtownards. It was the former location of Crepe Weavers, a large textile
factory which ceased operation in 2005. The site remains derelict and largely
cleared, with an access point via the original factory entrance on Comber
Road. Newtownards airfield is located to the east and there is housing to the

west.
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Map 23: NS33 Comber Road Industrial Estate Zoned Employment Lands

3.13 The site has approval for mixed use development dating back since 2013 (see
planning history table) and the majority of applications for the site have
included a significant element of Class B uses. At the time of assessment of
the 2010 application, it was determined that the proposal would not result in a
deficiency of industrial land, as only a small proportion of the additional lands
zoned for proposed industry had been developed in Newtownards, leaving
approximately 25 hectares to meet the economic development needs of the
area until the end of the Plan period and beyond. In addition, the
regeneration of this derelict site, with a good proportion of economic and
business uses would generate significant employment opportunities and bring
accompanying community benefits.
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3.14 The 2015 approval (which was the first approval issued by the Council)
stipulated under condition 8 of the decis
Metres of the Class B2 and/or Class B4 shall be completed to a stage where
they are capable of occupation and the access, servicing and car parking for
these units shall be completed prior to any of the other remaining uses
becoming operational . 0 The purpose of th
implementation of economic development uses on the site. Since the
approval of this proposal, a number of reserved matters submissions have
been made for parts of the site and these are still under consideration by the
Council. A new outline proposal for the entire site was also submitted by

Clonrose Developments in 2021 and this is also under consideration.



Map 24: Current Masterplan for NS33 Comber Road Site

3.15 Pictured above is the Masterplan for the current NS33 proposal. The blocks
labelled J1 7 J4 are for Business and Light Industrial Use, equating to 5980
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sq. metres of floor space. Blocks K11 K3 are for light industrial or Storage
and Distribution use with a total floorspace of 6100 sg. metres.

3.16 Given that the principle of mixed-use development is established on this site
and the business component of this is only required to be 2000 sg. metres, it
is unlikely that the entirety of this zoning will ever become available for
economic and industrial uses.

NS33 (Comber Rd) Planning History

Reference Proposal Decision and
date
X/2010/0296/0 Demolition of existing buildings and Approval
proposed mixed use development 27.11.2013

comprising industrial units (Class B2 &
B4), business units (Class B1(a) (b) & (c)),
leisure complex, 2No. 70 bed nursing
homes (Class C3), a 100 bed hotel (Class
C2), a 4-island petrol filling station, several
hot food outlets & cafes, neighbourhood
centre to include creche/ nursery (Class
D1(b), retail use (Class Al), a Health
Centre (Class D1(a)), a bank (Class A2(a)
and not more than 96 residential
apartment units (Class C1). Amended
proposal to provide new roundabout (at
Cambourne housing estate entrance) and
road improvements at Comber Road
access and new access on Comber
Road/Castlebawn Link Road (with
associated alterations to existing road

layout).
LA06/2015/0283/0 Demolition of existing buildings and Approval
proposed mixed use development 15.06.2017

comprising industrial units (Class B2 &
B4), business units (Class B1(a) (b) & (c)),
leisure complex, 2 No. 70 bed nursing
homes (Class C3), a 100 bed hotel (Class
C2), a 4-island petrol filling station, several
hot food outlets & cafes, neighbourhood
centre to include creche/ nursery (Class
D1(b), retail use (Class Al), a Health
Centre (Class D1(a)), a bank (Class A2(a)
and not more than 96 residential
apartment units (Class C1). Amended



proposal to provide new roundabout (at
Cambourne Housing Estate entrance) and
road improvements at Comber Road
access and new access on Comber
Road/Castlebawn Link Road (with
associated alterations to existing road
layout) - previous approval ref

X/2010/0296/0
LA06/2019/0766/RM | Mixed used development of part site Under
approved under LA06/2015/0283/0 Consideration

comprising 20No. residential apartments
units in five blocks, 1No. light
industrial/storage unit of 1000m2, 1No. 4
island petrol filling station with associated
kiosk, 4No. retail service units of 165m2
each, 2No, retail convenience units of
100m2 each, 1No. class B1 office unit of
200m2 and associated parking and
landscaping with new roundabout access
onto Comber Road, and new access from
Castlebawn Road.

LA06/2021/0462/RM = Mixed use development of part of site Under

3.17

approved under outline reference Consideration
LA06/2015/0283/0 to comprise residential

care home; indoor leisure/gym facility; and

associated parking and landscaping with

new roundabout access onto Comber

Road and new access from Castlebawn

Road. (Amended Plans)

NS33 Jubilee Road Industrial Estate

Jubilee Road Industrial Estate is the principal focus of existing employment
and industry in Newtownards. It is located off the Comber Road towards the
south of the settlement. Jubilee Road is currently zoned as an area of existing
industry located to the south of residential properties (accessed via Circular
Road), and to the North of the A20. The area consists of a wide range of
industrial units of various sizes, as well as Sketrick House which provides
office accommodation. Some of the larger units have their own dedicated car
parking areas whilst the smaller units ar
e.g. Nendrum Park, and these have shared car parking spaces in close
proximity to the buildings. The relocation of Lidl and the closure of the Hughes
insurance building has led to these units remaining vacant at this time. Part of
the north-eastern corner of the zoning has been developed as housing,
Weavers Green.
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NS33 Jubilee - Use class by Floorspace
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NS33; Kiltonga Industrial Estate

3.18 Kiltonga Industrial Estate is located at the western fringe of the settlement
limit of Newtownards, on an 11.4 hectare site south of Old Belfast Road. The
estate is dominated by LE Pritchitt Ltd which manufactures milk, cream and
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3.19

ice cream for the catering trade from its 13,000 square metre factory. General
Industrial (B3) uses account for a sizeable portion of this zoning T accounting
for 52% of the total floorspace. The site area pie chart illustrates perfectly the
high land use requirements of these types of traditional industry, making up
84% of the total area of the zoning.

The remainder of the area is primarily occupied by light and industrial uses
with a few notable exceptions being Cool FM/Downtown Radio and the Ulster
Historical Foundation which also occupy key sites within the estate and make
up the 16% D1 uses. The proportion of B4 uses is comparatively less than
that found in other zoned sites.
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NS33 Kiltonga - Use Class by Floorspace
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3.20 The former Kiltonga Leisure centre (which has been vacant for a substantial
period) is just outside the northern boundary of the zoning. This site recently
gained planning approval for a change of use to a research and development
centre and visitors centre for LE Pritchitt Ltd. (Planning reference:
LAO6/2021/1494/F.)
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3.21

NS33% Donaghadee Road

This area of existing industry is sandwiched between the northern and
southern portions of NS31. Known as Ballyharry Business Park, it forms the
majority the second part of the Invest NI land portfolio in the Borough (along
with the southern portion of NS31) and is located on the lands formerly
occupied by the Berkshire Hosiery factory. The site has largely been
developed and the remaining area to the west of the Berkshire Road is fenced
off, steep and heavily vegetated.
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3.22

NS33 Donaghadee Road - Use Class by Floorspace
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Any other unzoned sites of 0.5ha or more

The following sites are 0.5 hectares or above in site area, consist of a cluster
of non-residential uses and are not currently zoned for employment and

industry purposes in any draft or extant area plans:
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3.23

3.24

Quarry Heights, Newtownards Road

The site comprises 13.71 hectares of land accessed from North Road. The
site is bounded to the south and east by housing areas along North Road, to
the west by housing at Glenburn Road, Hickory Avenue and Greenwood
Avenue and to the north by a new housing development, Blackwood Crescent
and an area of overgrown land. The site is irregular in shape and varies in its
topography due to its former use as a quarry. A large part of the site is owned
and operated by Ards and North Down Borough Council as a recycling centre
and works depot. The remainder of the site is laid out in an irregular manner
with narrow and in some cases difficult access routes.

There have been a number of planning applications in recent years for minor
extensions or provision of new units with the area. A 2020 planning
application (LA06/2020/0464/F) which is currently under consideration seeks
permission to demolish existing industrial buildings and provide a 53 unit
social housing scheme.

67



o g s Vo

of Propecty
end databare

potmission
OCromn

3
i

|
w
N\l
1

Map 30: Distribution of Use Classes throughout Quarry Heights Site
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Quarry Heights-Use Class By Floorspace
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Note: As this is a former quarry site, a considerable portion of the lands falling within
the undeveloped category form part of the former quarry face and would not
therefore have any future development potential.
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3.25

HardfordLink/Crawfordsburn Road/Glenford Road

This 7.96 hectare site is centred around Glenford Road and Crawfordsburn
Road and consists of a relatively compact grouping of industrial units with
associated parking and access points. There has been some encroachment
from non-B-Class uses such as Hardford Link Petrol Station and a small
apartment development off Crawfordsburn Road. There are also 2 churches,
although these are accommodated within former warehouse style buildings.
B4 Storage and distribution businesses are well represented, as the site is
home to bed and bathroom showrooms and also a large stationery distribution
company. Traditional B3 manufacturing is also located here including a bath
manufacturer, brassware firm and guitar factory. As with other industrial
areas in the Borough, there is also a number of sui generis uses associated
with the motor trade but also several sui generis leisure and recreation
businesses including dance, gymnastics, and fithess studios. The proportion
of sui generis business is significant, at 51% in terms of floorspace.
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Hardford Link/Crawfordsburn Road/Glenford Road -
Use Classes by Floorspace
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Corry Street

3.26 This extensive site at the junction of Crawfordsburn Road and Corry Street is
home to a prominent engineering factory, specialising in the fabrication of
components for the aviation industry. The total floorspace of the factory is
approximately 10,959 sq., metres and the overall site area including car park,
yards and access is 22,643 Sqg. Metres (2.26ha.)
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Map 32: Distribution of Use Classes throughout Corry Street Site
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3.27

Donaghadee Road/Movilla Road

The triangular flat site of 0.69 hectares is currently occupied by Ray Grahams
building and DIY centre and comprises a large building, storage and sales
yard and associated parking area. The site is located on the junction of the
Donaghadee Road which forms the northern and eastern boundaries and
Movilla Road which forms the southern boundary. Housing and an area of
overgrown land are located to the east.
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3.28

Portaferry Road

Portaferry Road contains a collection of buildings with off street carparking. It
is located on the Portaferry Road leading into Newtownards. The area
contains motor sale yards and showrooms as well as a joinery wholesaler,
joinery warehouse, carpet showroom and a Translink Engineering yard. The
car sales/showrooms and the Translink site operate within their own
boundaries and do not share car parking with other users. The area to the
rear of this, housing a joinery wholesaler and Happy Town soft play share
unallocated car parking to the front of the units. Within the Portaferry road site
there a currently two vacant units. One at number 41a beside Happytown and
the other is a large derelict unit at 1 Lamont Avenue. Neither of these units
has any planning history to change their use. Kia Motors gained planning
permission in March 2018 for a car showroom which is now operational.

7€



CANAL Row

)

% X

Use Classes
I At
B A
N s

B2

. s:

84
B ci
I o

Sui Generis

- Vacant

Undovesoped

100 Metres
N L 1 1 1 )

Mnh-ud-.on Copyright and mmmm«mamsmw sutheerty hom the

Controtler of Her Majeaty's Stationery OMice, OCrown copyright sad mmmenum

Map 34: Distribution of Use Classes throughout Portaferry Road Site

77



Portaferry Road -use class by floorspace
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Mill Street/Circular Road

3.29 This portion of land is located between Mill Street and Nursery Road,
Newtownards. It is characterised by a number of commercial properties. Old
Manor Mill, situated adjacent to the roundabout is a collection of brick and
stone buildings, Scrabo Hall is a large render and brick building with
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dedicated car parking and there are a number of both detached and terraced
buildings which front onto Mill Street. A row of terraced dwelling houses is
located to the south, Ards Community Hospital to the North and Newtownards
Model primary school to the west. Topography is flat and properties are visible
along the roadside travelling in both directions. Ards Shopping Centre, cinema
and McDonalds are located a short distance away.
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Map 35: Distribution of Use Classes throughout Circular Road/Mill Street Site
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3.30

Lansdowne Road

This is a flat site accessed from Lansdowne Road and due to the vacant area
of land between the site and the comber road (previously Westwinds
Roadhouse which has since been demolished) it is highly visible when
travelling from Comber towards Newtownards. It contains a terrace of six
brown brick units with roller shutter door and a separate detached unit
(currently operating as Ards Brake and Clutch Centre and accessed via a
separate entrance from Lansdowne Road adjacent to the access to the six
terrace units). Car parking is located to the front of the units, and this is
unallocated. A Palisade fence denotes the boundaries of the site. The
Lansdowne Road is located to the south of the site with vacant land beyond.
Residential properties are located to the north and west (Ravenhill Lane).
There has been no recent relevant planning history to the site however outline
pl anning permission was granted on

9

Sept

devel opment 6 on t he-6denaaes EstateWwansdavsne uni t s 1

Road.
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Map 36: Distribution of Use Classes throughout Lansdowne Road Site
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Lansdowne Road- use class by floorspace
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3.31

Jubilee Extension

This is a finger shaped site orientated east-west and tapers to a point at the
western extent of the site. The site consists of unmanaged grass that is
overgrown with gorse and relatively flat throughout. A pedestrian path
providing linkage to the housing estate to the south runs north south along the
eastern site boundary. The site is bound by the A20 link road to the south and
the Jubilee Road encloses the site to the north. An electricity substation lies in
the western corner of the site. Sketrick House bounds the site to the east. The
dominant surrounding land use is small business units with residential land
use on the southern side of the A20 road. The MOT centre lies within the
centre of the site and a row of industrial units with an area of communal
parking are located towards the north west of the site. There are currently
separate entrances to each portion of the site. The MOT centre is accessed
from the east and the industrial units are accessed via the north west. The
boundary to the south consists in part of a chain link fence with concrete
posts.
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Jubilee Extension- Use class by floorspace

16%
aa% m 5Ui Generis
m WVacant
m B4
a40%

Jubilee Extension - Use class by Area
gy 2%
l‘ = Undeveloped

47%, ® 5ui Generis

m Vacant
465

» B4

NewtownardsSummary

3.22 As previously referenced, the Ards and Down Area Plan 2015 zoned 75.63
hectares of land as existing or proposed employment uses in Newtownards.
As seen in the table below, approximately 28.63 hectares has not been
developed.
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Newtownards (Zoned) Gross Area (Hectares)

Total Area identified 75.63
Developed Land within Zonings 47
Undeveloped land within Zonings 28.63

3.23 The table below shows a breakdown of the 47ha of zoned lands that have
been developed for a specific use:

Use Class (Newtownards % Total Floorspace % Total Land Area
Zoned sites)

Al 1 1
Bl 6 34
B2 20 15
B3 39 11
B4 13 6
C1 6 8
D1 3 4
Sui Generis 6 12
Vacant 6 9

Newtownards Summary- Use Class by Floorspace (Zoned Sites)
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= B1
= B2
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m B4
m ]l

nD1

m 5ul Generis
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Newtownards Summary- Use Class by Site Area (Zoned Sites)
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3.24 This monitor has identified an additional 34.06 ha of land that is industrial in
character but is not formally zoned as such in the extant plan. If this is added
to the zoned land, then the overall total of zoned and unzoned industrial land
in Newtownards is 106.69 ha.

Newtownards (All identified lands) Gross Area (Hectares)
Total Area identified 109.69

Developed Land within all identified areas 81.06

Undeveloped land within all identified areas 28.63

3.25 The following table shows the breakdown of various use classes within all of
the zoned industrial lands in Bangor:

Use Class (All Identified % Total Floorspace % Total Land Area
sites)

Al 4 2
Bl 3 15
B2 13 9
B3 33 14
B4 13 7
C1 3 3
D1 5 4
Sui Generis 20 27
Vacant 6 19
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3.26 The pie charts and tables illustrate that traditional B2, B3 and B3 industry is
still dominant in Newtownards, accounting for 59% of total floorspace in the
monitored sites and 30% of the total site area. Class B1 offices and sui
generis uses are also strongly represented. There has been some minor
encroachment by class C1 housing and Al retail. As 19% of the sites
surveyed are vacant, this indicates that there is good future potential for
expansion and redevelopment within these areas.



4.0 Holywood

Introduction

4.1  The draft BMAP 2015 did not identify any industrial zonings within the
development limits of Holywood in recognition of its primary role as a
commuter settlement with a vibrant commercial centre catering for a local
need. The BMAP Office sector study identified Holywood as one of the main
office centres outside of Belfast but observed that office sizes tend to be small
and therefore easily accommodated within the town centre.
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Map 38: Holywood Sites over 0.5ha Overview
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4.2

4.3

Unzoned sites of 0.5ha or more:

The following sites are 0.5 hectares or above in site area, consist of a cluster
of non-residential uses and are not currently zoned for employment and
industry purposes in any draft or extant area plans:

Pavilions Office Park, Kinnegar Drive

This exclusively Class B1 office development is located to the west of
Holywood town centre, on the other side of the A2 carriageway and railway
line. The surrounding Kinnegar area is primarily residential in character and
construction is underway on 0.38 hectares of zoned land to the south of
Pavilions Office Park (Zoning HD 03/02 - Byron Halt.) The office park is
occupied by five office-based enterprises, located within two storey red brick
detached buildings with a pleasant, wooded backdrop and communal parking.
The occupiers at the date of survey (April 2022) were WSP Professional
Services, Gravis Planning, Ardmore Advertising, Morrow Communications
and Habinteg Housing.
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4.4

St. Helens Business Park, High Street/Church View, Holywood

This business park is also solely occupied by office-based businesses (B1
and B2), which is perhaps reflective of its town centre location. The principal
access point is off High Street, which is the main commercial heart of the
settlement. There is a secondary access via Church View. The business
park is separated into three purpose-built buildings and also a fourth which is
a recently converted church hall (73 Church View.) Occupants include a
travel firm, housing association offices and a media production company.
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4.5

St. Helens Business Park- Use Class by Floorspace
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HolywoodSummary

This monitor identified 1.09 hectares of land in Holywood that is industrial in
character but is not formally zoned as such in the extant plan. It should
however be noted that the predominant use classes in both St. Helens
Business Park and Pavilions Office Park are B1 and B2 which is in keeping
wi t h Ho |statwsoas kekyoosfice centre outside of Belfast. Both sites are
compact and quite constrained, and this renders them unsuitable for other



class B uses which may require extensive yards, circulation spaces and
storage facilities.

4.6  The following table shows the breakdown of various use classes within the
two unzoned areas:

Use Class (All Identified % Total Floorspace % Total Land Area
sites

Holywood Summary- Use Class by Floorspace

m Bl
m B2
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4.7

Holywood Summary- Use Class by Site Area
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As previously referenced, the focus of economic development activity in
Holywood is office-based enterprise as is clearly depicted in the above charts.
B1 and B2 class uses do not require large sites with access and circulation
spaces for large vehicles so are ideally located within town centres and close
to public transport networks for commuting staff. As such, neither St. Helen's
business park nor Pavilions Office Park would be suitable for the wider range
of B-Class businesses.
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5.0 Comber

Introduction

5.1 Comber has a strong industrial heritage and although many of the former
industries have now been replaced by housing, others have been
sympathetically converted into residential developments such as Andrews
Spinning Mill on Ballygowan Road and the Old Distillery on Park Way. The
Ards and Down Plan notes that, in line with its role as a local hub as defined

by the RDS, 4.66 hectares of land was zoned for industrial purposes within

housing zoning CRO06, to the east of the town.
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Map 41: Comber Zoned and Sites over 0.5ha Overview

98



CR1(@; Riverside Development

5.2  Industrial zoning CR10 comprises of a 4.66ha parcel of land at the north-
eastern fringe of the settlement development limit of Comber and of new
housing zoning CRO6.
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i Crown Copyright and is reproduced with the parmission of Land & Property Services under delegated authority from the.
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Map 4217 CR10 Zoned Employment Lands

5.3  Construction of the housing element of this zoning is underway (called Enler
Village) and the industrial portion of CR06 remains undeveloped, however a

reserved matters application for Oerectio
units with associated parki n g , | andscaping and access r
consideration by Department for Infrastructure. A further reserved matters

application for a 6village centred to inc



B1, B2 and B4 has also been submitted. The key planning history relating to
CRO06 and CR10 is summarised in the table below:

CRO06 and CR10 Planning History

Reference Proposal Decision and
date
X/2009/0858/0 Mixed use development involving Approval
residential, retail, nursing home, 22.12.2016

sheltered accommodation, creche,
business park (B1, B2, B3 and B4)
and extension to salt marsh

X/2011/1343/F Proposed housing development of = Approval
17 sites with garages, landscaping  4.12.2016
and access roads (now

completed)

LA06/2017/0778/RM(Phase = Residential development consisting = Approval

1) of 168 housing units, open space, | 17.06.2021

access roads, pumping station and
other associated works
LA06/2018/997/RM Residential development of 362 Under
(Phase 2) housing units, open space, Consideration
including linear walkway and
saltmarsh creation

LA06/2019/0568/RM(Phase = Residential development of 80 Under
3) housing units Consideration
LA06/2018/1295/RM Erection of 2 class B1(b) or B1(c) Under
business units Consideration
LA06/2020/0129/RM Village Centre consisting of 4 retail = Under
units, creche and nursing home, Consideration
residential units and 10 business
park units

CR1X Newtownards Road

5.4  This 1.32ha site gained full planning permission for 43 social housing units in
2018. The permission covered the entirety of the site area and is now fully
built out and occupi ed. The construction
development effectively means that this industrial zoning is lost.
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Map 43: CR11 Zoned Employment Lands, now developed for housing
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