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Local Development Plan, draft Plan Strategy (DPS) Consultation - 
Survey 

Instructions 
 

 Write as clearly as you can— these forms might be scanned 

 Write your answers in the same language as this form 

 

Formal Consultation period 

The Statutory Consultation period opens on 17 October 2025 and closes at 4.30pm on 

15th December 2025 

Responses to be returned to the LDP team at 

2 Church Street , Newtownards BT23 4AP 

or by email to planning@ardsandnorthdown.gov.uk 

Respondents should note that any representations should be made in full to the Council. Further 

information or clarification will not be sought unless requested by an independent examiner. 

Soundness 

A key feature of the local development plan system is ‘soundness’ which requires the 

development plan document to be tested in terms of content, conformity and the process by 

which it is produced, at independent examination (IE). 

 

 
The tests of soundness are based upon three categories which relate to how the development 

plan document (DPD) has been produced, the alignment of the DPD with central government 

regional plans, policy and guidance, and the coherence, consistency and effectiveness of the 

content of the DPD. 

 
More information on Soundness is available :Development Plan Practice Note 6 Soundness . 

mailto:planning@ardsandnorthdown.gov.uk
https://www.infrastructure-ni.gov.uk/sites/default/files/publications/infrastructure/dppn-6-soundness-v2-may-2017_0.pdf
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Tests of Soundness 
 

 
The tests of 'Soundness' for Development Plan documents are as follows: 

Procedural tests 

P1 - Has the DPD been prepared in accordance with the Council’s timetable and the Statement 

of Community Involvement? 

 
P2 - Has the Council prepared its Preferred Options Paper and taken into account any 

representations made? 

 
P3 - Has the DPD been subject to sustainability appraisal including Strategic Environmental 

Assessment? 

 
P4 - Did the Council comply with the regulations on the form and content of its DPD and 

procedure for preparing the DPD? 

 
Consistency tests 

 
C1 - Did the Council take account of the Regional Development Strategy? 

C2 - Did the Council take account of its Community Plan? 

C3 - Did the Council take account of policy and guidance issued by the Department? 

 
C4 - Has the Plan had regard to other relevant plans, policies and strategies relating to the 

Council’s district or to any adjoining council’s district? 

 
Coherence and effectiveness tests 

 
CE1 - The DPD sets out a coherent strategy from which its policies and allocations logically flow 

and where cross boundary issues are relevant it is not in conflict with the DPDs of neighbouring 

councils. 

 
CE2 - The Strategy, policies and allocations are realistic and appropriate having considered the 

relevant alternatives and are founded on a robust evidence base. 

 
CE3 - There are clear mechanisms for implementation and monitoring. 

 
CE4 - It is reasonably flexible to enable it to deal with changing circumstances. 
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1. Name: 
 

David Donaldson  

2. Address 
 

50a HIGH STREET 

 

HOLYWOOD 

 

 

 

 

 
3. Post Code (optional) 

 

BT18 9AE 

 
4. Email (optional) 

 
david@donaldsonplanning.com 

 

 
5. Phone Number (optional) 

 

07920873600 

 
6. Are you responding as an individual? (optional) 

*Choose exactly 1 option 

 No 

 
7. Are you responding on behalf of an organisation? (optional) 

*Choose exactly 1 option 

 No   

 
8. Organisation and Job Title (if applicable): (optional) 
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9. Are you an Agent responding on behalf of a client? (optional) 

*Choose exactly 1 option 

 YES 

 
10. Client Name , address (if applicable): (optional) 

 

BOWMAN AND MCGIMPSEY FAMILIES 

 

 

 

 
11. Do you wish to upload a document to add to your survey response? (optional) 

Please note the maximum size of files that can uploaded is 50MB 

This field cannot be completed on paper. Please use the online version of this form instead. 
 
YES – SEE ATTACHED SUBMISSION REF DD01  

 
12. Please indicate how you would like your representation to be dealt with at Independent 

Examination (please select one item only): Please note that the Independent Examiner will 

be expected to give the same careful consideration to written representations as to those 

dealt with by oral hearing. 

Further information on the IE procedures can be found at https://www.pacni.gov.uk/node/443 

*Choose exactly 1 option 

  

X Oral Hearing (Choose this procedure to present your representation orally at the public 

hearing) Unless you specially request a hearing, the Independent Examiner will proceed on 

the basis that you are content to have your representation considered in written form only. 

 
13. Soundness of the Plan (optional) 

Do you believe the draft Plan Strategy is sound? 

*Choose exactly 1 option 

No 

https://www.pacni.gov.uk/node/443
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14. If you believe the strategy is unsound, please indicate which tests of soundness it fails 

and provide your reasoning below. (optional) 

 

CE1 AND CE2 

 
15. Procedural Tests - (optional) 

P1 Has the DPD been prepared in accordance with the Council's timetable and the 

Statement of Community Involvement? 

*Choose exactly 1 option 

Yes   

 
16. Test P1 Comments (optional) 

 

N/A 

 

 

 
 

 

 
17. P2 Has the Council prepared its Preferred Options Paper and taken into account any 

representations made? (optional) 

*Choose exactly 1 option 

 Yes   
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18. Test P2 Comments (optional) 
 

N/A 

 

 

 

 
19. P3 Has the DPD been subject to Sustainability Appraisal including Strategic 

Environmental Appraisal? (optional) 

*Choose exactly 1 option 

 Yes   

 
20. Test P3 Comments (optional) 

 

N/A 

 

 

 
 

 

 
21. P4 Did the Council comply with the regulations on the form and content of its DPD and 

procedure for preparing the DPD (optional) 

*Choose exactly 1 option 

yes
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22. Test P4 Comments (optional) 
 
 

 

 
23. Consistency Tests (optional) 

C1 Did the Council take account of the Regional Development Strategy? 

*Choose exactly 1 option 

 Yes   

 
24. Test C1 Comments (optional) 

 

N/A 

 

 

 

 
25. C2 Did the Council take account of its Community Plan? (optional) 

*Choose exactly 1 option 

Yes  
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26. Test C2 Comments (optional) 
 

N/A 

 

 

 

 

 
27. C3 Did the Council take account of policy and guidance issued by the Department? 

(optional) 

*Choose exactly 1 option 

NO  

 
28. Test C3 Comments (optional) 

 

Lack of evidence that SPPS direction to identify mixed use sites was considered.  

 

 

 

 

 
29. C4 Has the Plan had regard to other relevant plans, policies and strategies relating to the 

Council's district or any adjoining council's district? (optional) 

*Choose exactly 1 option 

Yes  
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30. Test C4 Comments (optional) 
 

N/A 

 

 

 

 
31. Coherence and Effectiveness Tests (optional) 

CE 1 The DPD sets out coherent strategy, from which its policies and allocations logically 

flow and where cross boundary issues are relevant it is not in conflict with the DPDs of 

neighbouring councils? 

*Choose exactly 1 option 

No 

 
32. Test CE 1 Comments (optional) 

 

see written submission  

 

 

 
33. CE 2 The Strategy, policies and allocations are realistic and appropriate having 

considered the relevant alternatives and are founded on a robust evidence base? 

(optional) 

*Choose exactly 1 option 

   No 
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34. Test CE 2 Comments (optional) 
 

See written submission  

 

 

 
35. CE 3 There are clear mechanisms for implementation and monitoring? (optional) 

*Choose exactly 1 option 

  No 

 
36. Test CE 3 Comments (optional) 

 

See written submission  

 

 

 

 
37. CE 4 It is reasonably flexible to enable it to deal with changing circumstances? (optional) 

*Choose exactly 1 option 

  No 
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38. Test CE 4 Comments (optional) 
 

See written submission  

 

 

 

 
39. If you consider the draft Plan Strategy to be unsound please provide details of changes 

you suggest to make the draft Plan Strategy sound. (optional) 

 

SEE ATTACHED WRITTEN SUBMISSION  

 

 

 

 
40. Do you have any comments on the Implementation and Monitoring of the draft Plan 

Strategy? (optional) 
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41. Sustainability Appraisal (SA) incorporating Strategic Environmental Assessment (SEA) 

(optional) 

Do you have any comments? 
 

 N/A 

 

 

 
42. draft Habitats Regulations Assessment(HRA) (optional) 

Do you have any comments on the draft HRA? 

N/A 
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43. Equality Impact Screening Report (optional) 

Do you have any comments on the EQ screening? 
 

 N/A 

 

 

 

 

 
44. Rural Needs Impact Assessment (optional) 

Do you have any comments on the RNIA? 

N/A 

 

 

 

 

 
45. Please add any additional comments (optional) 

 

N/A 
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What Happens Next? 

Thank you for your representation to the Local Development Plan draft Plan Strategy (dPS). 

 
You will receive a formal acknowledgement letter from the Council's Planning Department 

. We will issue this within 5 working days of your response. 

 
This is in addition to the acknowledgement auto-generated by the Go Vocal system. 

 
Representations received during the public consultation stages of the Plan Strategy and Local 

Policies Plan, must be made available for public inspection, both in hard copy, and on the 

Council’s website, as required by Legislation. 

 
Representations will also be shared with an Independent Examiner such as the Planning 

Appeals Commission and the Department for Infrastructure as part of the Local Development 

Plan Examination Process. 
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 SUMMARY:  

KEY ASPECT OF DPS PLAN PROPOSAL  AMENDMENT REQUIRED FOR 

SOUNDNESS  

 

Plan Objectives 

 

Promote sustainable growth 

etc  

Support 

SGS 1 Spatial Growth 

Strategy 

 

Focus growth on Bangor and 

Newtownards  

Support 

SGS2 Settlement 

Hierarchy  

 

Bangor and Newtownards as 

‘Principal Settlements’  

Support 

SGS3 Strategic 

Employment Land 

Allocation  

 

 

 

 

Allocate minimum of 25ha. Support 

Promote SELs Support 

Retain existing zonings. 

 

DPS is unsound under CE2 as it 

fails to consider why some 

allocations have not been able 

to deliver.   

 

It also fails to consider the 

potential for mixed use 

designations, as required by the 

SPPS and as utilised in Lisburn and 

elsewhere. 

 

BMAP Zoning BR05 (and adjacent 

lands to the east) should be 

taken forward in the ANDBC Plan 

Strategy as a ‘Strategic Mixed 

Use’ (SMU) designation.  

 

An SMU allocation could help to 

‘unlock’ this important site and 

delver in excess of 700 jobs as 

well as a range and choice of 

housing and community facilities.  
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SGS4 Strategic 

Housing Allocation  

 

Allocation of 15,608 homes 

for Plan Area on basis of 

employment needs.  

Support  

SGS5 Allocation to 

Settlements  

 

Table 6 Allocations of 4,508 to 

Bangor and 3,381 to 

Newtownards. 

Support – although allocation to 

Bangor could be increased to 

reflect its ‘City’ status, population, 

and connectivity.  

 

Table 6 ‘Potential Supply’ of 

2,004 dwellings in Bangor. 

 

The potential supply calculation is 

unsound – our analysis shows that 

the potential supply evidence for 

Bangor is not soundly based and 

cannot be relied upon as zoned 

BMAP sites remaining have 

capacity for less than 400 houses.  

  

SGS6 Management of 

Housing Land Release. 

 

Potential allocation of phase 

2’ sites.   

Unsound under CE2 and CE4. The 

effective Plan period is too short 

to merit any need for phasing.  

 

HOU3 Affordable 

Housing  

 

Thresholds for Affordable 

Housing  

Support in principle but Plan 

Strategy is unsound as it fails to 

recognise that delivery of housing 

to meet social need in Bangor 

(c.600 houses) will only be 

achieved through significant new 

allocations. 

  

OS4 Greenways etc   

 

Protection of greenways  Support - The proposed ‘SMU’ 

lands are bisected by the 

greenway.  

AT1 Active Travel  Maximise opportunities for 

active travel and sustainable 

transport.  

Support – The proposed SMU 

lands are adjacent to transport 

routes and the greenway. 

 

 

Conclusions: The overall Plan Strategy is supported.  

 

However it is unsound in its approach to the delivery of employment land and its failure to 

provide a ‘Strategic Mixed Use’ designation at Newtownards Road, Bangor which has 

potential to deliver over 700 jobs, over 300 dwellings to meet a range of local needs, and 

associated local facilities in a highly sustainable location.  
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1.0  INTRODUCTION 

1.1 This response is to the Draft Local Plan Strategy (DPS) published in October 2025. It has 

been submitted on behalf of the Bowman and McGimpsey families, and it relates 

primarily to the DPS approach to the City of Bangor.  

Legislative Context for Representations 

1.2 Part 2 of the Planning (NI) Act 2011 sets out the general requirements for local 

development plans. This states that the purpose of the Independent Examination is to 

determine whether: a) it satisfies the requirements relating to preparation of the DPD; 

and b) whether it is ‘sound’.  

1.3 The soundness tests relate to procedure; consistency; and coherence and 

effectiveness.  

1.4 In relation to this submission, the ‘coherence and effectiveness tests’ are the most 

relevant. These are:  

CE1 – does it set out a coherent strategy from which policies and allocations logically 

flow; 

CE2 – are the policies and allocations realistic and appropriate having considered 

alternatives and founded on a robust evidence base; 

CE3 – are there clear mechanisms for implementation and monitoring; and  

CE4 – is it reasonably flexible to deal with changing circumstances.  

1.5 The Bowman and McGimpsey families are the owners of the large BMAP employment 

designation BR05 at Newtownards Road, Bangor, and of further lands to the east:  

 

1.6 It should be noted that the Adopted version of BMAP (although quashed for reasons 

unrelated to this development) extended the designated area from that which was 

originally shown as BR06 in the draft version of the Plan.  
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1.7 The extent of permissible uses in BMAP was restricted to the following:  

  

1.8 The BR05 lands represent the largest undeveloped zoning in the Borough. How this site 

is treated in Adopted Plan Strategy will be critical to the achievement of the Council’s 

objectives for delivery of housing and employment growth over the Plan Period and 

beyond.  

1.9 This representation sets out the reasons why the Draft Plan Strategy is unsound in some 

respects, and how it should be amended to create the conditions which will allow this 

land to contribute to the Plan objectives and the needs of the Borough.  

 

2.0 PLAN OBJECTIVES  

2.1 The key objectives of the PS are set out below:   
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2.2 These objectives are sound. In particular it should be noted that the DPS is seeking to 

promote sustainable growth, a mix of housing tenures, a diverse economy, and 

sustainable movement patterns.  

2.3 The Plan Strategy policies and allocations must align with and deliver upon these 

objectives.  

3.0  SGS1 SPATIAL GROWTH STRATEGY  

3.1 The SGS is a core element of the PS. This is replicated below:   
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3.2 The SGS is considered to be generally consistent with the RDS.  

3.3 The two largest settlements are identified as the primary locations for future housing, 

economic growth and investment. That is sound.  

SGS2 Settlement Hierarchy   

3.4 The settlement hierarchy reflects the SGS, with Bangor and Newtownards again being 

at the top of the hierarchy. Whilst Bangor’s city status and its population could be 

argued to place it above Newtownards in the hierarchy the key objective must be to 

ensure that Bangor is able to strengthen its role as a primary location for housing and 

economic growth.   

 

Strategic Allocation of Economic and Industrial Development Land 

3.5 Significantly, the RDS directions afford substantial weight to the allocation of 

employment land within Local Development Plans. The DPS has adopted this 

approach, recognising the need for an ample supply of suitable and available land to 

meet economic development needs:  

 

3.6 The BR05 lands ‘tick every box’ in the above strategy. They are large, they are 

available, they are accessible, and they are in the largest urban centre within the 

Borough. They are also adjacent to the main transport network. They are plainly ideal 

to contribute to the economic growth of the Borough. This is a location which must be 

identified for its strategic importance for delivery of growth.  
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3.7 The DPS objective to deliver economic growth has stemmed largely from the 

Council’s ‘Integrated Strategy for Tourism, Regeneration and Economic 

Development’ in the Borough.  

  

3.8 This has an aspiration for an additional 7,500 jobs by 2030. Medium and high growth 

sectors are targeted.  

3.9 An extract from the Strategy is below:  

 

3.10 One of the main aspects of the Integrated Strategy is to ensure that space is 

available to ensure effective delivery of services. In addition, it notes the importance 

of investment sites at key strategic locations. The objectives below are particularly 

relevant: 

 

3.11 Flexible spaces within town hubs, linked to larger business and innovation centres 

within the Borough are also envisaged: 
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3.12 This recognition of the need to provide flexible spaces, and to reduce the incidence 

of commuting outside the Borough is critically important. The provision of employment 

facilities, integrated with areas where people live, is a fundamental principle of 

sustainable development.  

3.13 SGS3 of the DPS has clearly been derived from the above. It relates to the allocation 

of economic development land. In particular it should be noted that it refers to a 

minimum of 25ha; focuses upon the most accessible locations; promotes Strategic 

Employment Locations; and provides for a range of business needs:  

  

3.14 It is noted from para 2.34 that the employment land allocation has considered a 

‘baseline’ scenario of 4,500 jobs, and the ‘success scenario’ of 7,500 jobs. In this context 

the allocation of a minimum of 25 ha for economic and industrial development, 

focused upon the principal settlements, can be regarded as sound.  

3.15 The proposal to introduce Strategic Employment Locations is also sound. The DPS has 

identified Balloo Industrial Estate in Bangor and Jubilee Road, Newtownards. However 

it is noted from Table 3 that Jubilee Road has only 3.61 ha remaining undeveloped. 

Whilst Jubilee Road has successfully attracted and maintained a range of employment 

types, the availability of only 3.6ha can hardly be regarded as ‘strategic’ in the context 

of the Borough.  

3.16 Paragraph 2.37 sets out the justification for the identified 37.28 ha oversupply. It 

includes an allowance for unexpected growth; flexibility of choice; and allowance for 

non-delivery of sites.  

3.17 It is significant to note that much of this oversupply is concentrated upon the BMAP 

BR05 site (draft BMAP zoning BR06 of 17 ha). Whilst over provision may be consistent 

with the RDS, it is important for the Plan to be realistic, and to have regard to the 

reasons why existing zoned sites may not have been able to deliver upon their 

employment potential. In this respect Soundness test CE2 requires policies and 

allocations to be realistic, appropriate and evidence based. 
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3.18 The BR05 lands are extremely well located in relation to Bangor. They are not prominent, 

they are relatively level and they are directly adjacent to the dual carriageway which 

links the two principal settlements. Indeed following the BMAP Examination the PAC 

Report recommended the extension of this designation: 

 PAC Report 

3.19 BR05 is clearly a strategic location. Whilst the proximity to the road network is a key 

locational advantage, it is also a constraint upon delivery. The key issue is that the 

provision of a new controlled access to the dual carriageway (as required by the Key 

Site Requirements) is an expensive requirement. When coupled with increasing build 

costs for employment facilities, along with modest rental returns, development here is 

less attractive to private investors and beyond the reach of smaller commercial 

operators. It is for this reason that the DPS must consider how best to stimulate the 

opening up of this zoning and thereby facilitate economic development.  

3.20 In this respect it is relevant that the DPS has failed to give proper regard to two key 

elements of Regional guidance.  

3.21 First, whilst the RDS Employment Land Evaluation Framework is referred to, there 

appears to have been relatively scant regard to the ‘fitness for purpose’ of the existing 

employment portfolio as required under Stage 1. In addition, a robust appraisal of sites 

against ‘occupier or developer needs’ is not readily apparent, as required under Stage 

3: 
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3.22 Second, the DPS has not incorporated the clear SPPS direction to identify opportunities 

for mixed use development in 6.94, below:  

 

3.23 There is no evidence that, despite comprehensive POP representations in respect of 

the BR05 lands, the DPS considered any opportunities for mixed use development 

within the Plan area.  

3.24 This is even more surprising when the ‘Gravis Report’ which was commissioned by the 

Council on employment lands (March 2019) concludes as follows:  
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3.25 The concept of mixed-use development has rapidly gained popularity in the UK over 

the past decade, with major schemes such as Kings Cross, Battersea Power Station and 

Paradise Birmingham having been brought forward. Regional cities have also 

experienced a boom in mixed use projects, driven to meet growing housing, 

employment and social demands. Such projects can deliver upon convenience and 

connectivity; community and lifestyle; work/life balance; resilience to economic 

downtowns; technological innovation; and long-term sustainability. More local 

examples include the Weaver’s Cross development in Belfast, and the Belfast Local 

Plan Strategy has included a series of Development Opportunity Areas (DOAs) under 

Policy CC1 whereby underutilised land is highlighted for mixed use development. Such 

areas include Sailortown; East Bank; Ormeau Avenue; Cathedral Quarter etc.   

3.26 But mixed-use schemes are not just applicable within large city centres or major 

regeneration projects. They are now also being rolled out on ‘greenfield’ sites in 

Northern Ireland. A prime example of sustainable mixed-use development, introduced 

to provide a stimulus for development, is the now adopted Lisburn Plan Strategy, 

extracts below:  
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 Lisburn DPS Extracts 

3.27 Designation SMU01 for West Lisburn was brought forward as the Council recognised 

that a draft BMAP employment zoning was unlikely to be delivered due to high 

infrastructure costs. Accordingly the lands were designated for a mixture of the 

following uses:  

 Lisburn SMU01 

 

Strategic Mixed Use Designation for BR05 and adjacent lands.  

3.28 Soundness test CE2 requires policies and allocations to be realistic and appropriate, 

having regard to delivery constraints and a robust and credible evidence base. There 

is compelling evidence that the designation of BR05 solely for employment purposes 

has not been able to deliver economic development to date. Accordingly, this 

strategically important site may remain undeveloped and unable to contribute to the 

Council’s objectives for economic growth.  

3.29 To conform with Test CE2 there is an overwhelming case for BMAP zoning BR05 and 

adjacent lands to the east to be identified in the DPS as a location for ‘Strategic Mixed 

Use (SMU) employment, housing and community facilities’.   

3.30 An SMU designation will contribute to the plan objectives as follows:  

- It will deliver sustainable growth in an accessible location on the main transport route 

between the two principal settlements; 

 

- This is a location where infrastructure, services and employment opportunities are 

already in close proximity;  

 

- The site location benefits from direct proximity to the Council’s new greenway, with 

pedestrian and cycle linkages between the two main settlements. This will reduce 

reliance upon the private car, consistent with regional objectives and the climate 

change agenda;  
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- The benefits of mixed use development as a stimulus for both housing and employment 

growth is now well established throughout the UK, and with specific examples now 

embedded within both the Belfast Plan Strategy and Lisburn and Castlereaah Plan 

Strategy;  

 

- The employment consultant’s appointed by the Council (Gravis) endorse the rezoning 

of this area for mixed use as a stimulus for economic activity;  

 

- It will stimulate and deliver development on land which has long been identified as 

physically and environmentally suitable for development;  

 

- It will contribute to a thriving, well connected and diverse economy;  

 

- It will provide a suitable location for a range and choice of employment types, from 

small startup and hi-tech businesses, to plots suitable for larger B2 and B4 

developments; 

 

- The site is sufficiently large to facilitate a ‘masterplanning’ approach, to ensure 

successful integration between land uses and infrastructure. Initial masterplanning work 

(previously set out in the response to the Preferred Options Paper and at Appendix 1) 

demonstrates how delivery of at least 700 jobs is realistic by utilising only part of this 

extensive zoning; 

 

- There is potential for a range and choice of housing, including much needed social 

and affordable housing, with potential for at least 300 new homes to be delivered to 

meet local needs; and 

 

- It will integrate employment and housing, minimising the need for commuting or travel 

outside the Borough and thus reducing pressure upon the transport networks.  

 

3.31 Appendix 1 summarises how it is envisaged SMU designation could deliver significant 

employment, as well as a range of other uses. It is also worth noting that whilst this 

representation is focused upon the area already designated under BR05, a further 

easterly extension to this area could readily be facilitated should additional flexibility to 

accommodate economic or residential development be considered desirable.     

3.32 Plainly, the identification of this land for Strategic Mixed Use will ensure that the Plan 

Strategy will be realistic and appropriate in its aspirations to secure economic growth.  
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4.0 STRATEGIC HOUSING ALLOCATION 

4.1 SGS4 and SGS5 are critical elements of the Plan Strategy.  

 

4.2 The allocation of 15,608 homes up to 2032 is supported. The DPS notes that this was 

informed by the SPPS, including HGIs, allowance for commitments; urban capacity 

studies etc.  

4.3 The Strategic allocation is soundly based upon an employment led approach. This is 

consistent with the Council’s ‘Integrated Tourism, Regeneration and Economic 

Development Strategy’ produced in 2018. Whilst this has resulted in a figure which 

exceeds the HGI figures for the Borough, the ambition to achieve employment growth 

within the Borough is an entirely legitimate objective. This makes delivery of 

employment (as discussed in Section 3.0) even more critical to the Growth Strategy.  

Allocation to Settlement Tiers 

4.4 Table 4 indicates that 61% of the housing allocation will be to Bangor and 

Newtownards. The four small towns will collectively receive 22% of the allocation; the 

villages will receive 10% and the small settlements 1%.  

4.5 Table 6 does not make clear why there is an apparent shortfall between the housing 

allocation total of 15,608 overall and the 12,649 allocation which is set out. However 

on further examination it is evident that the allocation excludes the number of units 

already built between 2017 and 2022 (ie 2,959 units).  
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Principal Settlements  

4.6 it is evident that Bangor and Newtownards have the largest allocations, with 4,508 and 

3,381 houses respectively.  

4.7 As the City of Bangor has approximately 39% of the Borough population it would have 

been expected to be allocated a similar proportion of the housing allocation, so the 

figure provided of 4,508 is lower than would be expected if based upon population 

equivalent, which would equate to around 4,950.  The Evaluation Framework in 

Technical Supplement 1 does not explain why it has only been allocated a lower 

quantum than might otherwise be expected.  

Housing Supply 

4.8 It is also important to note that the NPPF in England has reinforced the need to ensure 

that housing is likely to be delivered. The 2019 NPPF definition of ‘deliverable’ is below:  
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4.9 Table 6 above shows that Bangor has a potential housing supply of 2,004 houses, which 

is some 2,500 short of its allocation. Additional housing land will need to be allocated 

to meet this requirement. Furthermore, this will need to be in locations where this is 

deliverable. The BR05 lands have already been deemed suitable for development, are 

well located, and accessible. Development at this location will be deliverable.  

4.10 Table 7 indicates that the potential supply in the Borough is 14,319 dwellings. However 

this figure is a Borough-wide figure, so it is inflated by oversupply in other towns and 

villages. The PS must make clear that oversupply in other settlements will not prejudice 

the allocation of sufficient land in Bangor to meet the Plan objectives of housing and 

economic growth. 

 

4.11 Table 6 of Technical Supplement 2 shows that Bangor has been a popular location for 

development, with less than 14% of its potential housing land remaining available in 

2024. Recent developments have further reduced this figure:  
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4.12 The critical shortage of housing land in Bangor is further illustrated by it having the 

highest need for social housing, as indicated in Table 4 of Technical Supplement 2:  

 

 

4.13 With all of the major housing zonings in Bangor now either built or committed it is 

impossible to see how the requirement for 600 social units can be met, especially as 

any ‘windfall’ sites are likely to be small in scale. However by zoning additional housing 

land there is the potential to include the requirement for a percentage of 

social/affordable housing, or indeed to allocate land specifically for this purpose.  

 

4.14 It must be concluded that the Plan Strategy should ensure that land is allocated to 

facilitate additional housing in Bangor. The additional lands should also include a social 

housing requirement to ensure that the full range of housing needs is met.  

 

4.15 In this respect it must be pointed out that a ‘Strategic Mixed Use’ designation for the 

BR05 lands will facilitate not only employment uses, but can incorporate the provision 

of a range and choice of housing, including social housing, retirement housing etc., all 

on land which has already been confirmed as being satisfactorily integrated with the 

settlement. The proximity to major transport routes and the greenway is a further 

advantage of this location. Appendix 1 provides further details.  
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5.0 MANAGEMENT OF HOUSING LAND RELEASE 

5.1 The PS proposes to introduce a phased release of land in the main settlements and the 

small towns:   

 

5.2 There is no issue with the principle of a managed release of housing land. However the 

soundness of this approach must be questioned in the context of Ards and North Down, 

for the following reasons.  

5.3 First, Development Plan Practice Note 01 advises that development plans should 

provide a 15 year framework for development (extract below): 

 

5.4 It is also worth noting that the NPPF in England states that strategic policies should be 

for a 15 year period following adoption: 
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5.5 The ANDBC LDP is now already 8 years into its plan period, and even on the Council’s 

best estimate it will not be adopted until at least 2030. It is simply impossible for it to 

provide the 15 year framework for growth which is required from a LDP. This is 

unsatisfactory and, unless remedied, is likely to render the Plan unsound.  

5.6 Second, the vast majority of the land supply likely to be developed within the plan 

period is already committed, with planning permissions in place and development 

already under way. This is evidenced by the figures in Table 7 which show commitments 

and urban capacity is already close to the overall allocation figure.  

5.7 Third, experience has shown that it can take several years to bring even zoned land 

forward to development stage. Examples include:  

Bell’s Farm - zoned land in Bangor. This was subject to pre-application community 

consultation in 2018, and application LA06/2021/1012/F for 157 dwellings was submitted 

in 2021. Despite being on zoned land the application has attracted in excess of 100 

objections and remains undetermined after over 4 years in the Planning process.  

Tullynagardy –zoned land in Newtownards. Application LA06/2019/0888/F – submitted 

in 2019 and approved late 2025.  

Ballyhalbert – housing policy area  within existing development - LA06/2021/0118/F for  

98 dwellings, 3 years from submission to approval.  

5.8 With land costs, infrastructure costs (access, services etc) developers need a degree 

of certainty over their future build program.  

5.9 Finally, it is worth noting the comments of the PAC in the 2008 Report on the Ards and 

Down Area Plan:  
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5.10 In a situation whereby the 2032 end date of the ANDBC Local Plan is so close to 

Adoption, the PAC’s words of advice appear to be just as applicable to this Plan 

process.   

5.11 The proposal for phased release of land is not founded upon a strong evidence base. 

On the contrary, the evidence shows that there is no requirement for such a policy, 

and that its inclusion in a plan with such a short time period can be regarded as 

unsound.  

6.0 AFFORDABLE HOUSING   

6.1 The DPS seeks to introduce an affordable housing policy, below:  

 

6.2 The introduction of an affordable housing policy is in accordance with the RDS and 

the SPPS.  

6.3 The DPS proposal to require affordable housing at a threshold of 20% of units within 

new developments is not unreasonable.  

6.4 However It will also require affordable housing for ‘residential development of 5 units 

or more, or on a site of 0.1 hectares or more.’   

6.5 There are two key concerns with this. First, the threshold of 5 units is very low. This would 

require one affordable unit within a small development of 5 houses. Not only will this 

result in additional administration to implement (via S76 agreements etc) but multiple 

small schemes are unlikely to make any meaningful contribution to the overall social or 

affordable need within the Borough (Table 4 of TS2 shows a need for 600 social units in 

Bangor). 

6.6 More fundamentally, the threshold of an affordable housing requirement on sites of 0.1 

ha or more is unworkable. Small sites of 0.1 hectare are only likely to yield about 2 

dwellings (at a density of 20dph) unless they are in inner urban locations and are 

suitable for higher density apartment type development.  

6.7 The only way in which delivery of affordable or social housing is likely to occur in any 

meaningful numbers is if the PS directs the LPP to identify specific and uncommitted 

sites. This will especially be the case in Bangor, where so much of the housing land is 

already built upon or committed.    
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6.8 As proposed, this policy is unsound, unworkable and unlikely to deliver the objectives.  

The thresholds for affordable housing must be increased to proposals of at least 10 units, 

or on sites of 1ha or more.      

6.9 The landowners on BR05 have already indicated that a significant percentage of the 

site can be allocated for affordable housing. In addition, it is proposed to include a 

number of retirement homes, so that a wide spectrum of community needs can be 

accommodated. In the context of a clear shortage of available development land in 

Bangor, this is precisely the type of development which the Plan should be seeking to 

facilitate in order to meet housing needs across the community.  

 

7.0 GREENWAYS AND ACTIVE TRAVEL  

7.1 The provision and protection of pedestrian and cycle connectivity within and between 

settlements is an important element in the DPS.  

7.2 Policy OS4 seeks to ensure that greenways will not be prejudiced by development.  

   

7.3 Policy OS4 is supported. The BR05 lands are bisected by the greenway proposal. This is 

regarded as an asset to the site as it will facilitate safe and convenient linkages 

between those living and working on the site and other community facilities.  

7.4 The Policy for ‘active travel’ is also sustainable:   
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7.5 Once again, the BR05 land has excellent connectivity, both for road users and 

pedestrians. This policy is supported. The integration of the greenway into this 

development will promote active travel.   

 

8.0 CONCLUSIONS  

8.1 The DPS has placed economic growth and employment at the heart of its growth 

strategy. This in turn has informed the proposed housing allocations. 

8.2 Whilst the DPS has continued to recognise the suitability of the BR05 lands for 

employment purposes, economic considerations have already demonstrated that a 

more creative strategy is required to ensure delivery of employment opportunities. The 

DPS is considered to be unsound in this respect as it has not had regard to the evidence 

available, or to the SPPS requirement for development plans to identify mixed use 

development opportunities.    

8.3 By designating a ‘Strategic Mixed Use’ zoning at BR05 and adjacent lands, this 

unsoundness of the DPS will be remedied. Economic development at this location, in 

association with a range and choice of much needed housing and sustainable active 

travel will allow this site to make a strategic and meaningful contribution to delivery of 

the Plan objectives. 
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APPENDIX 1 – SITE MASTERPLAN 

 

SUMMARY OF POTENTIAL DEVELOPMENT   

EMPLOYMENT POTENTIAL (c6-7HA)  

Floorspace Employment ratios Number employees 

Class B1 4,000m2 1 per 12m2 333 

Class B2 12,000M2 1 per 36m2 333 

Class B4 4,000M2 1 per 77m2 52 

Care/nursing home  1 per 3 beds 26 

Community 

pharmacy/café etc 

 30 

TOTAL   774 

 

RESIDENTIAL POTENTIAL  

FAMILY HOUSING  5HA 125 

SOCIAL/AFFORDABLE 

HOUSING  

5HA 125 

RETIREMENT HOUSING  3HA 60 

AMENITY/GREENWAY  3HA  

TOTAL  16ha 310 
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NB: Greenway has now been delivered through these lands, albeit on a slightly different route. 

Note that there is also potential to extend the lands further to the east or south, beyond BR05, 

without adverse impact on rural character.  

 

APPENDIX 2  

POTENTIAL REMAINING ON BMAP ZONED LAND IN BANGOR (DECEMBER 2025)  

  

BMAP REF  LOCATION  POTENTIAL 

@25DPH 

NOTES 

BR03/11 RATHGAEL 31 c.320 Complete 

BR03/07 GREEN ROAD NORTH  105 Under construction. c.20 

complete   

BR03/10 GREEN ROAD SOUTH  0 Complete 

BR04/03 MILLBANK AVE 30 Not started – unlikely to deliver 

BR04/06  OLD BELFAST ROAD 8 Not started (tree cover)  

BR04/07 SOUTH CIRCULAR  0 Not started – access issues.  

BR04/08 UPRICHARD/BALLOO 0 Approved for primary school  

BR04/09 BELLS FARM  157 Current application pending 

since 2022.  

BR04/12 ST GALLS  12 c.50 Complete 

BR04/13 BALMORAL SQUARE  0 Complete 

TOTAL   343  
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