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Democratic Services Section

Legal and Civic Services Department B_ElfCISt _
Belfast City Council City Council
City Hall

Belfast

BT15GS

23rd June, 2023

PLANNING COMMITTEE

Dear Alderman/Councillor,

The above-named Committee will meet both in the Lavery Room, City Hall and remotely,
via Microsoft Teams, on Thursday, 29th June, 2023 at 5.00 pm, for the transaction of the
business noted below.

You are requested to attend.

Yours faithfully,

John Walsh

Chief Executive

AGENDA:

3. Local Applications being reported back following adoption of the Plan
Strateqy

() PARTLY RESTRICTED ITEM: LA04/2019/2653/F - (Reconsidered item)
Demolition of existing property and erection of a 9 storey building (overall
height 37m) comprising a ground floor retail unit and and 8 floors of Grade A
office accommodation. Chancery House, 88 Victoria Street, Belfast (Pages 1
- 114)

(b) RESTRICTED ITEM: LA04/2022/1503/F - (Reconsidered item) Proposed
erection of a freestanding 6.8-metre high screen erected on steel structural
supports (9 metres in total height) with associated site work. Lands within
Musgrave Police Station 60 Victoria Street, Belfast (Pages 115 - 158)

(c) LAO04/2022/1499/F - (Reconsidered item) Construction of new community
wellbeing centre and cafe incorporating refurbishment and change of use of
existing house, with a new adjacent community garden and men's shed
facility. The Lockhouse 13 River Terrace Belfast BT7 2EN (Pages 159 - 172)



(b)

(©)

@)

(b)

(h)

(i)

-2 -
LA04/2023/2891/F - Replacement of existing natural grass rugby pitch with
new 3G surface and associated under pitch drainage and site works
(Additional Information Received. Kingspan Stadium 134 Mount Merrion
Avenue, Belfast, BT6 ODG (Pages 173 - 188)

LA04/2021/0691/F & LA04/2021/0915/DCA -(Reconsidered item) Demolition
of dwelling and erection of new dwelling, 1D Malone Park, Belfast (Pages
189 - 212)

LA04/2021/1317/F - Demolition of existing dwellings and erection of two new
dwellings and associated site works, 450 and 448 Lisburn Road (Pages 213
- 228)

LAO4/2022/0118/F - The proposed erection of 46No.apartment units over
three story's, with associated car parking site and landscaping works and the
alteration of an existing vehicular access. 146 Parkgate Avenue, Strandtown.
(Pages 229 - 248)

LA04/2023/3037/F - Section 54 application to vary condition 5 of reference
Z/1996/0102 to allow for the sale of optometry and audiology products and
equipment including spectacles, contact lenses and hearing aids. Unit 7a,
Connswater Retail Park, Belfast, BT5 4AF (Pages 249 - 258)

LA04/2023/2567/F&LA04/2023/2539/LBC- Proposed refurbishment of the
existing sports buildings located North of main school building. All retained
buildings will be re-clad with replacement roof finishes and introduction of PV
panels on the roofs. Works include landscaping and courtyard development,
Campbell College Belmont Road. (Pages 259 - 270)



Agenda Iltem 3a

ADDENDUM REPORT 4 (JUNE 2023)

Development Management Officer

Application ID: LA04/2019/2653/F

Committee Date: 29 June 2023

Proposal:

Demolition of existing property and erection of
a 9 storey building (overall height 37m)
comprising a ground floor retail unit together
with cycle parking and plant areas: and 8
floors of Grade A office accommodation.
(Amended plans and updated technical
information)

Location:
Chancery House
88 Victoria Street
Belfast

BT1 3GN

Applicant Name and Address:
Chancery House Investments Limited
14 Coolshinney Road

Magherafelt

BT45 5JF

Agent Name and Address:
Turley

Hamilton House

3 Joy Street

Belfast

Referral Route: Recommendation to approve contrary to advice from a statutory consultee (DfC
HED). Application previously considered by the Committee in June 2021 and March 2023.

Recommendation: Approve with conditions subject to a Section 76 planning agreement

Background

This application was considered at the March 2023 meeting of the Planning Committee. The
Committee resolved to grant planning permission, subject to conditions and a Section 76 planning
agreement. The Committee gave delegated authority to the Director of Planning and Building
Control to finalise the wording of the conditions and planning agreement.

A revised draft of the Section 76 planning agreement was recently sent to the applicant for

consideration.

This addendum report should be read in conjunction with the previous reports to the Planning

Committee, appended.

Updated Policy Context

Section 6(4) of the Planning (Northern Ireland) Act 2011 states that in making any determinations
under the Act, regard is to be had to the local development plan, and the determination must be
made in accordance with the plan unless material considerations indicate otherwise.

Section 45(1) of the Act states that in determining planning applications, the Council must have
regard to the local development plan, so far as material to the application, and to any other material

considerations.

The Belfast Local Development Plan (LDP), when fully completed, will replace the Belfast Urban
Area Plan 2001 as the statutory Development Plan for the city. The Belfast LDP will comprise two
parts. Part 1 is the Plan Strategy, which contains strategic and operational policies and was
adopted on 02 May 2023. Part 2 is the Local Policies Plan, which will provide the zonings and
proposals maps for Belfast and has not yet been published. The zonings and proposals maps in the
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Belfast Urban Area Plan 2001 remain part of the statutory local development plan until the Local
Policies Plan is adopted.

Operational policies — the Plan Strategy contains a range of operational policies relevant to
consideration of the application, which are set out in the following section of this report. The Plan
Strategy replaces the operational policies currently provided by the Departmental Planning Policy
Statements (PPSs). Those policies will no longer have effect, irrespective of whether planning
applications have been received before or after the adoption date (par. 1.11 of the Strategic
Planning Policy Statement).

Proposals Maps — until such time as the Local Policies Plan is adopted, the Council must have
regard to the land-use zonings, designations and proposals maps in the Belfast Urban Area Plan
2001, both versions of the draft Belfast Metropolitan Area Plan (v2004 and v2014) (draft BMAP
2015) and other relevant area plans. The weight to be afforded to these proposals is a matter for
the decision maker. It is considered that significant weight should be given to the proposals map in
draft BMAP 2015 (v2014) given its advanced stage in the development process, save for retalil
policies that relate to Sprucefield which remain contentious.

Relevant Planning Policies

Plan Strategy

The following policies in the Plan Strategy are relevant to consideration of the application.

Policy SP1A — managing growth and supporting infrastructure delivery
Policy SP2 — sustainable development

Policy SP3 — improving health and wellbeing

Policy SP5 — positive placemaking

Policy SP6 — environmental resilience

Policy SP7 — connectivity

Policy SD1 — Settlement hierarchy
Policy SD2 — Settlement Areas
Policy SD3 — City Centre

Policy DES1 — Principles of urban design
Policy DES3 — Tall buildings

Policies BH1 — Listed Buildings
Policy BH3 — Areas of Townscape Character
Policy BH5 — Archaeology

Policy HC1 — Promoting healthy communities

Policy EC1 — Delivery inclusive economic growth
Policy EC6 — Office development
Policy RT1 — Establishing a centre hierarchy

Policy TRAN1 — Active travel (cycling and walking)

Policy TRAN2 — Creating an accessible environment

Policy TRAN4 — Travel Plans

Policy TRANG — Access to public roads

Policy TRANS8 — Car parking and service arrangements

Policy TRAN9 — Parking standards within areas of parking restraint
Policy ENV1 — Environmental quality
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Policy ENV2 — Mitigating environmental change
Policy ENV3 — Adapting to environmental change
Policy ENV4 — Flood risk

Policy ENV5 — Sustainable Urban Drainage Systems

Policy OS3 — Ancillary open space
Supplementary Planning Guidance

Placemaking and Urban Design
Tall Buildings

Updated Assessment

The adoption of the Plan Strategy requires the following updated assessment. This should be read
in conjunction with the original Committee reports, appended.

Additional Information

Officers requested that the applicant provides a “Plan Strategy Statement” that sets out how the
proposal complies with the relevant policies in the Plan Strategy. Where the proposal does not
meet the policy requirements, the applicant was asked to either modify the proposal or justify why
they are not proposing to change the proposal.

The applicant has subsequently provided a Plan Strategy Statement and considers that the
proposal complies with the policy tests in the adopted Plan Strategy.

Consultation responses

No additional consultations have been considered necessary following adoption of the Plan
Strategy.

Whilst consultees may have referred to the no longer extant Planning Policy Statements in their
consultation responses, the substance of those policies remains sufficiently similar in the Plan
Strategy so as not to require the consultees to re-evaluate the proposal in the context of the Plan
Strategy.

Principle of development

The application site is located within the City Centre. The proposal is for ground floor retail with
offices on the upper floors. Policies EC6 and RT1 of the Plan Strategy direct office and retail
development to the City Centre. There is extant planning permission for a 7-storey office building on
the site. The principle of development remains acceptable.

Impact on the character and appearance of the area

Policies DES1 and DES3 of the Plan Strategy apply. In terms of Policy DES1, for the reasons set
out in the previous Committee reports, the proposal is considered to respond positively to local
context and character through architecture and urban form that addresses matters such as height,
scale, massing, proportion, plot width, building lines, rhythm, roofscape, materials, compliant with
criterion a) of Policy DES1. Impacts on heritage are considered below. The proposal would
integrate well with existing public realm. Active frontages would be provided with ground floor retail
and main foyer to the upper office floors. The site is a sustainable location, accessible by walking,
cycling and public transport. The proposal would make effective use of land. The building would be
constructed to BREEAM Excellent rating in terms of energy efficiency, which is welcomed. There
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would be no undue impact on neighbour amenity for the reasons set out in the previous Committee
reports. The proposal is considered acceptable having regard to Policy DES1.

Regarding Policy DES3 (tall buildings), for the reasons set out in the previous Committee reports,
the proposed building would be of height and scale sensitive to its context and surroundings and
proportionate to its location. Impacts on heritage are discussed in the next section of the report. Key
views and vistas would be respected, again for the reasons previously reported. The proposal
would contribute to an interesting skyline when considered in the context of other tall buildings in
the immediate locality. The site is located on a major traffic node (Victoria Street) and adjacent the
civic space and public realm on Lower Chichester Street. The proposal would integrate with the
existing public realm and provide active frontage. There would be no harmful overshadowing and
overlooking of adjacent properties, having regard to the extant permission and requirement to
obscure glaze the upper floors. There would be no conflict with civil aviation requirements. Whilst a
specific Tall Buildings Statement has not been provided, it is considered that the height and scale of
the proposed building is acceptable for the reasons stated.

Impact on heritage

The proposal would respect the setting of the Listed Building for the reasons set out in the previous
Committee reports. The criteria in Policy BH1 of the Plan Strategy are considered to be satisfied.

The site is located within a draft Area of Townscape Character (ATC). For the reasons set out in the
previous Committee reports, it is considered that the ATC’s overall character would be maintained
and that the built form is respected by way of height, scale, form, materials and detailing. There
would be no detrimental impact on the setting of the area and there is no significant loss of key
views within, into and out of the ATC.

There is no evidence of harm to archaeological interest, having regard to Policy BH5.

Climate Change

Policy ENV2 of the Plan Strategy states that planning permission will be granted for development
that incorporates measures to mitigate environmental change and reduce greenhouse gases by
promoting sustainable patterns of development. All new development proposals (including changes
of use) will maximise opportunities to incorporate sustainable design features where feasible (such
as grey water recycling, green roofs, maximising use of recycled materials, orientating buildings to
optimise solar gain, energy efficiency). Development proposals should, where appropriate,
demonstrate the highest feasible and viable sustainability standards in the design, construction and
operation. The applicant confirms that the building would be constructed to BREEAM Excellent
rating, which is welcomed. This should be secured by means of planning condition.

Policy ENV3 of the Plan Strategy states that planning permission will be granted for development
that incorporates measures to adapt to environmental change, in order to support sustainable and
enduring development. In order to minimise the impact of extreme weather conditions, new
developments should also embed resilience to current and future climates. The proposal would be
resilient to flood risk and is considered acceptable having regard to Policy ENV4. Regard is had to
the extant permission, which does not include specific measures to adapt to environmental change.
The proposal is considered acceptable having regard to Policy ENV3.

Policy ENV5 of the Plan Strategy states that all built development should include, where
appropriate, SUDS measures to manage surface water effectively on site, to reduce surface water
runoff and to ensure flooding is not increased elsewhere. The footprint of the proposed building
takes up the site and there are no realistic options to provide SuDS. Regard is also had to the
extant permission, which does not provide SuDS measures. The proposal is considered acceptable
having regard to Policy ENV5.
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Demolition

Policy ENV2 of the Plan Strategy states that development proposals should, where feasible, seek
to avoid demolition and should consider how existing buildings or their main structures could be
reused. Development proposals that include the demolition of existing buildings should demonstrate
that reuse is not appropriate or feasible. Where demolition is proposed, measures should be
included to minimise any waste through the reuse of as much building material as possible. The
original building on the site was lawfully demolished under the terms of the extant planning
permission (as explained in the previous Committee reports).

Promoting healthy communities

Policy HC1 of the Plan Strategy states that the council will seek to ensure that all new
developments maximise opportunities to promote healthy and active lifestyles. The site is a
sustainable location for offices, providing opportunities for active travel including walking and
cycling. The proposal is considered acceptable having regard to Policy HC1.

Transport

The proposal is a sustainable location, accessible by foot, bicycle and public transport. There are
ample car parks available within the City Centre and it is unnecessary to provide dedicated parking
for the proposed building. A Travel Plan has been provided to further encourage sustainable travel.
The proposal is considered compliant with Policies TRAN2, TRAN4, TRAN6, TRAN8 and TRAN9 of
the Plan Strategy.

Other considerations

Other aspects of the proposal are considered to remain acceptable, having regard to the policies in
the Plan Strategy.

Conclusion and Recommendation

Having regard to the assessment in this addendum report and the previous reports to the
Committee, it is recommended that planning permission is granted with delegated authority given to
the Director of Planning and Building Control to finalise the wording of the conditions and Section
76 planning agreement. An additional condition is recommended to ensure that the building is
constructed to BREEAM Excellent level.
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ADDENDUM REPORT 3 (MARCH 2023)

Development Management Officer

Application ID: LA04/2019/2653/F Committee Date: 14™ March 2023
Proposal: Location:

Demolition of existing property and erection of | Chancery House

a 9 storey building (overall height 37m) 88 Victoria Street

comprising a ground floor retail unit together Belfast

with cycle parking and plant areas: and 8 BT1 3GN

floors of Grade A office accommodation.
(Amended plans and updated technical

information)

Applicant Name and Address: Agent Name and Address:
Chancery House Investments Limited Turley

14 Coolshinney Road Hamilton House
Magherafelt 3 Joy Street

BT45 5JF Belfast

Referral Route: Recommendation to approve contrary to advice from a statutory consultee.
Application previously considered by the Committee in June 2021.

Recommendation: Approve with conditions and a Section 76 planning agreement

Background

11 This application was previously considered by the Planning Committee on 24 June 2021.
Prior to that, the application had been deferred at the April 2021 Committee and withdrawn
from the agenda from the May 2021 Committee.

1.2 At the June 2021 Planning Committee, the Committee recommended that the Chief
Executive be minded to approve the application, subject to the following:

1. that formal consultation be undertaken with objectors in relation to the restricted
matters;

2. that the proposed Section 76 Planning Agreement be drafted in consultation with
those who spoke in relation to the restricted report; and

3. that the application would be brought back to the Members of the Planning
Committee for final agreement, to include the outcome of the formal consultation
referenced above and presentation of the draft Section 76 Planning Agreement
before a final decision is taken.

1.3 The Chief Executive subsequently resolved that she was minded to approve the
application in line with the Committee’s recommendation.

1.4 The restricted matters referenced above are subject to a separate restricted report.

15 This Addendum Report 3 should be read in conjunction with Addendum Reports 1 and 2
and the report to the April 2021 Planning Committee, appended.

Belfast Local Development Plan Draft Plan Strategy
1.6 The Belfast Local Development Plan Draft Plan Strategy 2035 will guide future planning

application decision making to support the sustainable spatial growth of the city up to 2035.
The draft Plan Strategy has been subject to examination by the Planning Appeals
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Commission and the Council has been provided with a copy of their Report, together with a
Direction from the Department for Infrastructure in relation to additional required steps
before it can be adopted. Paragraph 1.10 of the Strategic Planning Policy Statement
(SPPS) states that a transitional period will operate until such times as a Council’s Plan
Strategy has been adopted. Accordingly, whilst the Draft Plan Strategy is now a material
consideration it has limited weight until it is adopted and during this transitional period
existing policies will be applied including the SPPS and relevant PPSs.

Notwithstanding the limited weight that can be given to the Draft Plan Strategy at this time,
the proposal is considered to accord with Policies EC6 (office development), BH1 (setting
of Listed Buildings), BH3 (Areas of Townscape Character), Policy TRAN 1 (active travel),
TRAN 2 (creating an accessible environment) and TRAN 8 (car parking).

Conclusion

There have been no changes to the design and layout of the proposed office building since
the June 2021 Committee and the proposal is considered to remain acceptable in relation
to the issues set out in this and the appended reports.

It is considered that the proposal accords with the Industrial and Commercial Strategy,
Conservation Strategy, Policies C3 and C4 of the BUAP, draft BMAP, relevant provisions
of the draft Plan Strategy, Policy AMP 7 of PPS 3, Policies PED 1 and PED 9 of PPS 4
Policy BH 11 of PPS 6, Policy ATC 2 of the PPS 6 Addendum and relevant provisions of
the SPPS.

2.0

Recommendation

2.1

2.2

For the reasons set out in this and the appended reports, it is recommended that planning
permission is granted subject to conditions and a Section 76 planning agreement.

Delegated authority is sought for the Director of Planning and Building Control to finalise
the wording of the conditions and Section 76 planning agreement.
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ADDENDUM REPORT 2 (JUNE 2021)
Development Management Officer

Committee Meeting Date: 24 June 2021 Item Number:
Application ID: LAO04/2019/2653/F

Proposal: Location:
Demolition of existing property and erection of | Chancery House
a 9 storey building (overall height 37m) 88 Victoria Street
comprising a ground floor retail unit together Belfast

with cycle parking and plant areas: and 8 BT1 3GN

floors of grade A office accommodation.
(amended plans & updated technical
information)

Referral Route: Recommendation to approve contrary to advice from a statutory consultee

Recommendation:

Applicant Name and Address: Agent Name and Address:

Chancery House Investments Limited Turley

14 Coolshinney Road Hamilton House

Magherafelt 3 Joy Street

BT45 5JF Belfast

1.0 Background

1.1 This application was due to be considered by the Planning Committee in April 2021.

However, the Committee deferred the application because Members had been unable to
access all the relevant documents through the Planning Portal. The application was then
scheduled to be considered by the Committee in May 2021, however, it was withdrawn
from the agenda in the light of further information from the applicant.

1.2 This Addendum Report 2 should be read in conjunction with Addendum Report 1 to the
May Planning Committee and the report to the April Planning Committee, appended.

2.0 Recommendation

2.1 It is recommended that the Chief Executive, or her nominated officer, uses her delegated

authority to resolve that she is minded to grant planning permission.
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ADDENDUM REPORT 1 (MAY 2021)
Development Management Officer

Committee Meeting Date: 20 May 2021

Item Number:

Application ID: LAO04/2019/2653/F

Proposal:

Demolition of existing property and erection of
a 9 storey building (overall height 37m)
comprising a ground floor retail unit together
with cycle parking and plant areas: and 8
floors of grade A office accommodation.
(amended plans & updated technical
information)

Location:
Chancery House
88 Victoria Street
Belfast

BT1 3GN

Referral Route: Recommendation to approve contrary to advice from a statutory consultee

Recommendation:

Applicant Name and Address:
Chancery House Investments Limited
14 Coolshinney Road

Magherafelt

BT45 5JF

Agent Name and Address:
Turley

Hamilton House

3 Joy Street

Belfast

1.0 Background

1.1 This application was due to be considered by the Planning Committee in April 2021.

However, the Committee deferred the application because Members had been unable to
access all the relevant documents through the Planning Portal.

1.2 This addendum report should be read in conjunction with the report to the April Planning

Committee, attached.

2.0 Recommendation

2.1 It is recommended that the Chief Executive, or her nominated officer, uses her delegated

authority to grant conditional planning permission and to finalise the wording of conditions.
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Development Management Officer Report (April 2021)
Committee Application

Summary
Committee Meeting Date: 20 April 2021 Item Number:
Application ID: LAO04/2019/2653/F
Proposal: Location:
Demolition of existing property and erection of | Chancery House
a 9 storey building (overall height 37m) 88 Victoria Street
comprising a ground floor retail unit together Belfast
with cycle parking and plant areas: and 8 BT1 3GN
floors of grade A office accommaodation.
(amended plans & updated technical
information)

Referral Route: Recommendation to approve contrary to advice from a statutory consultee

Recommendation:

Applicant Name and Address: Agent Name and Address:
Chancery House Investments Limited Turley

14 Coolshinney Road Hamilton House
Magherafelt 3 Joy Street

BT45 5JF Belfast

Executive Summary:

Background
The application seeks full planning permission for the demolition of the existing building and

construction of new 9 storey (37m tall) building comprising of ground floor retail and 8 floors of
office space. The existing building has since been demolished under the terms of a previous
planning permission. The application follows Pre-Application Discussions with officers.

The application was received in November 2019. Amended plans and further supporting
documentation were submitted in January and March 2020. A technical note on servicing
arrangements was submitted in March 2020.

Assessment
The main issues to be considered in this case are:

The principle of office and retail uses in this location
Demolition of the existing building

Impact on the character and appearance of the area and ATC
Impact upon the setting of nearby listed buildings

Impact on amenity

Water infrastructure and flood risk

Access and parking

There are also additional confidential issues to consider which are set out in the Appendix to this
report. The site is located within the development limits for the city as designated within the
BUAP, dBMAP 2004 and 2015 and is within the proposed (i.e. draft) Victoria & Oxford Street
Area of Townscape Character (ATC).
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The site already benefits from an extant planning permission for the erection of a seven storey
office building (Z/2011/0380/F) with retail use on ground floor and offices above. The principle of
retail and office development has already been established and is in any event acceptable within
this city centre location. The proposal would support jobs and contribute to the economy.

The demolition of the existing building has been assessed having regard to Policy ATC 1 of
addendum to PPS 6. It is considered that the original building makes no material contribution to
the distinctive character and appearance of the ATC. In any event it has since been demolished
under the terms of a previous planning permission

In terms of relationship with neighbouring buildings, it is considered that the impacts on outlook
and natural light would not be significantly greater than those arising from the extant permission.

DfC Historic Environment Division (HED) has advised that the scale and design of the proposal
has the potential to adversely impact on the setting of listed buildings in proximity to site.
However, officers consider that the scale and design of the building to be appropriate to its
context, which includes several substantial buildings in the area, and that the setting of listed
buildings would not be harmed.

The proposed development has been assessed against the following policies: Strategic Planning
Policy for Northern Ireland; Planning Policy Statement 3: Access, Movement and Parking;
Planning Policy Statement 4: Planning and Economic Development; Planning Policy Statement 6:
Planning, Archaeology and the Built Heritage and Addendum, Areas of Townscape Character;
Planning Policy Statement 15 Planning and Flood Risk.

The Council has received objections to the application from third parties. Concerns include
excessive scale of the building, adverse impact on surrounding buildings and site access. The
issues raised are set out and addressed in the main report.

Having regard to the development plan, relevant planning policies and other material
considerations, it is considered that the proposal should be approved subject to conditions.

It is recommended that planning permission is granted with delegated authority given to the
Director of Planning and Building Control to finalise the wording of conditions.
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Case Officer Report

Site Location Plan

VU.CITY IMAGES AND CGI’'S

Above: View southwards on Victoria Street

Page 12



Application ID:

Comeratocaion [134342,4,87

Above:

View from Oxford Street

ovueiTy 2018

Below: View from Victoria Street
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Views along Victoria Street both ways: proposal purple / approved yellow / under construction blue

1.0 Description of Proposed Development

1.1 The proposal is for the demolition of the original building and erection of a 9 storey building
(overall height 37m) comprising a ground floor retail unit together with cycle parking and
plant areas, and 8 floors of Grade A office accommodation. The existing building has
subsequently been demolished under the terms of a previous planning permission.

1.2 The application follows Pre-Application Discussions with officers.

2.0 Description of Site.

2.1 The site occupies a corner plot at the junction of Victoria Street and Chichester Street and
previously contained a non-descriptive three storey office building of late 20" Century
origin finished in red facing brick and designed with peak parapet walls.

2.2 The adjacent building, to the east, is the Bar Library. Beyond this is the Crown Solicitors

building and Royal Courts of Justice (RCJ). The Law Society is located to the south.
Opposite the site, to the west and other side of Victoria Street, is Centre House, a large
retail and office building and in close proximity is Victoria Centre retail and leisure
complex. To the north of the site is the Old Town Hall building which is separated from the
site by a mainly pedestrian precinct. To the south is the Law Society building.
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2.3

2.2

The surrounding character is defined by commercial office and retail uses. The Victoria
Street / Chichester Street road junction is a dominating feature of the area. Lower
Chichester is pedestrianised with limited vehicular access.

The following Listed Buildings are close or in proximity to the site:

Old Town Hall (Grade B1)

Royal Courts of Justice (Grade A)

Nos. 161 — 163 Victoria Street and No. 2 Gloucester Street (Grade B1)
Former Northern Bank 108 — 110 Victoria Street (Grade B2)

Albert Clock Queen’s Square (Grade A)

Planning Assessment of Policy and other Material Considerations

3.0 Planning History
Z/2011/0380/F — Demolition of existing building and construction of new building: ground
floor retail and 1st-6th floor office permission, granted 14" August 2015. The original
building was demolished prior to 13" August 2020, which means that development has
commenced and the permission is extant in perpetuity.

4.0 Policy Framework

4.1 Belfast Urban Area Plan (BUAP) 2001
Draft Belfast Metropolitan Plan 2015 (published 2004) (ABMAP 2004)
Draft Belfast Metropolitan Area Plan 2015 (published 2014) (dBMAP 2015)
Developer Contribution Framework (2020)

4.2 Strategic Planning Policy Statement for Northern Ireland (SPPS)
Planning Policy Statement 3 (PPS 3) — Access, Movement and Parking
Planning Policy Statement 4 (PPS 4) - Planning and Economic Development
Planning Policy Statement 6 (PPS 6) — Planning Archaeology & the Built Heritage
Addendum to PPS 6 Areas of Townscape Character (PPS 6 Addendum)

5.0 Statutory Consultee Responses
Dfl Roads (Dfl) — no objection
NI Water (NIW) — no objection
Historic Environment Division (HED) — objection (see assessment below)
Rivers Agency — no objection
NI Environment Agency (NIEA) — no objection

6.0 Non Statutory Consultees Responses
BCC Environmental Health Service (EHS) — no objection
BCC Urban Design Officer (UDO) — no objection
BCC Conservation Area Officer (CAQO) — objection (see assessment below)

7.0 Representations

7.1 The Bar Library Services
Objects to the scale/height of proposal and the potential impacts on neighbouring
buildings, both listed and non-listed buildings. Concern with respect to loss of light/privacy
and proposed glazing on party boundary wall

7.2 The Law Society of Northern Ireland

Objects on heritage grounds. A report has been provided by Stelfox Conservation
Consultants on behalf of the Law Society. The objection indicates that the proposal is in
breach of planning policies for ATCs, concerns regarding excessive size and height and
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that the proposal would have an adverse impact on surrounding buildings. The report sets
out the background to the historic context to the surrounding area. It refers to relevant
planning policies set out in PPS 6 and that the proposal fails to satisfy policy. The report
also refers to the draft designation of the Victoria Street/Oxford Street ATC and adverse
impact of the proposal on the ATC. It also assesses the potential impacts the proposal will
have on the surrounding area and neighbouring listed buildings. The Law Society also has
concerns about the impact of construction traffic and service deliveries on objectors’
properties. Impact of construction works on surrounding buildings.

7.3 Northern Ireland Courts & Tribunal Service
Concerned that the proposal is in breach of planning policies for ATCs; excessive size and
height and will have an adverse impact on surrounding buildings. Impact of construction
works on the structural stability of the Old Town Hall. NI Courts reiterates objections to the
previous application for the 7 storey building (Z/2011/0380/F) in that the proposal
breaches planning policy relating to impacts on listed buildings, that the proposal is
excessive in size and will have an adverse impact on surrounding buildings.

Belfast Civic Trust

7.4 Obijects to the height of building and choice of construction materials. They believe the
proposal is too high and wanted red brick to be used within the construction.

7.5 Further consideration of these issues is examined in detail in the Assessment below.

8.0 Assessment

8.1 The key issues in the assessment of the proposed development are:

e The principle of office and retail uses in this location
e Demolition of the existing building
¢ Impact on the character and appearance of the area and ATC
e Impact upon the setting of nearby listed buildings
e Impact on amenity
e Access and parking
e Water infrastructure and flood risk
Background

8.2 The application was received in November 2019. Amended plans and further supporting
documentation were submitted in January and March 2020. A technical note on servicing
arrangements was submitted in March 2020.

8.3 The application follows Pre Application Discussions with officers.

The principle of office and retail uses in this location

8.4 The site is located within the City Centre where retail and office uses are acceptable in
principle. Moreover, the site already benefits from an extant permission for an office
building with ground floor retail. The principle of development is therefore already
established.

8.5 The proposal will support economic activity and employment and add to the vitality of this
part of Victoria Street, consistent with the aims of the SPPS and PPS 4. The activation of
the ground floor with retail use is welcomed.

Demolition of the existing building
8.6 The site falls within the proposed (i.e. draft) Victoria Street and Oxford Street ATC. The

Planning Appeals Commission (PAC) considered objections to the proposed ATC
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8.7

8.8

8.9

8.10

8.11

8.12

8.13

designations in its report on the BMAP public inquiry. The Commission recommended no
change to the Plan. It is therefore considered likely that the proposed ATC designation
would remain, if BMAP were to be adopted. The proposed ATC designation is therefore a
material consideration.

It is considered that the original building makes no material contribution to the distinctive
character and appearance of the ATC. In any event, the existing building has since been
demolished under the terms of a previous planning permission.

Impact on the character and appearance of the area and Area of Townscape
Character

The proposal is for the erection of a 9 storey commercial building at a total height of 37m
to the roof parapet. The site already benefits from extant planning permission for the
erection of a 7 storey building including setback of the upper two floors. The maximum
height of the extant permission is 31.5m (with plant/overrun), the top of the seventh floor is
28.7m and a shoulder height of 20.7m.

The site is located within the proposed Victoria/Oxford Street Area of Townscape
Character and the impact of the proposal on the character of the ATC is a material
consideration. The Conservation Officer is content that the original building is demolished
subject to a suitable replacement scheme and considers that the proposed stone finish is
acceptable given that it is sympathetic to its neighbouring buildings and does not
interfere/compete with the finishes of those listed buildings nearby. However, the
Conservation Officer objects to the proposal on the basis that they consider the proposed
building would undermine the character of the area and surrounding historic buildings in
terms of its scale, massing and form, including insufficient solid to void ratio. The
Conservation Officer is of the opinion that the scale and massing of the proposed building
could result in an over-elaborate corner marker feature, which would be harmful to
legibility with respect to the hierarchical status of the node.

Officers have considered the consultation response from the Conservation Officer and are
satisfied that the impact of the proposed development on the character of the area is
acceptable for the detailed reasons set out in this report. The area contains numerous
civic and commercial buildings of differing architectural styles and varying degrees of
height. Moreover, it is considered that that the objection from the Conservation Area
should be given less weight given that the site is situated within a draft ATC, which has
less status than an adopted ATC and less importance than a Conservation Area. It is
considered, on balance, when taking into account key viewpoints that the scale, massing
and form of the proposed development would be appropriate.

A key material consideration is the extant planning approval, Z/2011/0380/F, for the
erection of a 7 storey building comprising retail ground floor and offices above. This
represents a fall-back position for the applicant should permission not be granted.

The site is located within character area CC 008 as designated within the 2004 dBMAP
(CCO011 in dBMAP 2014) which sets out urban design criteria and states that part of any
development that fronts onto Victoria Street shall have a minimum building height of 6
storeys to the shoulder height and maximum of 7 storeys.

The proposal fails to match the design criteria set out within dBMAP. However, the
proposed building has been modelled within VU.CITY to assess potential impacts of the
proposal on the streetscape and the interaction with existing neighbouring and extant
approvals. The modelling indicates that a building height of 37m would interact positively
with the neighbouring buildings and would not be over-dominant from key views. The
building would be seen in the context of Victoria Centre at this point having a ridge height
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8.14

8.15

8.16

8.17

8.18

8.19

of approximately 29m and the new extension to Centre House having a ridge height 33m.
The visual reading of the buildings allows an appreciation of a logical step in height in
relation to surrounding buildings when read from a distance.

The policy designation requires a shoulder height of six storeys and a set back above this
height to a maximum of seven storeys. It is noted that the previous planning permission
related to a building comprising five storeys with a further two additional storeys setback
above. That scheme incorporated a shoulder height of 20.7m with the two additional
setback floors and plant area above resulting in an upper building height of 31.5m.
Therefore in terms of overall height, this proposal will extend a total of 5.5m above the
upper height of the previously approved scheme. However, it is considered that the
proposed building would have a stronger and more appropriate visual presence at this
important corner plot location and in this regard is an improvement over the extant
permission. lItis also considered that the rationale for a setback at upper floors is lost on a
building that occupies a prominent corner site and that a building of this height is
appropriate within its context at the intersection of two city centre arterial routes and a
highly trafficked pedestrianised route, reflecting the hierarchy of its nodal location.

The architectural design of the building is considered restrained but of high quality. In this
regard it would not appear strident or over-dominant. Good use would be made of stone
facing panels of an off-white colour which would complement the Bar Library and Law
Society buildings either side of it. It is recommended that a condition is imposed that
requires samples of materials to be agreed by the Council prior to construction.

In summary, it is considered that this is an appropriately designed building for this site and
its built context. The design has been subject to detailed Pre Application Discussions with
officers and the Urban Design Officer offers no objection. The character and appearance
of the area would be preserved.

Impact upon the setting of nearby listed buildings

HED have been consulted as the site is in proximity to a number of Listed Buildings as
described previously. The proposal has been assessed against paragraph 6.12 of the
SPPS and Policy BH 11 of PPS 6. Paragraph 6.12 advises that Listed Buildings are key
elements of our built heritage and are important for their intrinsic value and the contribution
to the character of their location.

The proposal is located at the junction of Victoria Street and mainly pedestrian section of
Chichester Street. Both streets contain Listed Buildings, the closest of which are the Old
Town Hall Building, directly opposite the site across Chichester Street and the Royal
Courts of Justice which are separated from the site by the Bar Library and Crown
Solicitors. A number of other Listed Buildings are located at a greater distance from the
site: Nos. 161-163 Victoria Street and the former Northern Bank at Nos. 108-110 Victoria
Street.

HED, whilst accepting the principle of redevelopment of the site, have advised that the
proposal has the potential to adversely impact on the listed buildings and surrounding built
environment. They consider that the height and design of the building do not employ a
consistent shoulder height that respects the scale, height and massing of the listed
buildings.

HED advises that the proposal would have a major impact on the Old Town Hall due to its
‘overbearing monolithic form’, which it believes represents a comprehensive change to the
setting. Also the proposal would have a moderate impact on the Royal Courts of Justice,
the setting of which considered to be significantly modified and; and a minor impact on the
setting of the Albert Clock.
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8.20

8.21

8.22

8.23

8.24

8.25

8.26

As mentioned, the proposal has been modelled using VU.CITY. CGls have also been
provided and assist the Council in assessing the impacts of the proposal on the setting of
the Listed Buildings. It is contended that the proposed building’s contrasting lighter colour
materials, together with its modern but simple design, mean that when viewed from
medium to long distances north along Victoria Street it will allow the Old Town Hall
building to be better framed than the existing red brick building. When viewed from the
south the model indicates the Old Town Hall building is already obscured from certain
viewpoints — this would not be improved by a building of less height. When viewed from
the west on Chichester Street, much of the Old Town Hall is obscured from view by the
Victoria Centre. The impact of the proposed building on the Listed Building would be
mitigated by its restrained design and the separation distance between the buildings.

The impact of the proposal on the Royal Courts of Justice is considered to be acceptable.
The neighbouring Bar Library acts as a buffer between the proposal and the Courts. The
proposal is at a height that allows views of the upper floor and roof level above the Bar
Library when viewed from Oxford Street and will be read in context of other large buildings
in the area, including the new Centre House. Officers consider that the substantial
presence of the Courts building viewed from Oxford Street will not be diminished by the
proposal given the separation distance and the intervention of the Bar Library. The
skyline created by the various forms of roof silhouettes are a common feature within a city
centre location and therefore not considered to be a detraction.

HED have not raised any concerns about the impact of construction on the structural
integrity of the Listed Old Town Hall and do not believe it is a relevant consideration.
Officers advise that this is a civil issue.

It is considered on balance the proposal would not be harmful to the setting of listed
building and is acceptable having regard to the SPPS and Policy BH11 of PPS6.

Impact on amenity

The proposal has been assessed against paragraphs 4.11 and 4.12 of the SPPS. The
Environmental Health Officer has offered no objection to the proposal and have
recommended conditions in relation to the control of noise, air quality, dust control and
advice relating to the control of plant and equipment.

The upper floors of the Bar Library contains a number of offices and a meeting room that
currently enjoy an outlook from gable windows onto and over the site. The previous
building had an increased separation distance with the Bar Library than what has been
approved and proposed, which retain a circa 1.2m service alleyway between, this
approved separation distance is replicated in the current proposal. However, the
increased height over the above permission has the potential to reduce the outlook and
natural light entering the offices and meeting room and increase the potential for
overlooking.

Officers consider that the proposal will not have a significantly greater impact on the Bar
Library and Law Society Building in terms of loss of outlook and natural light than approval
Z/2011/0380/F. The footprint of the extant permission and the proposal are generally
similar in size and occupying the same plot. The massing of the extant building has a
shoulder height of five storeys with an additional two storeys set back. The shoulder
height of the extant permission lines up with the eaves level of the Bar Library. Given that
the east facing gable of the extant permission (adjacent Bar Library) is to eaves level of
the Library and therefore above the window levels and is plotted at a similar separation
distance to that proposed the impacts on outlook and reduction to natural light will be
similar, any further loss of light or outlook is unlikely to be significant.
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8.27

8.28

8.29

8.30

8.31

8.32

Regard must be had to the fact that the use of the Bar Library is less sensitive than
residential accommodation. The proposal would also make effective use of land and
provide good quality office accommodation, which have to be balanced against the
impacts on adjacent premises. In terms of impacts on privacy, it is proposed that windows
to the fourth and fifth floors of the proposal will be fitted with obscure glazing to eliminate
any overlooking issue — this will be controlled by condition. On balance, it is considered
that the impacts of the development on the amenity of adjacent premises are acceptable.

Access and parking

The proposal has been assessed against Policies AMP 7 & 8 of PPS3. Dfl Road’s initial
consultation response raised concerns regarding parking and cycle provision — additional
information and amendments were submitted and Dfl re-consulted. In reply Dfl Roads
offered no objection to the proposal subject to planning conditions. Officers note that the
site is a sustainable location with good access to public transport and car parks. It is
considered unnecessary to provide on-site parking. Further mitigation to off-set parking
requirements can be provided by the green travel plan, implementation of which should be
secured by condition.

Concerns about the servicing of the new building have been raised by objectors. A
parking/back of house area exists along the rear of the existing unit and this will be
partially retained as a back of house area. The retail unit has access onto Victoria Street
and the pedestrianised Chichester Street, whilst the offices are accessed from the
pedestrianised Chichester Street. The applicant has submitted information which advises
that vehicles servicing the site will park on a lay-by on Chichester Street to the front of
Centre House and as such the proposed servicing arrangements should not have any
impact on adjoining buildings. Dfl Roads have considered the Service Management Plan
(contained within the Travel Plan) and associated Technical Note — Servicing and have no
objection subject to a condition that the development operate in accordance with the
details therein. The extant permission, which represents a fall-back position, does not
condition a service management plan and this proposal provides an opportunity for the
servicing of the site to be controlled by condition. This will be of benefit to the nearby
properties and should go some way to offsetting their concerns in this regard.

Concerns have also been raised with respect to impact during construction. The applicant
has submitted a “Framework Construction Environmental Management Plan” (CEMP)
which states that full engagement will be carried out with all stakeholders and neighbours
in advance of any construction in an effort to ensure minimum impact over the construction
period. Conditions are recommended with respect to a Construction Management Plan,
Construction Noise and Dust Management Plans — these will have to be agreed with the
Council in advance of any construction. Whilst temporary disruption during any
construction project is inevitable, the developer says that they recognise the sensitives of
the application site and the conditions will allow the Council to ensure the process is
adequately managed. Moreover, there is an extant permission which could be
implemented which would likely have similar impacts during the construction period. The
extant permission is not subject to a CEMP and the current proposal will therefore allow
additional controls to be put in place in this regard.

A refuse store for bins is located off the service access/escape route onto Chichester
Street. A condition is recommended to ensure adequate waste storage facilities are
available prior to operation and retained thereafter in accordance with the details as shown
on the submitted plans.

Water infrastructure and flood risk
NIW have confirmed there is a public water supply, foul sewer and available capacity at
the WWTWSs. The developer is required to consult NIW with regard to surface water sewer
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and advised to submit a Pre Development Enquiry. DAERA Regulation Unit Land and
Groundwater Team have no objection subject to conditions on contamination.

8.33 Rivers Agency were consulted on the Flood Risk Assessment and offered no objection. It
is considered the proposal complies with the SPPS and PPS 15.

10.0 | Summary of Recommendation:

10.1 Having regard to the development plan, relevant planning policies and other material
considerations, it is considered that the proposal should be approved subject to conditions.

10.2 It is recommended that planning permission is granted with delegated authority given to
the Director of Planning and Building Control to finalise the wording of conditions.

11.0 | Conditions and Informatives

1. The development hereby permitted shall be begun before the expiration of 5 years from
the date of this permission.

Reason: As required by Article 61 of the Planning Act (Northern Ireland) 2011.

2. Notwithstanding the submitted details, no development shall take place until a sample
panel, samples and details of the materials to be used in the construction of the external
surfaces of the building hereby permitted, have been submitted to and approved, in
writing, by the Council. The development shall be carried out in accordance with the
approved details.

Reason: In the interest of visual amenity and to allow the Council to control the external
appearance.

3. Notwithstanding the provisions of the Planning (General Permitted Development) Order
(Northern Ireland) 2015 (or any order revoking and/or re-enacting that order), the windows
in the east elevation, as identified on approved plan 10b bearing the Council’s date stamp
20" February 2020, shall at all times be glazed with fixed and obscured glass to at least
Pilkington Level 3 (or equivalent

Reason: To protect the privacy of the Bar Library.

4. The development hereby permitted shall operate in accordance with the Travel Plan
uploaded to the Planning Portal 4" February 2020.

Reason: To promote the use of alternative modes of transport in accordance with
sustainable transportation principles.

5. The development hereby permitted shall operate in accordance with the Service
Management Plan (contained within the Travel Plan) uploaded to the Planning Portal 4"
February 2020 and associated Technical Note - Servicing uploaded to the Planning Portal
9" April 2020.

Reason: In the interests of road safety and the convenience of road users.

6. The development hereby permitted shall not become operational until cycle parking
facilities have been provided in accordance with drawing No.1800-ZZ-00-200-001 Rev.03
(Planning Authority Drawing No.04B) uploaded to the Planning Portal 16™ March 2020. The
cycling parking shall be retained in accordance with these details at all times.
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Reason: To promote the use of alternative modes of transport in accordance with
sustainable transportation principles.

7. Prior to occupation of the building hereby approved, the waste storage area, as detailed
within approved plan 04a bearing the Council’s date stamp 21 January 2020, shall be
operational and shall permanently be retained thereafter.

Reason: to ensure the provision of adequate waste storage facilities

8. Prior to operation of the development, the combustion plant shall be installed in
accordance with the technical specification detailed within Chapter 4 and Appendix B of
the submitted AONA Environmental report: Air Dispersion Modelling and Air Quality
Impact Assessment Report for the Proposed Boiler Heating System in the Chancery
House Development, dated October 2019. The combustion plant shall be retained in
accordance with these details thereafter.

Combustion plant emissions shall be released from a flue terminating 1m above roof level
in accordance with Section 4.1 of Chapter 4 of the AONA Environmental report: Air
Dispersion Modelling and Air Quality Impact Assessment Report for the Proposed Boiler
Heating System in the Chancery House Development, dated October 2019.

Reason: The protection of human health and amenity
9. Notwithstanding the submitted details, the development hereby permitted shall not

commence until a Construction Management Plan has been submitted to and approved in
writing by the Local Planning Authority. The Management Plan shall provide for (but not be

limited to):
i) the access routes and parking of vehicles of site operatives and visitors;
ii) loading and unloading of plant and materials;
i) storage of plant and materials used in constructing the development;

The Management Plan shall be implemented as approved and maintained for the duration
of the construction works unless otherwise agreed in writing by the Local Planning
Authority.

Reason: In the interests of public safety and amenity.

10. Prior to commencement of the demolition/construction phase of the development, the
applicant shall submit to Belfast City Council, for written approval, a Dust Management
Plan prepared in accordance with the Guidance on the Assessment of Dust from
Demolition and Construction (Institute of Air Quality Management, 2014). No demolition or
construction shall take place unless in accordance with the approved Dust Management
Plan.

Reason: The protection of human health and amenity

11. Prior to commencement of the demolition and construction phases of the development,
the applicant shall submit to Belfast City Council, a Construction Noise Management Plan
(CNMP) for written approval. The plan shall consider the management of noise and
vibration impacts as a result of demolition, excavation and construction works at the
development site. It must outline the methods to be employed to minimise any noise and
vibration impacts associated with the demolition and construction operations
demonstrating the use of ‘best practicable means’. Regard shall be paid to BS: 5228-
1:2009+A1:2014 — Code of practice for noise and vibration control on construction and
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open sites. No demolition or construction shall take place unless in accordance with the
approved CNMP.

Reason: In the interests of amenity

12. If during the development works, new contamination or risks are encountered
which have not previously been identified, works should cease and the

Planning Authority shall be notified immediately. This new contamination shall

be fully investigated in accordance with the Model Procedures for the
Management of Land Contamination (CLR11) and/or the Land Contamination:
Risk Management (LCRM) guidance available at
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks, as
applicable. In the event of unacceptable risks being identified, a remediation
strategy shall be agreed with the Planning Authority in writing, and

subsequently implemented and verified to its satisfaction.

Reason: Protection of environmental receptors to ensure the site is suitable for
use.

13. After completing the remediation works under Condition 12; and prior to
occupation of the development, a verification report must be submitted to and approved
in writing by the Planning Authority. This report should be completed

by competent persons in accordance with the Model Procedures for the
Management of Land Contamination (CLR11) and/or the Land Contamination:
Risk Management (LCRM) guidance available at
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks, as
applicable.

The verification report should present all the remediation, waste management
and monitoring works undertaken and demonstrate the effectiveness of the
works in managing all the risks and wastes in achieving the remedial
objectives.

Reason: Protection of environmental receptors to ensure the site is suitable for
use.

Signature (s)

Date:
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Development Management Report
Addendum Report

Application ID: LA04/2022/1499/F

Date of Committee: 29" June 2023

Proposal:

Construction of new community wellbeing
centre and cafe incorporating refurbishment
and change of use of existing house, with a
new adjacent community garden and men's
shed facility.

Location:

The Lockhouse
13 River Terrace
Belfast
BT7 2EN.

Referral Route: Objection from statutory consul

tee (NI Water) and BCC funding.

Recommendation:

Approval with conditions

Applicant Name and Address:

Agent Name and Address:

Lower Ormeau Residents Action Group Taggarts

97 Balfour Avenue 23 Bedford Street
Belfast Belfast

BT7 2EW BT2 7EJ
Background

This application was previously listed for Planning Committee on 18" April 2023. The application
was approved with conditions to be agreed with Director of Planning and Building Control.

Since the previous Committee meeting, the Belfast Local Development Plan: Plan Strategy has
been adopted (02 May 2023). This provides a new policy framework for decision-making.

This report should be read in conjunction with the report to the April Committee, appended.
Updated Policy Context

Section 6(4) of the Planning (Northern Ireland) Act 2011 states that in making any determinations
under the Act, regard is to be had to the local development plan, and the determination must be
made in accordance with the plan unless material considerations indicate otherwise.

Section 45(1) of the Act states that in determining planning applications, the Council must have
regard to the local development plan, so far as material to the application, and to any other material
considerations.

The Belfast Local Development Plan (LDP), when fully completed, will replace the Belfast Urban
Area Plan 2001 as the statutory Development Plan for the city. The Belfast LDP will comprise two
parts. Part 1 is the Plan Strategy, which contains strategic and operational policies and was adopted
on 02 May 2023. Part 2 is the Local Policies Plan, which will provide the zonings and proposals
maps for Belfast and has not yet been published. The zonings and proposals maps in the Belfast
Urban Area Plan 2001 remain part of the statutory local development plan until the Local Policies
Plan is adopted.

Operational policies — the Plan Strategy contains a range of operational policies relevant to
consideration of the application, which are set out in the following section of this report. The Plan
Strategy replaces the operational policies currently provided by the Departmental Planning Policy
Statements (PPSs). Those policies will no longer have effect, irrespective of whether planning
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applications have been received before or after the adoption date (par. 1.11 of the Strategic
Planning Policy Statement).

Proposals Maps — until such time as the Local Policies Plan is adopted, the Council must have
regard to the land-use zonings, designations and proposals maps in the Belfast Urban Area Plan
2001, both versions of the draft Belfast Metropolitan Area Plan (v2004 and v2014) (draft BMAP
2015) and other relevant area plans. The weight to be afforded to these proposals is a matter for
the decision maker. It is considered that significant weight should be given to the proposals map in
draft BMAP 2015 (v2014) given its advanced stage in the development process, save for retail
policies that relate to Sprucefield which remain contentious.

Relevant Planning Policies

Plan Strategy

The following policies in the Plan Strategy are relevant to consideration of the application.

Policy SP1A — managing growth and supporting infrastructure delivery
Policy SP2 — sustainable development

Policy SP6 — environmental resilience

Policy SP7 — connectivity

Policy SD2 — Settlement Areas

Policy DES1 — Principles of Urban Design

Cl1 — Community Infrastructure

Policy ENV1 — Environmental quality

Policy ENV2 — Mitigating environmental change
Policy ENV3 — Adapting to environmental change
Policy ENV4 — Flood Risk

Policy ENV5 - Sustainable drainage systems (SuDS)
Policy TRAN 1 Active Travel — walking and cycling
Policy TRAN 2 — Creating an accessible environment
Policy TRAN 8 — Car parking and servicing arrangements
Policy TRE1- Trees

Policy NH1 — Protection of Natural Heritage resources
Supplementary Planning Guidance

Placemaking and Urban Design

Sustainable Urban Drainage Systems

Transportation

Trees and Development

Updated Assessment

Plan Strategy
The adoption of the Plan Strategy requires the following updated assessment.

Additional Information

Officers requested that the applicant provides a “Plan Strategy Statement” that sets out how the
proposal complies with the relevant policies in the Plan Strategy. Where the proposal does not meet
the policy requirements, the applicant was asked to either modify the proposal or justify why they
are not proposing to change the proposal.
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The applicant has subsequently provided a Plan Strategy Statement, which sets out the policies in
the Plan Strategy which they believe apply to this proposal. In summary, the applicant considers
that the proposal complies with the relevant policies and that the development remains acceptable
in relation to the Plan Strategy and other material considerations.

Consultation responses

No letters of objection or representations has been received.

No additional consultations have been considered necessary following adoption of the Plan Strategy
and receipt of the Plan Strategy Statement.

Whilst consultees may have referred to the no longer extant Planning Policy Statements in their
consultation responses, the substance of those policies remains sufficiently similar in the Plan Strat-
egy so as not to require the consultees to re-evaluate the proposal in the context of the Plan Strat-
egy. No further consultations have therefore been issued.

Principle of development

Policy DES 1 of the Plan Strategy states that planning permission will be granted for new
development that is of a high quality, sustainable design that makes a positive contribution to
placemaking where it accords with a range of criteria. Officers consider that the proposed extension
satisfies the policy in that the proposed building will respond positively to the local context and
character. The scale, massing, materials, roofscape and building line compliments the surrounding
area, that contains a community recreation facility, Club rooms and school building. The design
incorporates materials and design features that will reduce the dominance of a large building. The
proposal will encourage a diversity of use and promote vibrancy throughout the day due to the
variety of activities within. The cafes and garden area and men shed will promote sense of place
for the community. The provision of active spaces will promote healthy environment. The proposal
will not impact on the amenity of neighbouring land uses due to the separation distances with
neighbouring properties. Parking provision for the development will be on-street parking, a parking
survey has demonstrated that there is sufficient space to serve the development Dfl Roads Service
is content with the provision. Also, as the proposal is, in the main, to serve the needs of the local
community the site is served with an extensive network of public pathways.

Community Infrastructure

Policy CI1 of the Plan Strategy states that the Council will seek to protect and provide development
opportunities based on local need for community, health, leisure, nurseries and educational facilities
based on local need. Planning permission will be granted for the provision of new and improved
community infrastructure at appropriate and accessible locations within the urban area. All
proposals shall ensure that there are no unacceptable impacts on residential amenity. Officers
consider that the proposal satisfies the policy, the proposal will provide additional community
infrastructure which has demonstrated a need through securing appropriate public funding for the
project. The proposal although within a residential area is located on a site that is separated from
residential housing by gardens and a public road. The separation distance ensures dominance is
not a significant issue and assessments has indicated that it will not create an overshadowing issue.
The site is served by a network of public footpaths and can be reach by public transport ensuring
there is no over reliance on the private car.

Open Space
Policy OS1 states that the Council will support the retention of open space with a general

presumption in favour retaining all such lands and uses. The proposal will not result in the loss of
open space, it will enhance the space already in location with additional planted beds and seating.
An area will be used for polytunnels and a men shed, Officers consider that the polytunnels and
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men shed will offer a significant benefit to the local community providing a facility for community use
and which will offer many physical and mental health benefits.

Environmental Quality

Policy ENV1 [Environmental Quality] states that planning permission will be granted for
development that will maintain and where possible enhance environmental quality and protects
communities from materially harmful development. Policy ENV 1 further states that development
must not result in an unacceptable adverse impact on the environment and take account of ground
contamination, air quality, water quality, noise and light pollution. The application has been
supported by a number of appropriate assessments including an, Noise Impact Assessment,
Preliminary Risk Assessment, and an Outline Construction Environmental Management Plan.
Environmental Health does not raise any objection regarding contamination and recommends a
number of conditions. Further details have been submitted on the odour assessment and we are
awaiting a final condition from Environmental Health on this. Delegated authority has been sought
to allow conditions to be finalised.

Trees

Policy TREL1 of the Plan Strategy states that the Council will seek to protect existing trees from new
development particularly those that are of a visual, biodiversity or amenity quality. The proposal will
not result in the loss of trees within the site, the submitted layout plan shows trees of various sizes
retained on site and incorporated into the overall design. A detailed landscape plan will be
conditioned to be submitted prior to commencement of development and should incorporate detail
on tree species, size and type, as well as proposed SUDs measured to comply with ENV 3 and 5
below.

Climate Change

Policy ENV3 of the Plan Strategy states that planning permission will be granted for development
that incorporates measures to adapt to environmental change, in order to support sustainable and
enduring development. In order to minimise the impact of extreme weather conditions, new
developments should also embed resilience to current and future climates. The introduction of a
garden and additional vegetation, in association with the proposed built development offers the
opportunity to incorporate additional appropriate SUDs measurer and can be secured by condition
to ensure compliance with policy.

Sustainable Urban Drainage Systems (SuDS)

Policy ENV5 of the Plan Strategy states that all built development should include, where
appropriate, SuDS measures to manage surface water effectively on site, to reduce surface water
runoff and to ensure flooding is not increased elsewhere. The proposed garden area will provide a
permeable grass area. No additional SuDS measures have been identified by the applicant;
however, this will be secured by means of a planning condition.

Promoting healthy communities

Policy HC1 of the Plan Strategy states that the council will seek to ensure that all new developments
maximise opportunities to promote healthy and active lifestyles. The scheme would provide a small
pocket park to provide amenity and recreation space for residents. The site is along the towpath
adjacent to the river lagan. It is within walking distance of shops and services and its location would
promote healthy and active lifestyles. The proposal is considered acceptable having regard to Policy
HC1 of the Plan Strategy.
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Access & Parking

Policy TRAN 1 [Active travel — walking and cycling] requires that proposals including leisure and
community uses take account of the needs of walkers and cyclists, secure cycle parking and make
provision for safe and convenient walking and cycle areas and links to existing or proposed networks
and public transport. Policy TRAN 2 seeks to ensure that development proposals are open to the
public. In terms of access to the site the proposal seeks no incurtilage vehicular parking access into
the site is pedestrian only, given the location of the site on the towpath and the provision of secure
cycle parking within the proposal TRAN 1 and 2 are considered to be complied with. Policy TRANS8
requires that development proposals will be required to provide adequate provision of car parking
and servicing however the emphasis will be on reducing the reliance on the private car. As stated,
the proposal provides no onsite parking the proposal will rely solely on on-street parking. A parking
survey was submitted as part of the application for Dfl Roads Service consideration. The opinion
of Dfl was that there was sufficient parking demonstrated within the survey to serve the
development. The proposal is considered to comply with relevant TRAN policies.

Natural Heritage

Policy NH1 of the Plan Strategy states that the council will adopt the precautionary principle when
considering the impacts of a proposed development on local, national or international natural
heritage resources, including designated sites, protected species and the other important interests
of biodiversity and geodiversity. A Biodiversity checklist was completed on the site given location
adjacent to river and potential for Bat Roost. A Bat survey was undertaken and concluded that there
were no indications of Bats within the building although Bats were identified commuting over the
site and foraging. The report recommended no additional survey required although a precaution
approach should be taken when contractors commence works on site and report any findings
indicating Bats within the site.

Other considerations
Other aspects of the proposal are considered to remain acceptable, having regard to the policies in
the Plan Strategy.

Regard is also had to the previous decisions of the Planning Committee which was to grant planning
permission subject to conditions.

Conclusion and Recommendation

Having regard to the assessment in this addendum report and the previous report to the Planning
Committee, in the planning balance, the proposal is considered acceptable. It is recommended that
planning permission is granted with delegated authority given to the Director of Planning and
Building Control to finalise the wording of the conditions.
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Committee Application

Development Management Officer Report

Application ID: LA04/2022/1499/F Committee Date: 18 April 2023

Proposal: Location:
Construction of new community wellbeing | The Lockhouse
centre and cafe incorporating | 13 River Terrace
refurbishment and change of use of existing | Belfast

house, with a new adjacent community | BT7 2EN.
garden and men's shed facility.

Reason for Referral to Committee: Objection from statutory consultee (NI
Water) and BCC funding.

Recommendation: Approval with conditions
Applicant Name and Address: Agent Name and Address:
Lower Ormeau Residents Action Group Taggarts

97 Balfour Avenue 23 Bedford Street

Belfast Belfast

BT7 2EW BT2 7EJ

Executive Summary:

This application seeks full planning permission for the construction of new community
wellbeing centre and cafe incorporating refurbishment and change of use of existing
house, with a new adjacent community garden and men's shed facility. T

The main issues relevant to consideration of the application are:

The principle of development

Impact on the character and appearance of the area

Impact on the setting of Listed monument

Impact on amenity

Access and parking

Environmental Considerations - Drainage, Waste-water infrastructure and Ecology

Dfl Roads, DfC HED, and Environmental Health offer no objection. NI Water object to the
application on grounds of lack of waste-water capacity; this issue is dealt with in the main report
and found to be acceptable. DAERA and SES were consulted in this regard and a condition was
recommended to restrict development until a suitable wastewater disposal system can be agreed.

No representations have been received from third parties.

The site is within the development limit of Belfast and the principle of development is considered
acceptable.

The design of the proposed extension and the proposed use to the existing building is acceptable.
The changes to the existing open space are considered a betterment creating features of interest
and additional seating. The man-shed and poly-tunnels will offer space and activities for the local
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community. HED offers no objection there would be no harmful impact on the setting of Listed
Monument. The parking survey shows sufficient parking to serve the development there will be no
adverse transportation impacts.

Recommendation:

It is considered that the proposal is acceptable having regard to the Development Plan and
relevant material considerations. It is recommended that planning permission is granted with
delegated authority sought for the Director of Planning and Building Control to finalise the wording
of conditions.

Case Officer Report

Site Location Plan:

@

=

o =
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Characteristics of the Site and Area

1.0 Description of Proposed Development

1.1 This application seeks full planning permission for the construction of new community
wellbeing centre and cafe incorporating refurbishment and change of use of existing
house, with a new adjacent community garden and men's shed facility.

2.0 Description of the Site and Area

2.1 The site is made-up of two distinct plots one is a two-storey detached dwelling finished
in a painted render, the building sits within its plot with well defined boundaries of fencing
and mature hedging. The second plot is an area of open space currently laid out in grass
and public pathways forming part of the lagan walkway. The surrounding character is
mix with the east side of the road having community buildings of recreation centre, youth
club and nursery school. Whereas the west side of the road is in residential use
dominated by two-storey red brick terrace housing.

Planning Assessment of Policy and other Material Considerations

3.0 Site History

3.1 None relevant
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4.0

Policy Framework
Section 6(4) of the Planning Act (Northern Ireland) 2011 requires planning decisions to
be made in accordance with the Development Plan, unless material considerations
indicate otherwise.

4.1

Belfast Urban Area Plan 2001 (BUAP)

4.2

Draft Belfast Metropolitan Area Plan 2015 (v2004 and v2014) (dBMAP)

Following the Court of Appeal decision on dBMAP (2014), the extant development plan
is the BUAP. DBMAP (both v2004 and v2014 versions) are material considerations. The
weight to be afforded to dBMAP is a matter of judgement for the decision maker. Given
its advanced stage in the Development Plan process, it is considered that dBMAP
(v2014) carries significant weight.

4.3

Belfast Local Development Plan Draft Plan Strategy

The Belfast Local Development Plan Draft Plan Strategy 2035 will guide future planning
application decision making to support the sustainable spatial growth of the city up to
2035. The draft Plan Strategy has been subject to examination by the Planning Appeals
Commission and the Council has been provided with a copy of their Report, together
with a Direction from Dfl in relation to additional required steps before it can be
considered adopted. Paragraph 1.10 of the SPPS states that a transitional period will
operate until such times as a Council's Plan Strategy has been adopted. Accordingly,
whilst the Draft Plan Strategy is how a material consideration it has limited weight until it
is adopted and during the transitional period planning authorities will apply existing policy
together with the SPPS.

4.4

Strategic Planning Policy Statement for Northern Ireland (SPPS)

4.5

Planning Policy Statement 2 Natural Heritage

4.6

Planning Policy Statement 3 Access, Movement and Parking

4.7

Planning Policy Statement 6 Archaeology & Built Heritage

4.8

Planning Policy Statement 8 Open Space, Sport & Outdoor Recreation

4.9

Planning Policy Statement 15 Planning and Flood Risk

5.0

Statutory Consultees Responses
Dfl Roads Service — no objection subject to conditions

Historic Environment Division — no objection
NI Water — objection on grounds of insufficient waste-water infrastructure capacity
DAERA - awaited

6.0

Non Statutory Consultees Responses
BCC Environmental Health — no objection subject to informatives and condition

7.0

7.1.

Representations

The application has been advertised in the press and neighbours have been notified.
No third-party representations of objection have been received. One letter of support
was received from local public representatives.

Page 167




9.0
9.1

9.2

9.3

9.4

9.5

9.6

Key Issues
The main issues relevant to consideration of the application are:

The principle of development

Impact on the character and appearance of the area
Impact on the setting of Listed Monument

Impact on Open Space

Impact on amenity

Access and parking

Flooding

Waste-water infrastructure

Ecology

Principle of Development

The site is located within the existing settlement limits for Belfast and within the BUAP
and the dBMAP, the presumption is therefore in favour of development. The BUAP has
no land use designations for the site the dBMAP shows the north section of the site,
outside the confines of the existing building plot to be open space.

The SPPS advises that planning permission is ought to be granted or sustainable
development that accords with the area plan and causes no harm to areas of
acknowledged importance. Officers accept that the proposal accords with the area plan
and set below no areas of acknowledged importance is significantly harmed by the
proposal

Impact on the character and appearance of the area

River Terrace and Balfour Avenue runs in parallel to the west bank of the river Lagan.
There is a clear distinction in land uses along the road frontage, to the west side of the
road it is residential with two-storey dwellings being dominant. Within the residential use
there are clear period differences Balfour Avenue being of old traditional styled Belfast
housing, red brick terrace with no front amenity space. The housing between
Shaftesbury Avenue and Cooke Steet, has the rear of the housing projects onto the road
frontage and from Cooke Street onwards the housing is more modern dating circa
1970’s/80s fronting onto the road with front amenity space.

To the east side of the road the main land uses are community buildings and open space
amenity. This side of the road, same for site location, contains Shaftesbury Recreation
Centre, a large leisure complex with outdoor play facilities. Proceeding on towards the
site the next building is single storey St. John Youth Centre followed by another single
storey building St. Malachy’s Nursery School followed by the site, currently a two-storey
dwelling and open space.

The site building is positioned at a greater distance from the road than the other
community buildings, these buildings are positioned at various distances from the road
edge ensuring no uniformity of building-line. The proposed extension will bring the
building closer to the road edge which will make a significant change to the existing
character when looking south, the proposed building obscuring the existing single storey
neighbouring buildings with the creation of a large block extension. However, within the
wider context the proposal can be seen as book ending the community developments
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9.7

9.8

9.9

9.10

9.11

along this section of road with Shaftesbury Recreation Centre to one end and the
proposal at the other and the single storey building between.

The retention of the existing building retains the rendered finish; however, the proposed
extension is designed with grey brick interlaced with brick panel work design of the same-
coloured brick. The design includes a flat roof which will be a green roof. Although the
materials are not common to the area, which is mostly red/brown brick and slate the
materials proposed will offer a contrast to the wider and will not be too dissimilar to
Shaftesbury Recreation Centre which is finished in a grey steel cladding. Officers are
content that the proposal will not significantly detract from the surrounding character
having regards to the community buildings already located along this section of road
frontage and the materials offering an acceptable contrast.

The current open space provides access to the Lagan walkway; the proposal is designed
to retain this public access to pathways. Officers are content that the proposal will not
impinge on the current level of public access ensuring the open character is maintained.

Impact on the setting of Listed Monument

The site is adjacent Mc Connell’s lock a listed monument, Historic Environment Division
of Dfl (HED) was consulted and indicated that the proposed balcony, which projected
beyond the front fagade of the building, within the original design, had an impact on the
monument. Amended plans were submitted with the balcony projection removed which
was found to be acceptable HED indicating that the proposal no longer impacted the
monument. Officers concur with the opinion of HED that the proposal will not detract
from the setting of the historic monument the relationship between the front facade of
the building and the monument remaining unaltered.

Impact on Open Space

The proposal will result in the loss of an area of open space due to the erection of the
man shed and poly tunnels. It is however acceptable within policy OS 1 of PPS 8 for
open space to be lost to development that will bring substantial community benefit. The
proposal, when read in the round, would be accepted as offering community benefits.
The existing open space is an area of open grassland with connecting pathways crossing
it. The proposal will see the additional planting, raised beds and seating within the
current open space creating a place of interest and usable for the general community,
this area remains open to the public with only the area for the man-shed and poly tunnels
fenced. Officers accept that the section of land dedicated to the man-shed and poly
tunnels will be lost to the public for recreational use it will nevertheless create facilities
for community use and creates an opportunity for greater community cohesion by
providing space for various community activities.

Impact on amenity

The adjacent nursey school is located to the south of the site and has a play and garden
areas between the school building and site. Having regards to separation distance
between the school building and proposed site and also direction of sun travel Officers
are content there will be no impact on the school. Those properties immediately fronting
onto the site no. 30 to 36 River Terrace will have a change to outlook with the extended
building being closer to the front of these properties. The height of the building is quoted
at 7.2m from road level to top of parapet the separation distance is 11.2m between the
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9.12

9.13

9.14

9.15

rear of the extension and the front of the properties. Having regards to the 45 degrees
rule the proposal will not cast a significant shadow over these properties. Any shadow
casted towards the dwelling will be morning time only as the site is to the east of the
dwellings. The rear elevation of the proposed building has several features that will help
to reduce the appearance of dominance these include a step within the wall design,
windows, doors, and brick panelling breaking up the massing of the gable and a
proposed area for the erection of artwork. Officers are content, on balance, that the
proposal will not significantly impact on the amenity of residential dwelling of River
Terrace.

Access and Parking

Dfl Roads Service was consulted and advised that additional information was required
in the form of a parking survey to demonstrate sufficient on street parking for 7 vehicles.
A parking survey was submitted and Dfl re-consulted. The information within the survey
showed an average of 24 spaces available the minimum being 13 spaces and the
maximum being 30 spaces.

Environmental Health issues

Planning Service is awaiting the final response from BCC Environmental Health,
concerns were raised within first reply regarding information within the Preliminary Risk
Assessment (PRA) for potential ground contamination and odour abatement from
proposed café. Additional information for the PRA was submitted together with Odour
abatement report for further EHS consideration.

Flooding

Dfl Rivers Agency was consulted and having regards to the submitted flood risk
assessment has indicated that there is no objection to the proposal with standard
informatives.

Waste-water Infrastructure

NI Water has objected to the proposal on grounds of insufficient waste-water capacity.
NI Water has advised that existing public waste-water infrastructure cannot currently
support the proposal without significant risk of environmental harm, potential pollution,
flood risk and harm to local amenity. However, no supporting data or information to evi-
dence NIW’s concern has been provided particular to this application. Clearly the ob-
jection is a material consideration. It is however a matter for the decision maker to de-
termine the weight to be attached to it and all other material considerations.

It is also noted that NI Water has a duty to connect significant committed development
across the city to its waste-water infrastructure. Such development, which includes sig-
nificant levels of residential and commercial floor space across the city, will not all come
forward at once and some may not come forward at all.

For these reasons’ officers are of the view that it would be unreasonable to give deter-
mining weight to the NI Water objection.
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9.16

Ecology

Belfast City Council is the Competent Authority under the Conservation (Natural
Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended) for undertaking an
Appropriate Assessment where a proposal is likely to have a significant environmental
effect on Belfast Lough, an environmentally protected Special Protection Area (SPA),
RAMSAR and Special Area of Conservation (SAC). Water quality of the lough is a key
consideration. The Habitats Regulations are framed in such a way that it is not only the
impacts of individual development proposals that need to be considered, but also “in
combination” impacts with other development.

Whilst a precautionary approach applies to Habitats Regulations Assessment (HRA),
SES confirms that the onus is on NI Water to provide evidence of likely actual impacts,
rather than hypothetic impacts. As Competent Authority, the Council may take its own
objective view on whether a proposal is likely to have a “significant effect” on water
guality of the Lough. However, having regard to the precautionary approach, where there
is clear intensification the Council may need to consult SES and ask them to undertake
a HRA Appropriate Assessment Screening to ascertain whether there would be a likely
significant impact. This also triggers statutory consultation with DAERA NI Environment
Agency.

Following response from NIEA and SES a condition will be imposed on the approval to
restrict commencement of the development until an agreed wastewater disposal method
is reached.

A Biodiversity checklist was completed on the site given location adjacent to river and
potential for Bat Roost. The survey indicated that no signs were visible of otter or badger
activity at the site however there were signs of bats droppings and gaps within the
building fabric that had potential for Bat roosts. A Bat survey was undertaken and
concluded that there were no indications of Bats within the building although Bats were
identified commuting over the site and foraging. The report recommended no additional
survey required although a precaution approach should be taken when contractors
commence works on site and report any findings indicating Bats within the site.

10.0 | Summary of Recommendation:

10.1 | Having had regard to the development plan, relevant planning policies, and other
material considerations, it is considered that the proposal should be approved.

10.2 | Itis recommended that planning permission is granted subject to conditions. Delegated
authority is sought for the Director of Planning and Building Control to finalise the wording
of the conditions.

11.0 | DRAFT CONDITIONS:

1. The development hereby permitted must be begun within five years from the
date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

2. No development shall commence on site (other than site clearance, site
preparation, demolition and the formation of foundations and trenches) unless
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details of foul and surface water drainage, including a programme for
implementation of these works, have been submitted to and approved in writing
by the Council. The development shall not be carried out unless in accordance
with the approved details, which shall be retained as such thereafter.

Reason: To ensure appropriate foul and surface water drainage of the site. Approval is
required upfront because the design of the drainage is an integral part of the
development and its acceptability.

3.

If during the carrying out of the development, new contamination is encountered
that has not previously been identified, all related works shall cease
immediately, and the Council shall be notified immediately in writing. No further
development shall proceed until this new contamination has been fully
investigated in accordance with current industry recognised best practice. In the
event of unacceptable human health risks being identified, a Remediation
Strategy and subsequent Verification Report shall be submitted to and agreed
in writing by the Council, prior to the development being occupied or operated.
The Verification Report shall be completed by competent persons in
accordance with best practice and must demonstrate that the remediation
measures have been implemented and that the site is now fit for enduse.

Reason: To ensure that any contamination within the site is appropriately dealt with, in
the interests of human health.

4.

After completing the remediation works under Condition 3; and prior to
occupation of the development, a verification report needs to be submitted in
writing and agreed with Planning Authority. This report should be completed by
competent persons in accordance with the Land Contamination: Risk
Management (LCRM) guidance available at
https://www.gov.uk/guidance/landcontamination-how-to-manage-the-risks. The
verification report should present all the remediation, waste management and
monitoring works undertaken and demonstrate the effectiveness of the works in
managing all the risks and wastes in achieving the remedial objectives.

Reason: To demonstrate that the required remedial measures have been incorporated
into the development, in the interests of human health.
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Agenda Iltem 4b

Addendum Development Management Report

Committee Meeting Date: Thursday 29" June 2023

Application ID: LA04/2023/2891/F

Proposal: Location:
Replacement of existing natural grass rugby Kingspan Stadium,
pitch with new 3G surface and associated 134 Mount Merrion Avenue,
under pitch drainage + site works Belfast,
BT6 ODG

Referral Route: Referral to the Planning Committee under Section 3.8.5 (a) Those made by
elected members of the Council

Recommendation: Approval

Applicant Name and Address: Agent Name and Address:
Ulster Rugby Hamilton Architects

Kingspan Stadium 3 Joy Street

134 Mount Merrion Avenue Belfast

Belfast BT2 8LE

BT6 ODG

ADDENDUM REPORT

1.0 The full planning application was previously listed for Planning Committee on Tuesday 20™
June 2023 with a recommendation of approval. At that meeting, the Committee agreed to defer
consideration of the application to receive an outstanding re-consultation response from the
Northern Ireland Environment Agency and undertake a site visit to view the existing natural grass
pitch at the Kingspan Stadium. Members should take account of this Addendum Report in
conjunction with the original full planning report attached.

1.1 The Planning Committee site visit is scheduled at the Kingspan Rugby grounds for 2pm on
Wednesday 28" June 2023.

1.2 The Council also received a late objection from ‘Friends of the Earth’ on 20" June regarding
material considerations relevant to the proposal.

1.3 Planning consideration and rebuttal of Friends of the Earth objection letter received and outlined
below.
a) Authenticity and Leadership: Removal of natural grass surface to be replaced with plastic
artificial surface is deemed contrary to the legacy of the game. Stating that Ulster Rugby
should be a voice of sustainability.

BCC: Ulster Rugby maintain the development proposal will improve playing conditions at
the stadium, reduce ongoing maintenance, and allow the club to continue to meet their
match obligations and functions. Highlighting that The Kingspan is not only the home of
Ulster Rugby, but also the home of rugby in Ulster, and to that end, it's a huge asset in
inspiring participation in our sport and helping us develop a pathway of homegrown talent.

b) Planning Process Issues:

I. No biodiversity checklist included as this is deemed as a requirement of the planning
process.
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Application ID: LA04/2022/1280/F

The Belfast City Council Application Checklist Appendix 3, states that a Biodiversity
Checklist should be used for all applications “where another biodiversity or Ecological
survey has not already been completed’. It also states that in establishing whether a
biodiversity survey is needed, the applicant or agent is advised to seek independent
advice from an ecologist or suitably qualified person. Completion of a biodiversity
checklist is not a legislative requirement, rather it's purpose is to ‘screen’ proposal to
identify if ecological information is required to inform the assessment of proposals.

In this instance, the applicant has provided: drainage assessment, maintenance
guidelines for the pitch, DFI Rivers approval letter to discharge, Outline Construction
Environmental Management Plan (OCEMP), granulate management report and
chemical discharge / usage report from an engineer. SES and DAERA / NIEA have been
formally consulted have not, as part of their assessment, requested submission of a
checklist to assist in their consideration of the proposals. The submitted information is
sufficient to identify and mitigate possible environmental impacts of the proposal.

. No EIA statement on the planning portal, the proposal is deemed as a major

development.

EIA screening has been completed in accordance with legislative requirements and is
uploaded to the portal for public review. The screening confirms that the impacts will not
be significant, and a statement is not therefore required in this case.

No pitch measurements on the site plan.

The site area is included within the red line as stated in the site area on the application
form and scale drawings are provided for assessment. The site plan is dimensioned at
scale 1:500 from which measurements can be ascertained.

No SES response received, and the application should be deferred until this has been
formally received.

NIEA/DEARA and SES are considering further information submitted in relation to the
maintenance and chemical usage as discussed in the report and remains the only issue
under consideration by these consultees. These responses remain outstanding at the
time of writing. The information demonstrates that the maintenance and chemical usage
for the proposal will use similar substances albeit in much reduced quantities for the
proposal. Officers consider that it is reasonable to conclude that the proposal would
therefore result in a nett benefit to the aquatic environment and associated habitats, and
that maintenance operations associated with the current pitch are not subject to
regulatory provisions within the planning legislation. On this basis, it is considered
unlikely that DEARA and SES are unlikely to raise objections to the proposed
arrangements. Notwithstanding this, delegated authority to the Director of Planning and
Building control is requested to resolve this issue and any matters that may arise in the
consultation responses.

c) Microplastics Restrictions — September 2022 European Commission recommended ban
on ‘intentionally added microplastics’ onto European market, including rubber infill for 3G
pitches and NI still follows EU Reach requirements. April 2023 EU voted to restrict
microplastics due to risks to the environment. Maintenance of 3G pitches is a concern as
erosion, migration of rubber infill crumb and microplastics can enter soils and river networks
which pose risks to wildlife. Kingspan is in proximity and connected to the Loop River which
is further linked to Belfast Lough which will result in a negative impact.
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Application ID: LA04/2022/1280/F

BCC: An update has been sought from BCC Legal Services on the proposed amendment
to legislation and their comments are set out below:

VI.

The amendment does not give rise to an outright ban on actual 3G pitches. Upon
considering the matter it appears that the amendment relates to the rubber granules
and mulches that are used as infill material in synthetic pitches — not just 3G — also
found in playgrounds, nature trails and golf courses. This amendment seeks to
reduce the supply of these granules to the general public and specifies the
concentrations they can be supplied at. Existing pitches need “topped up” by infill
material and owners need to be sure that they are using the legal limit concentration.
There is no suggestion that retro fitting is required.

The EU are also well advanced in legislative process that would result in the
restriction of microplastics that are intentionally added to products, including those
used in artificial turf pitches by way of a further amendment to the REACH regs. (It
also relates to other microplastics like the microbeads in exfoliators)

A proposal to ban intentionally added microplastics was approved by EU countries
on the REACH Committee in April of this year. It is not yet law and is still on its
legislative journey. Before the restriction can be adopted, it is to be scrutinised by
the European Parliament and the Council and it is understood that this will take at
least three months There is currently a draft Commission Regulation available on
the matter.

Draft legislation cannot be considered as material consideration as applicants
should be able to operate within the knowledge and certainty of extant legislation.
Moreover, 3G pitches are already covered by the existing REACH legislative
regime.

The future viability of the 3G pitch would not be a material consideration, as this
would be within the context of the commercial viability of the application. The
objector refers to the transition period and indeed one of the reasons cited by ECHA
for this length of transition is to allow for the development of alternative degradable
polymers to replace these micoplastics. Therefore, it is entirely foreseeable that the
microplastic infill will be replaced with new substances in due course, negating this
argument.

The applicant has provided details as outlined above and within the report to counter
the associated negative impacts regarding Loop River and Belfast Lough.

d) Climate Emergency:

Loss of natural grass lands is a loss of carbon storage and mitigation to flood risk.

It is not accepted that the current pitch constitutes a natural ‘grass land’. Rather it is
an intensively managed sports surface and there is no likely significant habitat
impact, taking account of the previous positive response from DEARA. Mitigation
measures are included with the proposal to minimise flood risk and are acceptable
taking account of the positive consultation response from Rivers Agency.

BCC going against their ‘net-zero’ emissions economy. Friends of the Earth request
refusal of proposal.
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Application ID: LA04/2022/1280/F

The LDP sets out the policy considerations for all development proposals within the
City. Taking account of consultation responses and applicable policies, it is
considered that impacts on the environment will be mitigated to a satisfactory
degree. The proposal complies with the LDP and therefore approval is
recommended.

1.4 Response from the Applicant:

Details of the objection from Friends of the Earth were provided to the applicant for comment. A
summary of their response is set out below and can be read in full on the planning portal:

There are time pressures to carry out the site works within the close season to be ready for
the upcoming 23/24 season. This is a short window of opportunity which is shortening with
each delay. The client’s reasoning to change to an artificial surface is outlined in the
supporting statement submitted with the application, these revolve around reduced
maintenance pressures and costs, improved playability and ability to play across all weather
fronts as the existing surface has in the past been adversely affected by poor weather
resulting in fixture not being able to go ahead. A number of competing professional clubs
have also opted to switch to 3G from natural grass.

No biodiversity checklist has been requested either by BCC or DAERA, in any respect, the
subsequent granulate mitigation and chemical treatment mitigation reports address any
enviro/ecological issues.

The project does not fall within any of the EIA developments listed in planning policy.

It's important to recognise that high specification in the design of the pitch along with a
meticulous maintenance minimise any potential for the migration of crumb infill away from
the surface, and ensure it does not find its way into the neighbouring watercourses via the
drainage system. Unlike many other community led third generation pitches, the equipment
which will be used to maintain the pitch will remain permanently onsite, and is stored approx.
40m from the access to the pitch.

We are aware of the European Commission/EU REACH potential ban, however the
outcome of this study is yet to be published and therefore no legislation currently prohibits
the use of 3G. There are obviously a number of existing and recently approved 3G pitches
in the BCC area which should be taken account of when robustly responding to such an
objection. As has already been noted, various risk management measures will be
implemented within our project, and we continue to engage with local and national
governing bodies whilst research and development is ongoing to establish alternative, more
suitable and sustainable artificial grass pitch infill options.

BCC: The details of the response are noted and the issues are considered under the Friends of
the Earth comments above.

Recommendation: The recommendation remains to approve for the reasons set out in the
previous planning assessment report. Delegated authority is sought for the Director of Planning
and Building Control to finalise the conditions and resolve any matters arising from the outstanding
consultation response from Shared Environmental Services and NIEA / DAERA in the event this
is not received prior to Committee.
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Development Management Report
Committee Application

Summary

Committee Meeting Date: Tuesday 20" June 2023

Application ID: LA04/2023/2891/F

Proposal: Location:
Replacement of existing natural grass rugby Kingspan Stadium,
pitch with new 3G surface and associated 134 Mount Merrion Avenue,
under pitch drainage + site works Belfast,
BT6 ODG

Referral Route: Referral to the Planning Committee under Section 3.8.5 (a) Those made by
elected members of the Council

Recommendation: Approval

Applicant Name and Address: Agent Name and Address:
Ulster Rugby Hamilton Architects

Kingspan Stadium 3 Joy Street

134 Mount Merrion Avenue Belfast

Belfast BT2 8LE

BT6 ODG

Executive Summary:

This application seeks full planning permission to replace the existing natural grass playing surface
with a new 3G surface and associated under pitch drainage. The works proposed include
operational works on and under land, with the earthworks to remove the grass pitch, the installation
of a subbase layer and a new surface on the land amounting to operational development.

The key issues are:

The principle of the development at this location
Visual impact of the proposal

Impact on amenity / character of the area
Impact on the natural environment

Impact on transport and other infrastructure
Drainage

Noise, odour, and other environmental impacts
Ecological impacts

Flood Risk

The proposal would not adversely impact on amenity, traffic related concerns would be temporary
in nature in association with the construction process and therefore have a limited impact. The
proposed scale, form, massing, design, and materials proposed are considered acceptable and
will not adversely impact on local character.

The scale and character of the proposed works would be reasonably expected at a sports facility
of this nature. The associated impacts on drainage and the wider environmental impacts have been
considered and as the council are still awaiting final response from Shared Environmental Services
and NIEA / DAERA regarding additional information received. Delegated authority is sought to the
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Director of Planning and Building Control to resolve any technical matters arising from this
response.

Notwithstanding the outstanding consultations, based on the submitted information, along with all
other consultee responses and material considerations, adequate measures have been outlined to
minimise risks and impacts to environmental assets including protected habitats and species.

DFI Roads, Historic Environment Division, NI Water, Rivers Agency, Environmental Health have
no objections to the proposal. NIEA / DAERA and SES are still outstanding after re-consultation.

Conditions are necessary to mitigate impacts of the development, 46 objections have been
received and have been considered. There has been 1 letter of support for the proposal.

Having regard to the development plan and other material considerations, the proposal is
considered acceptable. It is recommended that planning permission is granted subject to
conditions.

Delegated authority is also sought for the Director of Planning and Building Control to finalise the
conditions and deal with any other matters which may arise.
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Planning Report

1.0

Drawings

11

Site Location Map

Proposed Site Plan
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2.0 Characteristics of the Site and Area

2.1 The site is located at 134 Mount Merrion Avenue, Belfast comprising the IRFU Ulster
Branch Rugby Stadium, an existing sports facility. The site consists of an existing grass
rugby pitch and is surrounded on all sides by four spectator stands, admin building and
associated parking. The site is accessed for vehicles and pedestrians via Mount Merrion
Avenue, Ravenhill Park Gardens and Onslow Parade. The area is within the Development
Limits of Belfast as stated in the Belfast Area Plan 2001 and Belfast Metropolitan Area Plan
2015. The area is characterised by residential uses adjacent to the North, Northwest, South
and South-east of the site.
Adjacent to the east there is a church and to the southwest a secondary school. The north-
eastern boundary of the site lies adjacent to Ravenhill Park Proposed Area of Townscape
Character and to the east lies Cregagh Proposed Area of Townscape Character as
designated in the BMAP 2015.

3.0 Description of Proposal

3.1 Replacement of existing natural grass rugby pitch with new 3G surface and associated
under pitch drainage and site works

4.0 Planning Policy and Other Material Considerations

4.1 Development Plan — operational policies
Belfast Local Development Plan, Plan Strategy 2035

4.2 Development Plan — zoning, designations, and proposals maps
Belfast Urban Area Plan (2001) BUAP
Draft Belfast Metropolitan Area Plan 2015 (v2004)
Draft Belfast Metropolitan Area Plan 2015 (v2014)

4.3 Regional Planning Policy

Regional Development Strategy 2035 (RDS)
Strategic Planning Policy Statement for Northern Ireland (SPPS)
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4.4 Other Relevant Policies
Belfast Agenda
Relevant Planning History

4.5 There are several planning histories linked to the site known as Ulster Rugby grounds
dating back to 1979. The most recent / relevant histories have been added below for ease
of reference.
Z/2015/0145/F - Retention of car parking in non-compliance with condition 2 of planning
permission Z/2010/1319/F "hard surfaced areas shall be constructed and permanently
marked in accordance with drawing No P:30 to provide adequate facilities for parking within
the site. no part of these hard surface areas shall be used for any purpose at any time other
than for the parking and movement of vehicles" — Permission Granted — 02/02/2016.
Z/2010/1319/F - Construction of three stands with associated safety and accessibility
improvement works. The proposed works comprise of: demolition of existing main stand,
construction of three stands (i.e. erection of new stand at the Aquinas end of the ground,
and amendments to the previously approved stands on the northern and eastern sides of
the ground) with hospitality, media, player, spectator and ancillary facilities; upgrading of
existing entrances; relocation and renovation of existing War Memorial Arch and;
construction of new WC block, electronic screens and ground maintenance storage
facilities. — Permission Granted — 29/02/2012
Z/2008/2284/F - Construction of 1 no. changing block, switch room and NIE transformer at
Ravenhill Rugby Grounds. — Permission Granted — 12/02/2009.

5.0 Consultations and Representations

5.1 Statutory Consultations
Dfl Roads — No objections
DfC Historic Environment Division (HED) — No objections
Dfl Rivers — No objections
NI Water — No objections
DAERA NIEA - Initial response, no objections. Re-consultation response: currently
outstanding.

5.2 Non-Statutory Consultations
BCC Environmental Health — No objections
Shared Environmental Services (SES) — Initial response: Additional information
required. Re-consultation response: currently outstanding.
Whilst consultees may have referred to the no longer extant Planning Policy Statements in
their consultation responses, the equivalent policies in the Plan Strategy are either the
same or sufficiently similar to not require the consultees to re-evaluate the proposal in the
context of the Plan Strategy.
Representations

5.3 The application has been advertised and neighbours notified. The Council has received

the following representations in support and objection.

Support: 1
Objections: 46
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54 Having reviewed all representations and considered the information associated, the key
points are summarised below:

e HGV traffic impacting residential streets, safety to school children walking.

e HGV will impact old foundations in residential area.

e Trees/ hedges impacted by traffic / works.

o Wildlife impacted by works.

e |ssues with transport assessment not being completed correctly.

e Lack of notification given to residents.

e Lack of clarity / transparency from applicant.

e Lack of information / understanding from applicant regarding local eco-system.

¢ Misinformation allegedly provided by the council to applicant.

e Potential intensification of use subject to completion of pitch.

e Traffic management not clear.

¢ Microplastics impact to natural environment / wildlife.

¢ Rubber infill impacts on eco-system, wildlife, and health.

e Use of hazardous materials.

e No biodiversity checklist submitted.
Case officer response: NIEA have been consulted and had no objections initially
regarding biodiversity and as such a biodiversity checklist was not deemed a
requirement for this proposal.

e Impact of wash-off / chemicals used on pitch.

e Loop river impact.

o Precedent refusal adjacent the application site.

e Loss of confidence regarding consultee responses.

These concerns are addressed in the planning assessment of the report.

6.0 PLANNING ASSESSMENT

6.1 Development Plan Context

6.2 Section 6(4) of the Planning (Northern Ireland) Act 2011 states that in making any
determinations under the Act, regard is to be had to the local development plan, and the
determination must be made in accordance with the plan unless material considerations
indicate otherwise.

6.3 Section 45(1) of the Act states that in determining planning applications, the Council must
have regard to the local development plan, so far as material to the application, and to any
other material considerations.

6.4 The Belfast Local Development Plan (LDP) when fully completed will replace the Belfast
Urban Area Plan 2001 as the statutory Development Plan for the city. The Belfast LDP will
comprise two parts. Part 1 is the Plan Strategy, which contains strategic and operational
policies and was adopted on 02 May 2023. Part 2 is the Local Policies Plan, which will
provide the zonings and proposals maps for Belfast and has not yet been published. The
zonings and proposals maps in the Belfast Urban Area Plan 2001 remain part of the
statutory local development plan until the Local Policies Plan is adopted.

6.5 Operational policies —the Plan Strategy contains a range of operational policies relevant
to consideration of the application. These are listed in the report.

6.6 Proposals Maps — until such time as the Local Policies Plan is adopted, the Council must

have regard to the land-use zonings, designations, and proposals maps in the Belfast
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6.7

6.8

6.9

6.10

6.11

Urban Area Plan 2001, both versions of the draft Belfast Metropolitan Area Plan (v2004
and v2014) (draft BMAP 2015) and other relevant area plans. The weight to be afforded to
these proposals maps is a matter for the decision maker. It is considered that significant
weight should be given to the proposals map in draft BMAP 2015 (v2014) given its
advanced stage in the development process, save for retail policies that relate to
Sprucefield which remain contentious.

Relevant Planning Policies
Policies in the Plan Strategy relevant to the application include the following:

Policy CI1 — Community Infrastructure

Policy TRAN 2 — Creating an Accessible Environment
Policy TRAN 3 — Transport Assessment

Policy ENV1 — Environmental Quality

Policy ENV2 — Mitigating Environmental Change
Policy ENV3 — Adopting to Environmental Change
Policy ENV4 - Flood Risk

Policy ENV5 — Sustainable Drainage Systems (SuDS)
Policy SP2 — Sustainable Development

Policy SP3 — Improving Health and Wellbeing

Policy SP5 — Positive Placemaking

Policy GB1 — Green and Blue Infrastructure Network
Policy OS1 — Protection of Open Space

Policy OS5 — Intensive Sports Facilities

Policy NH1 — Protection of Natural Heritage Resources

Key Issues
The key issues are:

The principle of the development at this location
Visual Impact of the Proposal / Character of the Area
Impact on amenity

Impact on transport and other infrastructure
Drainage & Flood Risk

Ecological impacts

The Principle of the Development at this Location

The proposal seeks to remove the existing natural grass playing surface and replace with
a new 3G surface and associated drainage at the Kingspan Stadium. The construction
stages would comprise vegetation clearance and topsoil stripping of existing pitch,
earthworks consisting of underground drainage works to the pitch area, and finally the
formation of the new 3G surface including subbase layers.

The application site is zoned as whiteland within dBMAP, there are no special designations
linked to the specific site location. As detailed above in the report,

The surrounding area can be characterised as residential with educational uses such as
Aquinas Grammar School located directly to the west. The site has continuously been in
use as the home grounds for Ulster Rugby and is still in active use. The main pitch at
closest points would be located approximately 20m from the curtilage of dwellings at
Ravenhill Park and Onslow Parade to the North-East, approximately 50m North to
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6.12

6.13

6.14

6.15

6.16

Ravenhill Park Gardens and approximately 80m South to dwellings at Mount Merrion
Avenue. The proposal is acceptable regarding Policy OS1 of the Plan Strategy 2035 in
that, the sports facility is within the settlement limits and the retention and enhancement of
the facility is of a small section of the overall facility. It is deemed to have no adverse impact
on the sporting potential of the facility. There is no loss of open space, rather an alteration
/ enhancement of its existing playing surface.

Visual Impact of the Proposal / Character of the Area

This proposal seeks to replace the existing natural grass playing surface of the Kingspan
Stadium with 3G artificial grass. The site is enclosed on 4 sides by the adjacent large
spectator stands which screens a majority of the grass surface from public views. The
proposed artificial surface seeks to replicate natural grass.

The north-eastern boundary of the site lies adjacent to Ravenhill Park Proposed Area of
Townscape Character and to the east lies Cregagh Proposed Area of Townscape
Character as designated in the dBMAP 2015. The proposed works are set fully within the
confines of the enclosed stadium and will not therefore be subject to public views from
outside of the stadium. Accordingly, the replacement surface will not impact upon the
character and appearance of the area and ATC’s in close proximity to the site.

Impact on Amenity

The proposal is to change the surface of the playing field from natural grass to artificial
grass. The use as a playing surface will not be therefore altered. The applicant indicates
that pitch use will remain at current usage levels and therefore there will be no
intensification. The supporting OCEMP indicates that the construction period is estimated
as 3 — 4 months in duration. Objections have been received regarding noise, disturbance,
and general nuisance.

Belfast City Council Environmental Health Services have been consulted and considered
the proposal and supporting information, including the Outline Construction Environmental
Management Plan (OCEMP), in terms of noise, air pollution, general amenity, ambient air
quality, contaminated land. Environmental Health have no objections to the proposal.
Taking this into account, it is therefore considered that there will be no adverse impact on
amenity. Impacts from associated construction traffic will be for a limited period and
accordingly it would not result in significant impacts on amenity.

Impact on Transport and Other Infrastructure

Objections have been received in relation to transport related issues. The Department for
Infrastructure Roads Service have been consulted on this application and have responded
with no objections. The nature of the proposal will not have any impact on transport,
access, and parking considerations as there is no additional parking or alterations to
transport required.

The proposal has been assessed against Policy TRAN 2, which conforms with the criteria
outlined. Policy TRAN 3 states that; a transport assessment will be required to evaluate
the transport implications of the development proposal, where it is likely to have “significant
travel generating uses”. The principle of the proposal will not increase the intensification of
the use outside of what currently exists. A transport assessment form has been submitted
and as the proposal does not comprise residential development, no creation of additional
floor space created, and no further intensification of the use related to a new surface, this
element is deemed acceptable.
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6.17

6.18

6.19

6.20

6.21

6.22

Transport related construction requirements have been detailed in the Outline Construction
Environmental Management Plan (OCEMP) at Section 7.7. This outlines that a ‘Traffic
Management Plan’ detailing procedure to follow prescribed routes when working on the
site. The TMP shall incorporate any restrictions imposed considering any planning approval
granted. The TMP will include specific routeing for construction traffic to the site via existing
establish site entrances and restrictions on construction hours. The TMP shall be circulated
to all parties who are employed or have a legitimate interest in the works. The Principal
Contractor shall ensure that Construction Traffic Routeing Signs are erected prior to any
works commencing, and that these are maintained in good and clean condition throughout
the duration of the works. These details would be further expanded in the final CEMP
before any development can commence on site via an appropriate negative condition,
subject to any granting of planning approval. The final CEMP would assist in mitigating
construction related impacts for the construction period.

DFI Roads have also no objections to the proposal including the OCEMP details. On the
basis of this response the proposal is considered acceptable in relation to impacts on
Transport infrastructure.

Drainage and Flood Risk

A drainage assessment and associated information was submitted for consideration. The
drainage flow is proposed at 10 litres per second which is a greenfield discharge rate. The
impact therefore being no greater than existing. DFI Rivers and NI Water have been
consulted. These consultees have referred to the previous policy considerations (Planning
Policy Statement 15), in their consultation responses. The equivalent policies in the Plan
Strategy i.e., ENV4 and ENV5 essentially repeat the PPS15 requirements as per the
SPPS. Objections have been received with concerns surrounding drainage.

Rivers Agency and NIW are satisfied with the mitigation measures proposed and it is
therefore considered that the proposal complies with policy and no adverse impact on
drainage and flood risk will occur.

Ecological Impacts

The potential for ecological impacts associated with this proposal is a policy consideration
within several section of the LDP and objections have been received by the Council on
related issues. These include the lack of information / understanding from the applicant
regarding local eco-system, microplastics impacting the natural environment / wildlife,
rubber infill impacts on eco-system, and health, use of hazardous materials, impact of
wash-off / chemicals used on pitch and overall Loop River impact.

The applicant has submitted a Granulate Management Report, formal letter regarding
chemical usage, maintenance guidelines for the pitch and details within the OCEMP
DEARA and SES have been consulted on the proposed details. DEARA have responded
with no objections, however SES requested further information relating to chemical usage.
This information indicates mitigation measures for controlling granuate discharge from the
site and that chemicals for cleaning and maintenance will be reduced compared to current
arrangements. The Council have re-consulted Shared Environmental Services and NIEA /
DAERA for their consideration. These consultations are currently outstanding at the time
of writing.

Delegated authority is sought for the Director of Planning and Building Control to finalise
the conditions and resolve any matters arising from the outstanding consultation response
from Shared Environmental Services and NIEA / DAERA in the event this is not received
prior to Committee.
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7.0 Recommendation

7.1 Having regard to the development plan and other material considerations, the proposal is
considered acceptable. It is recommended that planning permission is granted subject to
conditions.

7.2 Delegated authority is sought for the Director of Planning and Building Control to finalise

the conditions and deal with any other matters which may arise.

DRAFT CONDITIONS: (Delegated authority is sought for the Director of Planning and Building
Control to finalise the conditions):

1.

The development hereby permitted must be begun within five years from the date of this
permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011.

No development activity, including ground preparation or vegetation clearance, shall take
place until a Final Construction Environmental Management Plan (CEMP) has been
submitted to and approved in writing by the Planning Authority. The CEMP must incorporate
a construction traffic management plan.

The approved CEMP shall be implemented in accordance with the approved details and all
works on site shall conform to the approved CEMP, unless otherwise agreed in writing by
the Planning Authority.

Reason — To protect the aquatic environment of Belfast Lough SPA, Ramsar & open water

No part of the development hereby permitted shall become operational until all drainage
mitigation measures have been installed in accordance with the submitted drainage
assessment and a report verifying that these measures have been installed has been
submitted to and approved in writing by the Council. These measures shall be permanently
retained and maintained thereafter in accordance with the approved arrangements and shall
not be altered or removed without the prior consent of the Council in writing.

Reason: To ensure adequate drainage arrangements are provided for the development and
in the interests of public amenity and safety.

If during the development works, new contamination or risks are encountered which have
not previously been identified, works shall cease and the Planning Authority shall be notified
immediately. This new contamination shall be fully investigated in accordance with the Land
Contamination: Risk Management (LCRM) guidance. In the event of unacceptable risks
being identified, a Remediation Strategy shall be agreed with the Planning Authority in
writing, and subsequently implemented and verified to its satisfaction. This strategy should
be completed by competent persons in accordance with the Land Contamination: Risk
Management (LCRM) guidance.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

After completing the remediation works under Condition 1 and prior to operation of the
development, a Verification Report needs to be submitted in writing and agreed with
Planning Authority. This report should be completed by competent persons in accordance
with the Land Contamination: Risk Management (LCRM) guidance. The Verification Report
should present all the remediation and monitoring works undertaken and demonstrate the
effectiveness of the works in managing all the risks and achieving the remedial objectives.
Reason: Protection of environmental receptors to ensure the site is suitable for use.
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ANNEX
Date Valid 15/03/2023
Date First Advertised 28/04/2023
Date Last Advertised 02/06/2023

Dates of Neighbour Notification 18/04/2023 and 05/06/2023

1 HUGHES COURT
10 RAVENHILL PARK GARDENS

11 HUGHES COURT

114 MOUNT MERRION AVENUE

116 MOUNT MERRION AVENUE

118 MOUNT MERRION AVENUE

120 MOUNT MERRION AVENUE

122 MOUNT MERRION AVENUE

13 HUGHES COURT

15 HUGHES COURT

17 HUGHES COURT

19 HUGHES COURT

21 HUGHES COURT

22 RAVENHILL PARK GARDENS

23 HUGHES COURT

24 RAVENHILL PARK GARDENS

28 RAVENHILL PARK GARDENS

3 HUGHES COURT

30 RAVENHILL PARK GARDENS

32 RAVENHILL PARK GARDENS

34 RAVENHILL PARK GARDENS

36 RAVENHILL PARK GARDENS

5 HUGHES COURT
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79 RAVENHILL PARK
81 RAVENHILL PARK
83 RAVENHILL PARK

85 RAVENHILL PARK
85A RAVENHILL PARK
9 HUGHES COURT

AQUINAS GRAMMAR SCHOOL
CHURCH OF THE PENTECOST, CHURCH OF IRELAND, MOUNT MERRION AVENUE
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Agenda Item 4c

ADDENDUM REPORT

Application ID: LA04/2021/0691/F &

Date of Committee: 29 June 2023

LA04/2021/0915/DCA

Proposal: Location:
Demolition of existing dwelling and 1d Malone Park
erection of a new detached dwelling and Belfast
associated siteworks BT9 6NH

Referral Route: Par. 3.8.2 (i) of the Scheme of Delegation — full demolition of existing

dwelling in the Conservation Area

Recommendation:

Approval

Applicant Name and Address:
Andrea McGarrity
1d Malone Park

Agent Name and Address:
RPP Architects Ltd
155-157 Donegall Pass

Belfast Belfast
BT9 6NH BT1 1DT
Background

This application was previously listed for Planning Committee on 18 April 2023. The application
was deferred for a Committee Site Visit.

The Site Visit is scheduled to take place on 28 June 2023.

Since the previous Committee meeting, the Belfast Local Development Plan: Plan Strategy has
been adopted (02 May 2023). This provides a new policy framework for decision-making.

The Council is concurrently considering an application for two replacement dwellings on the
adjacent site at Nos. 448 and 450 Lisburn Road (LA04/2021/1317/F). It is the same applicant for
both applications. That application is on the same Committee agenda.

This report should be read in conjunction with the report to the April Committee, appended.
Updated Policy Context

Section 6(4) of the Planning (Northern Ireland) Act 2011 states that in making any determinations
under the Act, regard is to be had to the local development plan, and the determination must be
made in accordance with the plan unless material considerations indicate otherwise.

Section 45(1) of the Act states that in determining planning applications, the Council must have
regard to the local development plan, so far as material to the application, and to any other
material considerations.

The Belfast Local Development Plan (LDP), when fully completed, will replace the Belfast Urban
Area Plan 2001 as the statutory Development Plan for the city. The Belfast LDP will comprise two
parts. Part 1 is the Plan Strategy, which contains strategic and operational policies and was
adopted on 02 May 2023. Part 2 is the Local Policies Plan, which will provide the zonings and
proposals maps for Belfast and has not yet been published. The zonings and proposals maps in
the Belfast Urban Area Plan 2001 remain part of the statutory local development plan until the
Local Policies Plan is adopted.
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Operational policies — the Plan Strategy contains a range of operational policies relevant to
consideration of the application, which are set out in the following section of this report. The Plan
Strategy replaces the operational policies currently provided by the Departmental Planning Policy
Statements (PPSs). Those policies will no longer have effect, irrespective of whether planning
applications have been received before or after the adoption date (par. 1.11 of the Strategic
Planning Policy Statement).

Proposals Maps — until such time as the Local Policies Plan is adopted, the Council must have
regard to the land-use zonings, designations and proposals maps in the Belfast Urban Area Plan
2001, both versions of the draft Belfast Metropolitan Area Plan (v2004 and v2014) (draft BMAP
2015) and other relevant area plans. The weight to be afforded to these proposals is a matter for
the decision maker. It is considered that significant weight should be given to the proposals map in
draft BMAP 2015 (v2014) given its advanced stage in the development process, save for retail
policies that relate to Sprucefield which remain contentious.

Relevant Planning Policies

Plan Strategy

The following policies in the Plan Strategy are relevant to consideration of the application.

Policy SP1A — managing growth and supporting infrastructure delivery
Policy SP2 — sustainable development

Policy SP5 — positive placemaking

Policy SP6 — environmental resilience

Policy SP7 — connectivity

Policy SD2 — Settlement Areas

Policy HOU1 — Accommodating new homes

Policy HOU2 — Windfall housing

Policy HOU4 — Density of residential development

Policy HOU7 — Adaptable and accessible accommodation

Policy DES1 — Principles of Urban Design
Policy RD1 — New Residential Design

Policy BH1 — Listed Buildings
Policy BH2 — Conservation Areas

Policy ENV1 — Environmental quality

Policy ENV2 — Mitigating environmental change
Policy ENV3 — Adapting to environmental change
Policy ENV4 — Flood Risk

Policy ENV5 - Sustainable drainage systems (SuDS)

Policy TRAN 2 — Creating an accessible environment
Policy TRANG6 — Access to public roads
Policy TRANS8 — Car parking and servicing arrangements

Policy TRE1, Trees

Supplementary Planning Guidance
Residential Design

Placemaking and Urban Design
Sustainable Urban Drainage Systems
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Transportation
Trees and Development

Updated Assessment
Plan Strategy
The adoption of the Plan Strategy requires the following updated assessment.

Additional Information

Officers requested that the applicant provides a “Plan Strategy Statement” that sets out how the
proposal complies with the relevant policies in the Plan Strategy. Where the proposal does not
meet the policy requirements, the applicant was asked to either modify the proposal or justify why
they are not proposing to change the proposal.

The applicant has subsequently provided a Plan Strategy Statement, which sets out the policies in
the Plan Strategy which they believe apply to this proposal. In summary, the applicant considers
that the proposal complies with the relevant policies and that the development remains acceptable
in relation to the Plan Strategy and other material considerations.

Consultation responses

No further letters of objection or representations been received.

No additional consultations have been considered necessary following adoption of the Plan
Strategy and receipt of the Plan Strategy Statement.

Whilst consultees may have referred to the no longer extant Planning Policy Statements in their
consultation responses, the substance of those policies remains sufficiently similar in the Plan
Strategy so as not to require the consultees to re-evaluate the proposal in the context of the Plan
Strategy.

Principle of development

Policy HOU2 of the Plan Strategy requires all new housing development to be delivered on
previously developed land. The site is previously developed land within an urban setting offering
associated conveniences. The proposal, a replacement dwelling, is situated primarily on the
footprint of the existing dwelling and is suitable for housing development. The proposed site is
accessible and convenient to public transport, walking and cycling infrastructure.

Policy HOU4 seeks to achieve appropriate housing densities. For Outer Belfast, a density of 25 to
125 units per hectare is recommended. The site is 0.07ha in size and the proposed density is 14
dwellings per ha. Whilst this is lower than the recommended band, regard is had to the scheme
being a replacement dwelling and the importance of maintaining the character and appearance of
the Conservation Area, which means that increasing the density would be inappropriate.

Affordable housing

Whilst the application site is 0.07 ha and in isolation is below the threshold for consideration of
affordable housing (which is required for sites of greater than 0.1ha), the site is in the same
ownership as the adjacent site at 448 and 450 Lisburn Road for two replacement dwellings
(LAO4/2021/1317/F). The adjacent site is 0.13 ha, which means that the combined sites have a
total area of 0.2ha.
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The Affordable Housing and Housing Mix Supplementary Planning Guidance requires the Council
to consider adjacent sites in the same ownership for the purposes of Policy HOUS. Policy HOU5
requires schemes of 5 units or more or sites of 0.1ha or greater to provide a minimum of 20% of
the units as affordable housing.

In accordance with the SPG, schemes of less than 5 units are not required to deliver affordable
housing. The SPG seeks to ensure that appropriate densities are achieved on smaller sites and
that proposals are not artificially kept below 5 units. In this case, the combined proposals seek
permission for three replacement dwellings with a zero net increase in units. The overall density of
both schemes would be 15 units/ha, which is below the target band of 25 to 125 units/ha for Outer
Belfast. However, the sites are subject to various constraints which it is considered make it
inappropriate to increase the densities to even the minimum level of 25 units/ha (which would
deliver 5 units on the site, but only a net gain of two units). These constraints include the sensitive
location of the sites within the Malone Park Conservation Area and setting of a Listed Building.
Also, the difficulties achieving suitable access and parking for a higher number of units, whilst
maintaining appropriate levels of amenity and garden space. Regard is also had to the longevity of
the applications which were submitted in 2021 and the reasonableness of requiring significant
changes to both applications now.

Taking these considerations into account, it is not considered appropriate nor reasonable to
increase the density of the schemes and require affordable housing.

Adaptable and accessible housing

Policy HOU7 of the Plan Strategy states that all new homes should be designed in a flexible way
to ensure that housing is adaptable throughout all stages of life, maximising the ability for
occupants to remain in their homes and live independent lives for as long as possible.

The proposed dwelling is of a large scale, 179sq m of floor space. The quantity of internal space
will allow, if never needed, sufficient space for the dwelling to be altered/adapted to meet the
needs of occupants with a disability. Parking would have a firm and flat surface. Whilst the main
entrance does not have a shelter, nor do many of the historic properties in Malone Park and this is
a characteristic of the area. There is dining and living room space on the same ground floor level.
There is a ground floor W/C and bathroom facilities on all levels. An accessible bathroom can be
accommodated. There would be outlook from the windows when seated in the main living area.
The proposal is considered acceptable having regard to Policy HOU7 of the Plan Strategy.

Residential Design

Policy DESL1 of the Plan Strategy states that planning permission will be granted for new
development that is of a high quality, sustainable design that makes a positive contribution to
placemaking where it accords with a range of criteria. For the reasons set out in the original
Committee report, it is considered that the design is appropriate and would respond positively to
the local context and character. The scale, massing, materials, roofscape and building line
compliment the surrounding Conservation Area. The design reflects the period neighbouring
buildings of distinctive character that contributes to the overall conservation area character.

Policy RD1 of the Plan Strategy states that planning permission will be granted for new residential
development where it is in accordance with general urban design policies and where it is
demonstrated that the proposal meets defined criteria. Officers consider that the proposal is
acceptable having regard to Policy RD1 for the reasons set out in these reports. This includes
provision of acceptable external amenity space, the dwelling occupying around 23% of the site.
The design allows each internal living space to benefit from a natural light source.
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Climate Change

Policy ENV2 of the Plan Strategy states that planning permission will be granted for development
that incorporates measures to mitigate environmental change and reduce greenhouse gases by
promoting sustainable patterns of development. All new development proposals (including
changes of use) will maximise opportunities to incorporate sustainable design features where
feasible (such as grey water recycling, green roofs, maximising use of recycled materials,
orientating buildings to optimise solar gain, energy efficiency). Development proposals should,
where appropriate, demonstrate the highest feasible and viable sustainability standards in the
design, construction and operation.

Policy ENV3 of the Plan Strategy states that planning permission will be granted for development
that incorporates measures to adapt to environmental change, in order to support sustainable and
enduring development. In order to minimise the impact of extreme weather conditions, new
developments should also embed resilience to current and future climates.

Policy ENV5 of the Plan Strategy states that all built development should include, where
appropriate, SuDS measures to manage surface water effectively on site, to reduce surface water
runoff and to ensure flooding is not increased elsewhere. As mentioned previously, a range of
options are being considered by the applicant but there are no detailed proposals. Again, it is
considered appropriate that suitable SUDS measures can be required by condition.

The applicant states that the dwelling will exceed Building Regulations standards in terms of
thermal insulation and air tightness but does not indicate how. Consideration is being given to an
air source heat pump. Photovoltaic panels are also being considered, but this will be subject to
further discussion with the Planning Service due to the sensitivity of the site within the
Conservation Area. In terms of SuDS, the applicant states that they are considering rain garden
planter boxes. New paving will be permeable with porous sub-base. Having regard to the length of
the time that the Council has been considering the application, submitted in 2021, specific
proposals to mitigate environmental change and resilience can be secured by condition.

Demolition

Policy ENV2 of the Plan Strategy states that development proposals should, where feasible, seek
to avoid demolition and should consider how existing buildings or their main structures could be
reused. Development proposals that include the demolition of existing buildings should
demonstrate that reuse is not appropriate or feasible. Where demolition is proposed, measures
should be included to minimise any waste through the reuse of as much building material as
possible. In this case, it is considered that demolition of the existing building is desirable because
it is an anomaly out of character with the Conservation Area. A scheme for recycling and re-using
existing materials can be secured by condition.

Impact on the character and appearance of the Conservation Area

Policy BH2 of the Plan Strategy sets out five criteria for new or replacement buildings within a
Conservation Area. For the reasons set out in the original Committee report, it is considered that
proposal is appropriate to the Conservation Area and that its character and appearance would be
enhanced. The proposal would respect the build form of the area. Key views would not be
negatively impacted. Trees, archaeological and landscape features would be protected and
integrated. Regard has been had to the Malone Park Conservation Design Guide.

The existing building does not make a material contribution to the character and appearance of
the Conservation Area and the replacement dwelling would enhance it.
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Impact on the setting of Listed Buildings

Policy BH1 sets out five criteria for considering the impact of new development on the setting of
Listed Buildings. The impact of the proposal on the setting of the Listed No. 1a Malone Park is set
out in the original Committee report.

It is considered that the proposal is sympathetic to the Listed Building. It would not result in the
loss of key views of the Listed Building. The character of the setting of the Listed Building would
be respected and the setting would be maintained. DfC HED offers no objection to the proposal.

Transport

The proposal is considered to comply with Policy TRAN2 given the accessibility of the site. The
means of access is considered safe and suitable, having regard to the advice of Dfl Roads. Policy
TRANS requires adequate parking within the site for car parking. The proposal includes two in-
curtilage space and satisfied the relevant Parking Standards.

Other considerations

Other aspects of the proposal are considered acceptable, having regard to the policies in the Plan
Strategy.

Regard is also had to the length of time that the Council has been considering the application,
which was submitted in March 2021.

Recommendation

It is recommended that the application is approved subject to conditions. It is requested that
delegated authority is given to the Director of Planning and Building Control to finalise the wording
of conditions. Additional conditions will be required in relation to environmental mitigation and
resilience (including SuDS) and the recycling and re-use of existing materials.

The Conservation Area Consent application (LA04/2021/0915/DCA) will have to be notified to the
Department for Infrastructure under Section 29 of the Planning Act (Northern Ireland) 2011 before
the decisions can be issued.
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Committee Application

Development Management Report

Application ID: LA04/2021/0691/F and Date of Committee: 18 April 2023
LA04/2021/0915/DCA

Proposal: Location:

Demolition of existing dwelling and 1d Malone Park

erection of a new detached dwelling and Belfast

associated siteworks BT9 6NH

Referral Route: Par. 3.8.2 (i) of the Scheme of Delegation — full demolition of existing
dwelling in the Conservation Area

Recommendation: Approval

Agent Name and Address:
RPP Architects Ltd

155-157 Donegall Pass
Belfast

BT1 1DT

Applicant Name and Address:
Andrea McGarrity

1d Malone Park

Belfast

BT9 6NH

Executive Summary:

This application relates to No. 1D Malone Park. The application seeks full planning
permission for the demolition of the existing dwelling and the erection of a new detached
dwelling with associated siteworks. An associated application for Conservation Area
Consent for the demolition has been submitted and is also being considered by the
Committee (LA04/2021/0915/DCA).

The main issues to be considered in this case are:

e Principle of development

Impact on the character and appearance of the Malone Park Conservation Area
Impact on the setting of Listed Buildings

Trees and Landscaping

Impact on residential amenity

Access, Movement and Parking

Other environmental considerations

In the Belfast Urban Area Plan 2001, Draft Belfast Metropolitan Area Plan 2015 (v2004
and V2014), the site is un-zoned white-land within the development limits. The site is
located within Malone Park Conservation Area.

4 letters of objection have been received including a representation on behalf of Malone
Park Residents Association. 3 letters of support have also been received. The objections
are summarised below.

o Impact on Listed gate lodge 1a Malone Park
o Overbearing on plot 1 Malone Park
o Overlooking from first floor balconies

o Loss of light to 1b & 1¢c Malone Park
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o No landscaping plan

o Inappropriate scale

o Cramming — inappropriate footprint for site
o Car parking to front of dwelling

These matters are addressed in detail in the main report.
The supporting comments are summarised below.

e Proposal makes a positive contribution to Conservation Area
e Proposal improves the surrounding character

DFI Roads, DfC HED, NI Water, BCC Environmental Health, BCC Tree Officer and BCC
Conservation Team were all consulted and have offered no objection to the proposal.
Having regard to the policy context and other material considerations including third party
representations and previous appeal decision, the proposal is considered to be
acceptable and approval is recommended for the reasons set out.

Recommendation

It is recommended that the application is approved subject to conditions. It is requested
that delegated authority is given to the Director of Planning and Building Control to
finalise the wording of conditions.

The Conservation Area Consent application (LA04/2021/0915/DCA) will have to be
notified to the Department for Infrastructure under Section 29 of the Planning Act
(Northern Ireland) 2011 before the decisions can be issued.
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Layout and landscaping plan
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Building line plan
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Characteristics of the Site and Area

1.0
11

1.2

Description of Proposed Development

This application seeks full permission for the demolition of the existing dwelling and
the erection of a new detached dwelling and associated siteworks. There is a related
application for Conservation Area Consent application (LA04/2021/0915/DCA) that
the Committee is also considering.

The proposal has been amended over the course of the application to include
removal of the rear balconies, additional landscaping plan, building line and
contextual plans.

2.0
2.1

2.2

2.3

Description of Site and Area

The application site is a common rectangular plot containing a single dwelling which
is designed with a single storey element to the front and a two-storey element
behind and detached garage. The dwelling has the appearance of dating from the
1960s being finished in a red/brown brick at ground floor level and slate cladding
above. It is not follow the traditional vernacular design of the vast majority of houses
in Malone Park Conservation Area. The plot is uncommon when compared to
neighbouring sites being significantly narrower and the styling of the dwelling is
significantly different from the neighbouring properties, these being large detached
villas situated within substantial plots and mostly finished in red facing brick although
there are several finished in painted render. The dwelling on site is a rather plain
and modest construction when compared to the neighbouring dwellings which
employ many architectural features that gives them a significant presence. The
boundary to the site is a mix of brick walls and vegetation, the wall appears to date
from before the house and the vegetation is mature.

The site is situation on Malone Park, which is a private road, and near a small
detached bungalow. Its location at the gateway to the park would indicate that it was
probably built for a gatekeeper. Adjacent to the site is two large vacant dwellings,
fronting the Lisburn Road, which are in a rundown state of repair, these properties
are within the ownership if the applicant. The site is situated within the Malone Park
Conservation Area.

The character of the surrounding area is dominated by residential use. Malone Park
is characterised by large detached houses set within large plots. The adjacent
Lisburn Road is a mix of commercial and residential uses.

Planning Assessment of Policy and other Material Considerations

3.0

Site History
Application Site:

LA04/2021/0915/DCA - Demolition of existing dwelling — to be considered by the
Planning Committee at the same meeting.

Z/1987/1354 - 448 Lisburn Road/1B Malone Park - Alterations and extension with
change of use of existing coach house to dwelling unit and conversion of existing
dwelling to 2 dwelling units and provision of domestic garage. Planning permission
granted.
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4.0 | Policy Framework

4.1 | Belfast Urban Area Plan 2001 (BUAP) — Housing Strategy, Policy H3, Conservation
Strategy, Policies C2 and C4

4.2 | Draft Belfast Metropolitan Area Plan (A(BMAP) 2015 (v2004 and v2014)
Following the Court of Appeal decision on BMAP, the extant development plan is the
BUAP. BMAP reverted to a draft plan and both versions of dBMAP (v2004 and
v2014) are material considerations. The weight to be afforded to dBMAP is a matter
of judgement for the decision maker. Given the advanced stage in the Development
Plan process, dBMAP (v2014) is considered to carry significant weight, save for
retail policies relating to Sprucefield, which remain contentious.
Draft BMAP 2015 (v2004)
4.2.1 Policy SETT2 Development with the Metropolitan Development Limit and

Settlement Development Limits
4.2.2 Designation BT001 Metropolitan Development Limit
Draft BMAP 2015 (v2014)
4.2.3 Policy SETT 2 Development within the Metropolitan Development Limits
and Settlement Development Limits.

4.3 | Regional Development Strategy 2035

4.4 | Strategic Planning Policy Statement 2015

4.5 | Planning Policy Statement 3: Access, Movement and Parking
Planning Policy Statement 6: Planning, Archaeology and the Built Heritage
Planning Policy Statement 7 (PPS7) Quality Residential Environments
Planning Policy Statement 7 (PPS7) Addendum: Safeguarding the Character of
Established Residential Areas
Planning Policy Statement 12 (PPS12) Housing in Settlements

4.6 | Section 91 of the Planning Act (Northern Ireland) 2011
“In considering whether to grant planning permission for development which affects
a listed building or its setting, a Council must have special regard to the desirability
of preserving the building or its setting or any features of special architectural or
historic interest which it possesses”.

4.7 | Section 104 of the Planning Act (Northern Ireland) 2011
“Special regard must be had to the desirability of:

(a) preserving the character or appearance of that area in cases where an
opportunity for enhancing its character or appearance does not arise;
(b) enhancing the character or appearance of that area in cases where an
opportunity to do so does arise.

5.0 | Statutory Consultees Responses

5.1 | DFI Roads — No objection

5.2 | NI Water — No objection

5.3 | DFC Historic Environment Division (HED) — No objection subject to conditions

6.0 | Non-Statutory Consultees Responses

6.1 | BCC Environmental Health — No objection

6.2 | BCC Tree and landscape Officer — No objection subject to recommended conditions

6.3 | BCC Conservation Officer — No objection
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7.0 | Representations
7.1 | The application was neighbour notified on the 22" April 2021. It was advertised in
the local press on the 2" April 2021.
7.2 | Following receipt of additional information and amended plans, the application was
re-neighbour notified on the 13" September 2021, and re-advertised 17" September
2021
7.3 | 4 letters of objection have been including a representation on behalf of Malone Park
Residents Association. Issues raised include:
e Impact on listed gate lodge 1a Malone Park
e Overbearing on plot 1 Malone Park
e Overlooking from first floor balconies — case officer: balconies removed
e Loss of lightto 1b & 1c Malone Park
¢ No landscaping plans — case officer: additional plans and information
received
e Inappropriate scale
e Cramming — inappropriate footprint for site
e Car parking to front of dwelling — case officer: the existing house has
parking to the front/side. The proposed dwelling would have parking at
the front. The Conservation Guide states that ‘Where proposed, car
parking must be accompanied by a detailed landscaping scheme which
provides for adequate screening from the road and adjacent properties.’
The proposed landscaping scheme includes a hedgerow at the front
which would screen the parking. Overall, it is considered that the
proposal would be an enhancement of the character and appearance of
the Conservation Area.
7.4 | These matters are addressed in the main report.
8.0 | Other Material Considerations
8.1 | Belfast Agenda
Malone Park / Adelaide Park Design Guide
Creating Place
Living Places
DCAN 15 Vehicular Access Standards
Parking Standards
9.0 | Assessment
9.1 | The key issues in the assessment of the proposal are:

¢ Principle of development

Impact on the character and appearance of the Malone Park Conservation
Area

Impact on the setting of Listed Buildings

Trees and Landscaping

Impact on residential amenity

Access, Movement and Parking
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9.2

9.3

9.4

9.5

9.6

e Other environmental considerations

Principle of development

In the BUAP and dBMAP (v2004 and v2014), the site is unzoned whiteland within
the settlement limits where the principle of a proposed replacement dwelling is
considered acceptable. The principle of use is already established through the
existing dwelling on the site. This is a sustainable location for a replacement dwelling
with good access to shops, services, jobs and public transport. The principle of
development is acceptable.

Impact on the Malone Park Conservation Area

There is a statutory requirement under Section 104 of the Planning (NI) Act 2011
with respect to development within a conservation area, to have special regard to
the desirability of: (a) preserving the character or appearance of that area in cases
where an opportunity for enhancing its character or appearance does not arise; or
(b) enhancing the character or appearance of that area in cases where an
opportunity to do so does arise.

Demolition

The Strategic Planning Policy Statement for Northern Ireland 2015 (SPPS) in
paragraph 6.18 contains a policy direction reflecting Section 104 of the 2011 Act. It
states that there will be a general presumption against the grant of planning
permission for development or conservation area consent for demolition of unlisted
buildings where proposals would conflict with this principle. This general
presumption should only be relaxed in exceptional circumstances where it is
outweighed by other material considerations grounded in the public interest. A
similar approach is taken in Policies BH12 and BH14 of PPS6.

Policy BH14 of PPS6 advises that permission will normally only be granted for the
demolition of an unlisted building in a conservation area where the building makes
no material contribution to the character and appearance of the area. It also advises
that in assessing such proposals for demolition, regard will be had to the same
broad criteria outlined for the demolition of listed buildings including the merits of the
existing building, the building’s condition, the adequacy of efforts to retain the
building in use and the merits of alternative proposals.

Merits of the existing building:

The Council’s Conservation Officer has advised that the existing building makes no
material contribution to the architectural and historic interest/character and
appearance of the conservation area which mainly comprises dwellings 2 to 2.5
storeys with examples of prestigious Victorian and Edwardian architecture; it is those
properties that form the primary character of the area. The existing dwelling on site
is a of modern construction and employs materials contrary to the surroundings, it is
also of an incohesive form that is not in keeping with the prevailing surrounding
character. For these reasons it is considered that the existing dwelling makes no
positive contribution to the conservation area and demolition therefore is acceptable
in principle, provided that the proposed replacement dwelling is appropriate to the
Conservation Area in terms of scale, design and materials.
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9.7

9.8

9.9

9.1

9.11

9.12

9.13

9.14

Suitability of the replacement dwelling

Policy BH12 of PPS6 sets out several criteria that new development is required to
meet in the interests of preserving or enhancing the character and appearance of
the conservation area. This is also cross referenced in paragraph 6.19 of the SPPS.

Criterion (a) requires the proposal to preserve or enhance the character and
appearance of the Conservation Area. The proposal is considered to satisfy this
requirement for the reasons set out below and in this report.

Criterion (b) requires the proposal to be sympathetic with the characteristic built form
of the area. The proposal is considered to satisfy this requirement for the reasons
set out below and in this report.

Criterion (c) requires the scale, form, materials and detailing of the development to
respect the characteristics of adjoining buildings in the area. The form and design of
the proposed replacement dwelling is like many of the Victorian/Edwardian dwelling
of the Park in terms of scale and massing, being 2.5 storeys in height, and follows
the more traditional vernacular. The materials to be employed in the construction
are common to buildings of this period and is sympathetic to the surroundings: the
walls will be constructed in red facing brick, natural slate to be used to the roof and
the windows will be timber sliding sash. Officers are content that the scale, form,
materials, detailing and design of the proposed replacement dwelling would be in
keeping with the overall character of the conservation area. The proposed
replacement dwelling is designed to maintain the building line for this section of the
Park, although it will be forward of the existing location.

Criterion (d) requires that the proposal does not result in environmental problems
such as noise, nuisance or disturbance which would be detrimental to the particular
character of the area. The proposal, by reason of its use and design would not give
rise to such impacts.

Criterion (e) requires important views within the conservation area to be protected.
The proposed dwelling, although taller than the existing, will be comparable with
neighbouring dwellings and would not detrimentally impact on the existing views into
the conservation area. An increased separation distance to the side boundaries
over the existing would allow views through the site and an appreciation of the gable
depth. Views up and down Malone Park would be unaffected. The proposal is
considered to comply with criterion (e).

Criterion (f) requires trees and other landscape features which contribute to the
character and appearance of the area to be protected. The Tree Officer was
consulted on the proposal. The submitted landscaping plan shows retention of
existing trees and other vegetation on site which will be complimented with the
planting of an additional 13 trees and shrubbery. The Tree Officer has stated that
the proposed planting scheme is acceptable, with the inclusion of conditions to
protect the existing trees on site. It is considered that this criterion is satisfied.

Criterion (g) requires the development to conform with the guidance set out in the
conservation documents. The conservation guide is the Malone Park/ Adelaide Park
Conservation Guide published in 2003. It was produced subsequent to the area
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9.15

9.16

9.17

9.18

9.19

being designated as a conservation area by the former Department of Environment
in accordance with the statutory procedure set out in Article 50 of the Planning
(Northern Ireland) Order 1991. The conservation guide is an important material
consideration.

The Conservation Guide states that: ‘Malone and Adelaide represent the best of
what remains of the leafy middle-class suburbs which developed around the turn of
the century in South Belfast. Individually designed residences combine with
generous plots, mature landscapes and tree lined avenues to produce a distinctive
townscape character.’

The guide contains several development guidelines. The guide encourages the
retention of existing buildings and emphasis will be placed on the protection and
restoration of the individual architectural character of each building. In this case, it is
considered that the form and design of the existing dwelling is inappropriate as
explained in the demolition section of the report, above. It is not considered to
display strong architectural characteristics and is generally out of keeping with the
more traditional design of dwellings on Malone Park. Therefore, its retention and
adaption would not be desirable. The guide also requires heights, building line and
coverage to reflect those of the original dwelling on site and the design of new
development to complement the existing architecture and townscape character. It
also states that to allow landscape to remain dominant, the established relationship
between building mass and gardens should be respected and retained where
possible. In no circumstances should building coverage be more than one and a half
times that of the original dwelling.

As discussed above, the proposed building height, building lines and design are
considered respectful of the general form in the Conservation Area and are
acceptable. In terms of building coverage and landscape relationship this is
addressed in detail below.

The guide states that in no circumstances should building coverage be more than
one and a half times that of the original dwelling. The rationale is to allow
landscaping to remain a dominant feature. Officers advise that the ‘original’ dwelling
is that present or existing from the beginning, when first constructed.

To establish the original and proposed site coverage calculation, officers have
referred to historic OSNI mapping. The table below shows the calculations.

Floorspace
Original 163m2
dwelling
Existing site | 21%
coverage
Proposed 179m2
dwelling
Footprint 1.09 times the
Increase original
dwelling
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9.20

9.21

9.22

9.23

9.24

9.25

Proposed 23%
Site coverage

As indicated in the table above, the proposed replacement dwelling complies with
the Malone Park Conservation Guide as the proposed building coverage would be
1.09 times that of the original dwelling and is within the 1.5 limit. Whilst the proposed
dwelling would take up much of the plot and landscaping would not be dominant, this
is similarly true of the existing dwelling on the site. Overall, it is considered that the
proposal would enhance the character and appearance of the Conservation Area.

It is considered that an appropriate quality landscaping scheme has been submitted
which includes retention of the existing landscape features. The Council’s Tree and
Landscaping Officer has reviewed the proposal and is content. It is considered that
the landscaping scheme presented will ensure that landscaping will remain a
dominant feature and will enhance the character and appearance of Malone Park
Conservation Area.

Conclusion

The existing dwelling is considered to make no material contribution to the
conservation area,; its the scale and design is out of character with the surrounding
properties that gives the Malone Park its distinct character. Its retention would not be
desirable. The proposed dwelling is of a scale, form, design and materials that are
more appropriate to the Conservation Area. The conservation officer is content that
the proposal is an enhancement over the existing building.

Having regard to these considerations, it is considered that the demolition of the
existing dwelling and its replacement are acceptable. The character and appearance
of the Conservation Area would be enhanced. A condition will be required that
prevents demolition of the existing dwelling until a contract has been let to redevelop
the site in accordance with this planning permission. The proposal accords with the
relevant provisions of the BUAP, dBMAP, SPPS and PPS 6.

Impact on the setting of Listed Buildings

Within proximity to the site is a listed building and structure No.1a Malone Park
(Grade B2), the original Gate-lodge and gateway pillars. The proposed application
site falls within the setting of these listed structures. DfC HED has considered the
effects of the proposal on this listed building and pillars and has advised that the
proposal satisfies the policy tests of para 6.12 of the SPPS, Policy BH11 of PPS6
subject to conditions to ensure the use of high quality materials, landscaping and the
implementation of the planting scheme. The proposal is considered not to adversely
affect the setting of the listed building/structures and is in accordance with Section
91 of the Planning Act. It also complies with the relevant provisions of the BUAP,
SPPS and PPS 6.

Impact on existing trees and landscaping

A mix of soft and hard landscaping is proposed, all existing trees on site will be
retained and protected where necessary. It is also proposed that additional planting
of 13 trees of various species as well as additional screen and shrub planting will
help integrate the proposal and contribute to the existing character.
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9.26

9.27

9.28

9.29

9.30

9.31

The hard landscaping to the site includes the driveway and parking space to the
front of dwelling. Concerns were expressed in objections regarding this parking
arrangement, however, the Council’s conservation officer considered this point in
their response and concluded that many dwellings within the Malone Park have
parking to the front of the building line as does the existing dwelling. The response
went on to state that it would therefore be difficult to conclude that the parking would
be contrary to the existing site layout or character of neighbouring plots.

It is noted that the Malone Park guidance does not preclude parking within the
original front garden area but requires adequate screening from the road and
adjacent properties. Adequate screening will be achieved with the retention of the
existing boundary treatment and the supplemental planting of trees and shrubbery
between the parking area and front boundary.

The Council’s Tree and Landscaping Officer has reviewed the information and offers
no objection to the proposal. They advise that the proposed landscaping scheme
would assist in the enhancement of the amenity value of the site and the character
and appearance of Malone Park Conservation Area.

Impact on residential amenity

Dominance / Overshadowing:

The separation distance between proposal and No. 1 Malone Park is around 20m,
which would ensure no significant harmful overshadowing of this dwelling. The
additional scale and massing of the proposal and closeness to boundary (2.0m) will
have an increase dominance on side garden area of No.1, however, the 20m
separation distance between properties prevents domination of the dwelling or
amenity.

However, the proposal will be in close proximity to two neighbouring dwellings at 448
and 450 Lisburn Road, (aka 1b & 1c Malone Park) each of these properties are in
the ownership of the applicant, a planning application has been received to
demolished and replace these dwellings with two new dwellings. It appears from
historic maps that the application site was at one point the rear garden area to these
two properties accounting for the closeness of the properties to the site and explains
the narrowness of the site in comparison with neighbouring properties.

The properties of 448 and 450 are located generally to the north west of the site
meaning that the proposal will have a potential to affect sunlight. It is noted that the
proposed dwelling will not extend to the boundary with No. 450 therefore will have
less impact in terms loss of sunlight to this property. The property at No. 448 has
lost the rear return creating a new open space area between this property and the
site. This new space creates an increase separation in distance between both
properties. It is likely that the proposed dwelling will impact on this new open space
area at early morning, but this will reduce due to sun travel direction and will have
little impact from mid-morning onwards. On balance, the relationship is considered
acceptable.
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9.32

9.33

9.34

9.35

9.36

Overlooking/ Privacy:

The proposal will not result in any unacceptable overlooking issues from windows,
the main rooms will look onto the street frontage and over the rear garden, a normal
domestic configuration. The proposal also contains windows to the side gables,
these windows are to serve non-habitable rooms such as bathroom, en-suites, and
landing; an appropriate condition can be imposed to ensure that these upper floor
windows on both side gables are obscured. The proposal was originally designed
with a first-floor terrace, which was an issue of concern raised in objections, with
potential views to properties to either side. Following discussions, the balcony was
removed from the proposal. The proposal conforms to Policy QD 1 criterion (h) in
that it will not result in conflict on any neighbouring land uses.

Internal living space:

The proposal will provide circa 379sqm of floor space for the five bedrooms and
associated lounges and bathrooms as well as the main reception rooms. The space
standards are silent on five-bedroom accommodation but indicates that for a four-
bedroom dwelling over three floors 115/120sgm is required. The proposal will
therefore provide significant living space for the future occupants.

External amenity provision:

The level of private open amenity space is exceeding the 70sgm as recommended
by Creating Places. The proposal will have an amenity space, set behind the
dwelling, of circa 260sgqm. Criterion (c) of QD1 is satisfied given the level of amenity
space provided.

Access, Movement and Parking

The proposed replacement dwelling is to utilise the existing vehicular access.
Adequate space is shown within the site to provide for on-site parking in accordance
with the Parking Standards. The proposal would not generate significant additional
traffic over the existing situation. DFI Roads have no objection. Accordingly, the
proposal is considered to accord with PPS3 and PPS7 in this regard.

Other Environmental Considerations

There is no evidence that the proposal would give rise to significant or unacceptable
harm to the other environmental considerations including ecology, land
contamination, noise, drainage or pollution of the groundwater environment.

10.0
10.1

10.2

Summary of Recommendation:

It is recommended that the application is approved subject to conditions. It is
requested that delegated authority is given to the Director of Planning and Building
Control to finalise the wording of conditions.

The Conservation Area Consent application (LA04/2021/0915/DCA) will have to be
notified to the Department for Infrastructure under Section 29 of the Planning Act
(Northern Ireland) 2011 before the decisions can be issued.

11.0

DRAFT CONDITIONS:

Planning permission (LA04/2021/0691/F)
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. The development hereby permitted shall be begun before the expiration of 5
years
from the date of this permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland)
2011.

. The proposal, including materials and finishes shall be carried out in
accordance with drawing numbers 6A, 9B, 10A, 12B and 14B published to the
Planning Portal NI 10t Sept 2021 and 24" Sept. 2021. The materials shall be:

Roof — Natural Slate

Walls — Red brick (to be agreed in writing with Council)
Windows/ Doors — Painted timber traditional sash
Rainwater goods — cast aluminium.

Reason: In the interests of Malone Park Conservation Area and the character
and setting of the listed building.

Notwithstanding the provisions of the Planning (General Permitted Development)
Order (Northern Ireland) 2015 (or any order revoking and/or re-enacting that order),
the first and second floor windows on both side gables (north west and south east)
shall at all times be glazed with obscure glass to at least Privacy Level 3 (or
equivalent).

Reason: To safeguard the privacy of adjacent properties.

. The dwelling shall not be occupied unless parking has been provided in
accordance with the approved plans. The parking areas shall be retained as
such at all times.

Reason: To ensure appropriate parking provision for the replacement
dwelling.

. All trees and planting within the site shall be retained unless shown on the
approved drawings as being removed. Any retained trees or planting
indicated on the approved drawing09b published to the Planning Portal NI
24" September 2021 which become seriously damaged, diseased or dying,
shall be replaced during the next planting season (October to March
inclusive) with other trees or plants of a location, species and size to be first
approved in writing by the Council.

Reason: In the interests of visual amenity

. All soft landscaping works shall be carried out in accordance with the
approved details on Landscaping Plan, Drawing Number 09b, published to
the Planning Portal 24" September 2021. The works shall be carried out
within six months of occupation. Any trees or plants indicated on the
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approved scheme which, within a period of five years from the date of
planting, die, are removed or become seriously damaged, diseased or dying
shall be replaced during the next planting season with other trees or plants of
a location, species and size, details of which shall have first been submitted
to and approved in writing by the Council.

Reason: In the interests of the character and appearance of the area.

7. Prior to any work commencing all protective barriers (fencing) and ground
protection is to be erected or installed as specified in British Standard 5837:
2012 (section 6.2) on any trees / hedging to be retained within the site, and
must be in place before any materials or machinery are brought onto site for
demolition, development or soil stripping. Protective fencing must remain in
place until all work is completed and all associated materials and equipment
are removed from site.

Reason: To ensure the protection of, and to ensure the continuity of amenity
afforded by any existing trees to be retained within the site and on adjacent
lands.

8. If roots are accidentally damaged the tree council must be notified
immediately in writing and given the opportunity to inspect the damage before
it is covered over.

Reason: To ensure the protection of, and to ensure the continuity of amenity
afforded by existing trees / hedging.

9. No storage of materials, parking of vehicles or plant, temporary buildings,
sheds, offices or fires shall take place within the Root Protection Area of trees
within the site during the construction period.

Reason: To avoid compaction within the RPA.
Conservation Area Consent (LA04/2021/0915/DCA)

1. The works hereby permitted shall be begun not later than the expiration of 5
years beginning with the date on which this consent is granted.

Reason: As required by Section 105 of the Planning Act (Northern Ireland)
2011.

2. No demolition shall commence on site unless a contract has been let for the
redevelopment of the site in accordance with planning permission LA04/2021/0691/F
and evidence of that contract has been submitted to and approved in writing by the
Council. The development shall not be carried out unless in accordance with
planning permission LA04/2021/0691/F.

Reason: As required by Sections 91(6) and 105 of the Planning Act (Northern
Ireland) 2011, to preserve or enhance the character or appearance of the
Conservation Area. Approval is required upfront because if redevelopment of the site
does not take place it could leave the vacant site unsightly and harmful to the
Conservation Area.
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Notification to Department (if relevant): Yes — referral of DCA application

Representations from Elected members: None

Details of Neighbour Notification (all addresses)
The Owner/Occupier,

1 Malone Park,Belfast,Antrim,BT9 6NJ
The Owner/Occupier,

la Malone Park,Belfast,Antrim,BT9 6NJ
The Owner/Occupier,

2 Malone Park,Belfast,Antrim,BT9 6NJ
The Owner/Occupier,

3,Malone Park,Belfast,Antrim,BT9 6NJ
The Owner/Occupier,

6 ,Malone Park,Belfast,Antrim,BT9 6NJ
The Owner/Occupier,

6 Malone Park,Belfast,Antrim,BT9 6NJ
The Owner/Occupier,

452 Lisburn Road,Belfast,Antrim,BT9 6GT
Donaldson Planning

50a High Street,Holywood,BT18 9AE
Pragma,

7 Scottish Provident Building, Donegall Square West, Belfast, Antrim, BT1 6JH
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Agenda ltem 5a

Committee Application

Development Management Report

Application ID: LA04/2021/1317/F
& LA04/2021/1318/DCA

Date of Committee: 29 June 2023

Proposal:

Demolition of existing dwellings and
erection of two new dwellings and
associated site works

Location:

450 and 448 Lisburn Road
Belfast

BT9 7GX

dwelling in the Conservation Area

Referral Route: Par. 3.8.2 (i) of the Scheme of Delegation — full demolition of existing

Recommendation: Refusal

Applicant Name and Address:
Kevin McGarrity

1D Malone Park

Belfast

BT9 6NH

Agent Name and Address:
RPP Architects Ltd

155-157 Donegall Pass
Belfast

BT1 1DT

Executive Summary:

These applications seek full planning permission and Conservation Area Consent for the
demolition of the existing dwellings and erection of two new replacement dwellings and

associated site works

The main issues to be considered in this case are:

Principle of development

Affordable housing and housing mix
Adaptable and accessible housing
Climate change including SuDS
Demolition

Impact on the character and appearance of the Malone Park Conservation Area
Design

Impact on Listed Buildings

Impact on neighbouring amenity
Transport

Waste water infrastructure

Other environmental considerations

The application site is within the Malone Park Conservation Area.

The proposal would result in the unacceptable demolition of two semi-detached dwellings that
make a material contribution to the character and appearance of the area. It is considered that
the proposed replacement dwellings would have a harmful impact on the Conservation Area by
reason of their excessive plot coverage, scale, height and alignment. The proposed dwellings
would harm the setting of the adjacent Listed Building, No. 1a Malone Park.

DfC Historic Environment Division, NI Water and the Conservation Officer object to the proposal.

The Council has received three letters of objection and 18 letters of support. These are set out

in more detail in the main report.
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Recommendation

It is recommended that planning permission is refused. Delegated authority is sought for the
Director of Planning and Building Control to finalise the wording of the reasons for refusal.

Case Officer Report

Site Location and other Plans

f/ ‘ @.\/ff\ \ 4\*‘
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PROPOSED REPLACEMENT HOMES ARTIST'S IMPRESSIONS- CONTEXTURAL AERIAL VIEW CONTEXY CONSISTENT SCALE, BULX & MASSING

Description of the Proposal and Area

1.0
11

1.2

Description of Proposed Development
Full planning permission is sought for the demolition of two existing dwellings and
erection of two new dwellings with associated site works (LA04/2021/1317/F).

Associated Conservation Area Consent is sought for the demolition
(LA04/2021/1318/DCA).

2.0
2.1

2.2

2.3

Description of Site

The application relates to Nos. 448 and 450 Lisburn Road. It comprises a pair of
vacant semi-detached dwellings; currently the properties are boarded up and showing
signs of deterioration. The existing dwellings are traditionally designed and two
storeys in height, finished in red brick with sandstone lintels and sills. Each of the
properties have a centralised doorway with a two-storey canted bay to either side.
One property has retained the rear return (No.450) whereas the other dwelling’s return
has been removed. Fronting the dwellings is an area of hard standing that utilises
much of the ground, there is an area of soft landscaping to the side of the dwellings
which extends to the rear of 1a Malone Park. Boundary treatment consists of a mix of
mature vegetation and brick wall. The brick wall to the front of the site is circa 1/8m
high with entrance gates to either end for access.

Although the site fronts onto the Lisburn Road, it falls within the Malone Park
Conservation Area. The site backs onto another dwelling that is owned by the
applicant which is currently subject to an application for a replacement dwelling
(LA04/2021/0691/F, listed on the same 29 June Planning Committee agenda).

The character of the surrounding area is mix of residential and commercial. Malone
Park and the southern side of the Lisburn Road is mainly residential with neighbouring
church buildings. To the northern side of the Lisburn Road there is a marked contrast
with a more commercial feel to the buildings which are associated with a private
hospital. The Lisburn Road is a main arterial route into and out of the city and
therefore has a significant numbeg-pf, traffiemexements.
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Planning Policy and other Material Considerations

3.0

3.1

Site History

Z/1982/1674 conversion to 3 no flats PP granted.

Z/1987/1354 Alterations and extension with change of use of existing coach house to
dwelling unit and conversion of existing dwelling to 2 dwelling units and provision of
domestic garage PP granted.

Z/1988/0884 Conversion of ground floor to medical consulting rooms and office with
dwelling accommodation above PP granted.

Z/1989/0505 Conversion of dwellings into guest house PP granted

Z/2000/0955/F Demolition of existing 18 bedroom guesthouse with 20 parking spaces
and adjacent private dwelling. Construction of 18 apartments and associated parking.
Withdrawn

Z/2000/1966/F Demolition of existing guesthouse with 20 parking spaces and adjacent
private dwelling. Construction of 17 apartments and associated parking. PP refused.

Z/2000/2024/D Complete demolition of buildings, Private dwelling at 1b Malone Park
and Guesthouse at 448-450 Lisburn Road Belfast. PP refused

4.0

Policy Framework

4.1

4.2

4.3

4.4

4.5

Section 6(4) of the Planning (Northern Ireland) Act 2011 states that in making any
determinations under the Act, regard is to be had to the local development plan, and
the determination must be made in accordance with the plan unless material
considerations indicate otherwise.

Section 45(1) of the Act states that in determining planning applications, the Council
must have regard to the local development plan, so far as material to the application,
and to any other material considerations.

The Belfast Local Development Plan (LDP), when fully completed, will replace the
Belfast Urban Area Plan 2001 as the statutory Development Plan for the city. The
Belfast LDP will comprise two parts. Part 1 is the Plan Strategy, which contains
strategic and operational policies and was adopted on 02 May 2023. Part 2 is the
Local Policies Plan, which will provide the zonings and proposals maps for Belfast and
has not yet been published. The zonings and proposals maps in the Belfast Urban
Area Plan 2001 remain part of the statutory local development plan until the Local
Palicies Plan is adopted.

Operational policies — the Plan Strategy contains a range of operational policies
relevant to consideration of the application, which are set out in the following section
of this report. The Plan Strategy replaces the operational policies currently provided by
the Departmental Planning Policy Statements (PPSs). Those policies will no longer
have effect, irrespective of whether planning applications have been received before
or after the adoption date (par. 1.11 of the Strategic Planning Policy Statement).

Proposals Maps — until such time as the Local Policies Plan is adopted, the Council
must have regard to the land-use zonings, designations and proposals maps in the
Belfast Urban Area Plan 2001, both versions of the draft Belfast Metropolitan Area
Plan (v2004 and v2014) (draft BMAP 2015) and other relevant area plans. The weight
to be afforded to these proposals is a matter for the decision maker. It is considered
that significant weight should be given to the proposals map in draft BMAP 2015
(v2014) given its advanced stage in the development process, save for retail policies
that relate to Sprucefield which remain contentious.




4.3

Belfast Local Development Plan: Plan Strategy

The following policies in the Plan Strategy are relevant to consideration of the
application.

Policy SP1A — managing growth and supporting infrastructure delivery
Policy SP2 — sustainable development

Policy SP5 — positive placemaking

Policy SP6 — environmental resilience

Policy SP7 — connectivity

Policy SD2 — Settlement Areas

Policy HOU1 — Accommodating new homes

Policy HOU2 — Windfall housing

Policy HOU4 — Density of residential development

Policy HOUS — Affordable housing

Policy HOU6 — Housing Mix

Policy HOU7 — Adaptable and accessible accommodation

Policy DES1 — Principles of Urban Design
Policy RD1 — New Residential Design

Policy BH1 — Listed Buildings
Policy BH2 — Conservation Areas

Policy ENV1 — Environmental quality

Policy ENV2 — Mitigating environmental change
Policy ENV3 — Adapting to environmental change
Policy ENV4 - Flood Risk

Policy ENVS5 - Sustainable drainage systems (SuDS)

Policy TRAN 2 — Creating an accessible environment
Policy TRAN6 — Access to public roads
Policy TRAN8 — Car parking and servicing arrangements

Policy TRE1, Trees

Supplementary Planning Guidance (SPG)
Affordable Housing and Housing Mix
Residential Design

Placemaking and Urban Design

Sustainable Urban Drainage Systems
Transportation

Trees and Development

Malone Park Conservation Area Design Guide

4.4

Regional Planning Policy

Regional Development Strategy 2035
Strategic Planning Policy Statement (2012)
Creating Places (guidance)

5.0

Statutory Consultees Responses

5.1
5.2

DfC Historic Environment Division (HED) — objection
Dfl Roads Service (Dfl) — no objection
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5.3

NI Water (NIW) — objection

6.0

Non Statutory Consultees Responses

6.1
6.2
6.3

BCC Environmental Health (EHO) — no objection subject to conditions
BCC Conservation Officer (CO) — objection
BCC Trees Officer (TO) — no objection

7.0

Representations

7.1

7.2

7.3

7.4

The application was advertised in the local press and fifteen neighbouring properties
notified. To date, the Council has received three letters of objection: 2 letters from a
planning consulting representing neighbours and residents’ association; and an
objection from the owner of No. 4 Malone Park. A total of 18 letters of support was
received from 10 individuals, the occupants of 1A, 2, 5,16, 21, 38, 41, 43 and 49
Malone Park. 7 letters were submitted on behalf of Kings Bridge Hospital and one
letter from 1A Malone Park Central. Seven of the supporting letters come from the
one person, representing the private hospital fronting the site, each of the letters give
a different address of the buildings fronting the site.

Objections

The objections raise the following concerns.

Impact of on listed building and conservation area
Scale, height and massing

Dominance

Lack of amenity

Consideration of refurbishment

Support
The representations in support raise the following issues.

e Proposal is complimentary to Malone Park
e Current buildings an “eyesore” proposal adds to appearance of surroundings
e Betterment and beneficial to area

The issues raised are addressed in the report.

8.0

ASSESSMENT

8.1

The key issues are set out below.

Principle of development

Affordable housing and housing mix
Adaptable and accessible housing
Climate change including SuDS
Demolition

Impact on the character and appearance of the Conservation Area
Impact on Listed Building

Impact on neighbouring amenity
Transport

Waste water infrastructure

Other environmental ¢onsiderations
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8.2

8.3

8.4

8.5

8.6

8.7

8.8

8.9

8.10

Background

The application as submitted in May 2021 under the previous planning policy
framework. The Belfast Local Development Plan: Plan Strategy was adopted in May
2023. Officers requested that the applicant provides a “Plan Strategy Statement” that
sets out how the proposal complies with the relevant policies in the Plan Strategy.
Where the proposal does not meet the policy requirements, the applicant was asked
to either modify the proposal or justify why they are not proposing to change the
proposal.

The applicant has subsequently provided a Plan Strategy Statement, which sets out
the policies in the Plan Strategy which they believe apply to this proposal. In summary,
the applicant considers that the proposal complies with the relevant policies and that
the development remains acceptable in relation to the Plan Strategy and other
material considerations.

No additional consultations have been considered necessary following adoption of the
Plan Strategy and receipt of the Plan Strategy Statement.

Whilst consultees may have referred to the no longer extant Planning Policy
Statements in their consultation responses, the substance of those policies remains
sufficiently similar in the Plan Strategy so as not to require the consultees to re-
evaluate the proposal in the context of the Plan Strategy.

Principle of development

Policy HOUZ2 of the Plan Strategy requires all new housing development to be
delivered on previously developed land. The site is previously developed land within
an urban setting offering associated conveniences. The proposed site is accessible
and convenient to public transport, walking and cycling infrastructure.

Policy HOU4 seeks to achieve appropriate housing densities. For Outer Belfast, a
density of 25 to 125 units per hectare is targeted. The site is 0.13 ha in size and the
proposed density is 15 dwellings per ha. Whilst this is lower than the recommended
band, regard is had to the proposal being for replacement dwellings and the
importance of maintaining the character and appearance of the Conservation Area.

Affordable housing and Housing Mix

Policy HOUS of the Plan Strategy applies as the site is 0.13ha, exceeding the policy
threshold 0.1ha. Moreover, the site is in the same ownership as the adjacent site at
No. 1D Malone Park for a replacement dwelling (LA04/2021/0691/F). The adjacent
site is 0.07ha, which means that the combined sites have a total area of 0.2ha.

The Affordable Housing and Housing Mix Supplementary Planning Guidance requires
the Council to consider adjacent sites in the same ownership for the purposes of
Policy HOUS. Policy HOUS requires schemes of 5 units or more or sites of 0.1ha or
greater to provide a minimum of 20% of the units as affordable housing.

In accordance with the SPG, schemes of less than 5 units are not required to deliver
affordable housing. The SPG seeks to ensure that appropriate densities are achieved
on smaller sites and that proposals are not artificially kept below 5 units. In this case,
the combined proposals seek permission for three replacement dwellings with a zero
net increase in units. The overall density of both schemes would be 15 units/ha, which
is below the target band of 25 to 125 units/ha for Outer Belfast. However, the sites are
subject to various constraints which it is considered make it inappropriate to increase
the densities with even the minimum density of 25 units/ha only delivering 5 units on
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8.11

8.12

8.13

8.14

8.15

8.16

8.17

the site and net increase of 3 units. These constraints include the sensitive location of
the sites within the Malone Park Conservation Area and setting of a Listed Building.
Also, the difficulties achieving suitable access and parking for a higher number of
units, whilst maintaining appropriate levels of amenity and garden space. Regard is
also had to the longevity of the applications which were submitted in 2021 and the
reasonableness of requiring significant changes to both applications now.

Taking these considerations into account, it is not considered appropriate nor
reasonable to increase the density of the schemes and require affordable housing.

Policy HOUG relates to housing mix and also applies. The policy requires a suitable
mix of house types and sizes to promote choice and assist in meeting community
needs. The proposed dwellings are large six-bedroom units. However, the proposal is
to replace two already large existing dwellings. The desirability of increased variety in
the housing mix has to be balanced with appropriately designed dwellings in the
Conservation Area. Taking these factors into account, and in the planning balance, the
proposed housing mix is considered acceptable.

Adaptable and accessible housing

Policy HOU7 of the Plan Strategy states that all new homes should be designed in a
flexible way to ensure that housing is adaptable throughout all stages of life,
maximising the ability for occupants to remain in their homes and live independent
lives for as long as possible.

The parking would have a firm and flat surface. Whilst the main entrance does not
have a shelter, nor do many of the historic properties in Malone Park and this is a
characteristic of the area. There is dining and living room space on the same ground
floor level. There is a ground floor W/C and bathroom facilities on all levels. An
assessable bathroom can be accommodated. There would be outlook from the
windows when seated in the main living area. The proposal is considered acceptable
having regard to Policy HOU7 of the Plan Strategy.

Climate change including SuDS

Policy ENV2 of the Plan Strategy states that planning permission will be granted for
development that incorporates measures to mitigate environmental change and
reduce greenhouse gases by promoting sustainable patterns of development. All new
development proposals (including changes of use) will maximise opportunities to
incorporate sustainable design features where feasible (such as grey water recycling,
green roofs, maximising use of recycled materials, orientating buildings to optimise
solar gain, energy efficiency). Development proposals should, where appropriate,
demonstrate the highest feasible and viable sustainability standards in the design,
construction and operation.

Policy ENV3 of the Plan Strategy states that planning permission will be granted for
development that incorporates measures to adapt to environmental change, in order
to support sustainable and enduring development. In order to minimise the impact of
extreme weather conditions, new developments should also embed resilience to
current and future climates.

Policy ENV5 of the Plan Strategy states that all built development should include,
where appropriate, SuDS measures to manage surface water effectively on site, to
reduce surface water runoff and to ensure flooding is not increased elsewhere.
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8.18

8.19

8.20

8.21

8.22

8.23

8.24

The applicant states that the dwelling will exceed Building Regulations standards in
terms of thermal insulation and air tightness although does not indicate how.
Consideration is being given to an air source pump. Photovoltaic panels are also
being considered, but this will be subject to further discussion with the Planning
Service due to the sensitivity of the site within the Conservation Area. In terms of
SuDS, the applicant states that they are considering rain garden planter boxes. New
paving will be permeable with porous sub-base. Additional soft landscaping features
such as lawn, trees and hedging are proposed that will offer a betterment to the local
environment Having regard to the length of the time that the Council has been
considering the application, which was submitted in 2021, specific proposals to
mitigate environmental change and resilience can be secured by condition.

Demolition (climate change)

Policy ENV2 of the Plan Strategy states that development proposals should, where
feasible, seek to avoid demolition and should consider how existing buildings or their
main structures could be reused. Development proposals that include the demolition
of existing buildings should demonstrate that reuse is not appropriate or feasible.
Where demolition is proposed, measures should be included to minimise any waste
through the reuse of as much building material as possible.

The applicant has submitted a structural visual inspection report by way of letter.
However, this does not demonstrate that the dwellings are structural unsound and
beyond repair. Although it does make reference to the commercial feasibility of
maintaining the dwellings. The applicant had initially submitted costings for retention
and refurbishment of the dwellings (with comparisons to the costings and viability of
the proposed replacement scheme) but this was later withdrawn.

The application has not demonstrated that retention and re-use of the existing
dwellings is inappropriate or unfeasible. Therefore, the proposal fails to accord with
Policy ENV2. However, regard is had to the longevity of the application, which was
submitted in 2021. In the planning balance, it is not considered appropriate to refuse
the application on this new policy requirement.

Impact on the character and appearance of the Malone Park Conservation Area

Legislation

Section 104 of the Planning Act (Northern Ireland) 2011 states that ‘Special regard
must be had to the desirability of:
(a) preserving the character or appearance of that area in cases where an
opportunity for enhancing its character or appearance does not arise;
(b) enhancing the character or appearance of that area in cases where an
opportunity to do so does arise.

Demolition

Paragraph 6.18 of the SPPS states that there will be a general presumption against
the grant of planning permission for development or conservation area consent for
demolition of unlisted buildings where proposals would conflict with this principle. This
general presumption should only be relaxed in exceptional circumstances where it is
outweighed by other material considerations grounded in the public interest.

Policy BH 2 states there is a presumption of retaining non-listed buildings within a
Conservation Area. Total or partial demolition will only be permitted where key criteria
are met. These are that the building makes either a negative or no material
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8.25

8.26

8.27

8.28

8.29

8.30

8.31

contribution to the character and appearance of the Conservation Area; and that the
design quality of the replacement buildings enhances its character.

HED advises that the existing dwellings are a pair of villas set back from the main road
with large garden spaces to the front, reflective of larger plots intrinsic to the identity of
this part of Lisburn Road and an early suburban development of Belfast. The existing
dwellings are of a few remaining along this historic route which retain this theme. The
Conservation Officer advice echoes that of HED and states that the existing dwellings
make a significant contribution to the architectural and historic interest / character and
appearance of the Conservation Area through, in part, ascribing its historical
architectural evolution as a late Victorian / Edwardian / interwar period residential
suburb. The existing dwellings are a historic asset which make a positive contribution
to the character and appearance of the Conservation Area by way of age, features
and legibility within the wider streetscape.

Having regard to the advice from HED and the Conservation Officer, it is considered
that the existing dwellings make a material contribution to the character and
appearance of the Conservation Area.

The applicant has submitted a structural visual inspection report by way of letter,
which highlights a number of issues with the current buildings. However, this does not
demonstrate that the dwellings are structural unsound and beyond repair. Although it
does make reference to the commercial feasibility of maintaining the dwellings. The
applicant had initially submitted costings for retention and refurbishment of the
dwellings (with comparisons to the costings and viability of the proposed replacement
scheme) but this was later withdrawn.

The existing dwellings make a material contribution to the character and appearance
of the Conservation Area. The applicant has not provided a persuasive case for
demolition of the existing dwellings. Furthermore, for the reasons set out in the next
section of the report, the design of the proposed replacement dwellings is considered
inappropriate and detrimental to the character and appearance of the Conservation
Area.

In conclusion, the proposal is contrary to the SPPS and Policy BH2 of the Plan
Strategy insofar as demolition.

Suitability of the replacement dwellings

The proposed dwellings are of a traditional design, similar to those proposed on the
adjacent site at No. 1D Malone Park and in character with existing properties in
Malone Park. However, the Conservation Officer has a number of concerns about the
proposal. These include that the proposal would have greater site coverage compared
to the existing semi-detached properties. The height of the new dwellings would also
be greater than the existing dwellings, contrary to the Malone Park Conservation
Design Guide. There are also concerns about the proposal breaking the existing
building line, with the proposed dwellings much closer Lisburn Road. The Design
Guide requires the building line to reflect that of the original dwelling.

Having regard to these concerns, it is considered that the proposal would fail to
preserve or enhance the character and appearance of the Conservation Area,
contrary to criteria a. of Policy BH2 of the Plan Strategy. The proposal also conflicts
with criterion b. in that the proposal does not respect the built form of the area by way
of height, scale, form and legibility. Key views of the Conservation Area (including the
Listed 1a Malone Park) would be negatively impacted, contrary to criterion c. The
proposal is also contrary to the Design Guide, in contravention with criterion e.
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8.32

8.33

8.32

8.33

8.34

8.35

8.36

Malone Park Conservation Design Guide

The Malone Park / Adelaide Park Conservation Guide was published in 2003 after the
area being designated as a Conservation Area by the former Department of
Environment. The Conservation Guide is an important material consideration.

The Conservation Guide states that: ‘Malone and Adelaide represent the best of what
remains of the leafy middle-class suburbs which developed around the turn of the
century in South Belfast. Individually designed residences combine with generous
plots, mature landscapes and tree lined avenues to produce a distinctive townscape
character.’

The guide contains several development guidelines. The guide encourages the
retention of existing buildings and emphasis will be placed on the protection and
restoration of the individual architectural character of each building. The proposal
involves the demolition of the existing dwellings and is in conflict with the Design
Guide. The guide also requires heights, building line and coverage to reflect those of
the original dwelling on site and the design of new development to complement the
existing architecture and townscape character. Again, the proposal is in conflict with
this guidance.

The Design Guide also states that to allow landscape to remain dominant, the
established relationship between building mass and gardens should be respected and
retained where possible. In no circumstances should building coverage be more than
one and a half times that of the original dwelling

The existing footprint of the dwellings (without the return to No. 248) is 205 sgm giving
a plot coverage of 15%. The proposed dwellings would have a total footprint of
314sgm and plot coverage of 23%.

As stated, the Design Guide states that new build plot coverage should not be more
than one and a half times the original. In this case, the coverage would be 1.53 times
greater, just in excess of the maximum. This supports the case that the plot coverage
of the proposed development is too great and detrimental to the character and
appearance of the Malone Park Conservation Area.

Design

Policy DESL1 of the Plan Strategy states that planning permission will be granted for
new development that is of a high quality, sustainable design that makes a positive
contribution to placemaking where it accords with a range of criteria. Officers consider
that the proposed dwellings fails to satisfy the policy in that they will not respond
positively to the local context and character for the reasons previously given.

Policy RD1 of the Plan Strategy states that planning permission will be granted for
new residential development where it is in accordance with general urban design
policies and where it is demonstrated that the proposal meets defined criteria. The
proposal is compatible with adjacent uses. The proposed dwellings would not unduly
affect neighbouring properties in terms of overlooking, shadowing and dominance.
The site is accessible public transport. The dwellings would have appropriate open
space, each would have external private amenity space, set behind the front building
line, of circa 250sgm. The guidance set out within Creating Places indicates that new
buildings require on average 70sqm of private amenity space per dwelling. The
proposal would provide sufficient space to meet the needs of any future occupier.
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8.38

8.39

8.40

8.41

8.42

Impact on the setting of Listed Buildings

Legislation

Section 91 of the Planning Act (NI) 2011 requires when considering whether to grant
planning permission for development which affects a listed building or its setting, a
Council must have special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest which it possesses.

No. 1a Malone Park is adjacent the site. It is a Grade B2 Listed Building and former
gate lodge. Policy BH1 requires new development not to impact on the setting of listed
buildings. HED ‘considers the loss of the historic buildings (albeit in a state of
disrepair) of most concern. The existing buildings contribute significantly to the setting
of the Listed Buildings and are also important to the character and appearance of the
Conservation Area. The existing dwellings proposed for demolition consist of a pair of
villas which are set back from the main road with large garden spaces to the front.
This is reflective of larger plots intrinsic to the identity of this part of Lisburn Road and
an early suburban development of Belfast. The existing dwellings are one of a few
remaining along this historic route which retain this theme’.

HED further advises that the proposal would ‘compete with the visual relationship
between the gate lodge and the church as the established building line, the current
proposal does not ‘respect the listed building(s) in terms of alignment’. Policy BH1
requires that there will be no significant loss to key views of the listed building to this
regarded HED considers that any proposal should be aligned with the established
building line therefore retaining the existing views of the listed building. The proposal
would have a detrimental impact on the setting of the Listed Building by way of the
proposed dwellings dominating the listed building by removing the current open view
currently enjoyed.

The proposal would have an adverse impact on the setting of the Listed Building and
is considered to fail to comply with Policy BH1 of the Plan Strategy.

Impact on neighbour amenity

Policy DES1 and RD1 requires that proposals do not unduly affect the amenity of
neighbouring land uses. The location of the of the proposed dwellings provides an
outlook to the front over the Lisburn Road creating no issues of overlooking. The
south elevation has two secondary bedroom windows that will look towards the
neighbouring Church and there is no issue of overlooking from these windows. The
north elevation has a total of six windows, four of which serves bathrooms/en-suites
and two serving as secondary windows to a master bedroom. These windows look
towards the listed gate lodge, however, overlooking can be prevented through
imposition of planning conditions regarding obscured glazing.

The two dwelling will have windows looking towards each other on the north and south
elevation, given that the windows serve bathrooms/en-suites and secondary windows
to bedrooms obscured glazing can control any potential to overlook. The east
elevations would look towards 1D Malone Park with the properties separated by
garden area fencing and laneway. Whilst the proposed dwellings are closer to the rear
boundary with 1D Malone Park than would normally be acceptable, they are actually
further away than the existing dwellings and in this regard this is acceptable.
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8.47

8.48
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Transport

The proposal is considered to comply with Policy TRANZ2 given the accessibility of the
site. The proposal would result in a new access onto Malone Park with the
abandonment of the accesses onto the Lisburn Road. This alteration is considered an
improvement, reducing the likelihood of vehicular and pedestrian conflict when
accessing onto a main arterial route and directing access via a residential road. The
proposed new access onto Malone Park complies with Policy TRANS in that it will not
prejudice road safety or inconvenience road users. The means of access is
considered safe and suitable. Policy TRANS8 requires adequate parking within the site
for car parking. The proposal includes two in-curtilage space and satisfied the
relevant Parking Standards for domestic dwellings.

DFI Roads offers no objection and in terms of transport the proposal is acceptable.

Drainage infrastructure

NI Water has objected to the proposal on grounds of insufficient capacity at the local
waste-water treatment plant. It advises that existing public waste-water infrastructure
cannot currently support the proposal without significant risk of environmental harm,
potential pollution, flood risk and harm to local amenity. However, it is known that
additional capacity will be achieved by August 2023.

NI Water has a duty to connect committed development across the city to its waste-
water infrastructure. Such development, which includes significant levels of residential
and commercial floor space across the city, will not all come forward at once and
some may not come forward at all.

Crucially, the proposal is for two replacement dwellings and would not significant
increase the pressure on waste water infrastructure over and above the existing
situation.

For these reasons, it would be unreasonable for the Council to refuse planning
permission on these grounds and the proposal is acceptable having regard to Policy
SP1A of the Plan Strategy.

Other environmental considerations

The proposal is considered acceptable in terms of impact on trees, landscaping
proposals, drainage, flooding, ecology and noise impacts.

9.0
9.1

9.2

Summary of Recommendation:
It is recommended that planning permission and Conservation Area Consent are
refused for the reasons set out in this report and below.

Delegated authority is sought for the Director of Planning and Building Control to
finalise the wording of the reasons for refusal.

10.0

DRAFT REFUSAL REASONS

Refusal of full planning permission (LA04/2021/1317/F)

1. The proposal would result in the demolition of two existing dwellings which make
a material contribution to the character and appearance of the Conservation Area.
Furthermore, the proposed replacement dwellings would be of an inappropriate
footprint, scale, height and ali&nment.lne_,proposal would fail to preserve the
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character and appearance of the Conservation Area, contrary to Policy BH2 of the
Belfast Local Development Plan: Plan Strategy 2035, paragraph 6.12 of the
Strategic Planning Policy Statement and Malone Park Conservation Design
Guide.

2. The proposal, by reason of its footprint, scale and alignment would harm to the
setting of No. 1a Malone Park, a Grade B2 Listed Building. The proposal is
contrary to Policy BH1 of the Belfast Local Development Plan: Plan Strategy
2035, Strategic Planning Policy Statement and Malone Park Conservation Design
Guide.

Conservation Area Consent (LA04/2021/1318/DCA)

1. The proposal would result in the demolition of two existing dwellings which make
a material contribution to the character and appearance of the Conservation Area.
Furthermore, the proposed replacement dwellings would be of an inappropriate
footprint, scale, height and alignment. The proposal would fail to preserve the
character and appearance of the Conservation Area, contrary to Policy BH2 of the
Belfast Local Development Plan: Plan Strategy 2035, paragraph 6.12 of the
Strategic Planning Policy Statement and Malone Park Conservation Design
Guide.

Representations from Elected members:

None
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Agenda Item 5b

Development Management Officer Report
Committee Application

Summary

Committee Meeting Date: 29" June 2023

Application ID: LA04/2022/0118/F

Proposal: The proposed erection of Location:

46No.apartment units of traditional 146 Parkgate Avenue, Strandtown, Belfast BT4
construction over three story's, with associated | 1JD.

car parking site and landscaping works and
the alteration of an existing vehicular access.

Referral Route: Paragraph 3.8.2 (a) (i) of the Scheme of Delegation (scheme of more than 12
units with recommendation to refuse and representations in support having been received).

Recommendation: Refusal

Applicant Name and Address: Agent Name and Address:
Parkgate Property Developments Ltd Rolston Architects

17 Mound Road 49 Lisleen Road

Dromore Belfast

BT25 1DL BT5 7SU

Executive Summary:

This application seeks full planning permission for the erection of 46No.apartment units over three
storeys, with associated car parking site and landscaping works and the alteration of an existing
vehicular access.

The key issues are:

Principle of development

Affordable housing and housing mix

Adaptable and accessible accommodation
Design, layout and impact on the character and appearance of the area
Scale, Height, Massing, Design and Layout
Access, Traffic and Parking

Environmental Health

Drainage and Flood Risk / Infrastructure Capacity
Impact on the natural environment

Ecological Impacts

Climate change

Recommendation

Having regard to the Development Plan and all other relevant material considerations, the proposal
is considered unacceptable in that the need for social housing does not outweigh the layout, design,
amenity and policy issues as set out in the below assessment., and refusal is recommended for
the reasons set out in the case officer report. It is requested that delegated authority is given to the
Director of Planning and Building Control to finalise the refusal reasons and resolve outstanding
consultations.
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Application ID: LA04/2022/0118/F

Planning Report

1.0

Drawings
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Application ID: LA04/2022/0118/F
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Application ID: LA04/2022/0118/F

2.0 Characteristics of the Site and Area

2.1 The occupies approximately 0.334 hectares of land located at 146 Parkgate Avenue,
Belfast. The site is unoccupied and is covered in parts by hardstanding and scrub grass.
The site has an existing access point onto Parkgate Avenue. the site is relatively flat and
is bounded to the East by a 1.8m high vertical timber boarded fence, to the West by a green
2.1m high paladin fence and planting to Sydenham Greenway and the Connswater river,
to the south in part by a railing and wall with piers. The boundary to the North is formed by
a 2.4m high blockwork wall. There are a number of trees around the perimeter of the site.

50 The agent indicated that the site was previously occupied by a former residential building

' that had also been used commercial purposes. Any buildings which were present have

been demolished and cleared from the site. The immediate area is primarily characterised
by residential developments consisting of terraced and semi-detached dwellings. There
are also two apartment developments adjacent and opposite the site. Building heights are
predominately two storeys in height. The site is bounded to the East by a three-storey
apartment building at 2a Brandon Terrace, to the West by Sydenham Greenway and the
Connswater river, to the south by a three-storey apartment building across Parkgate
Avenue. The boundary to the North is formed by the rear boundary of a row of houses
along Brandon Parade. The site is accessed primarily from the south off Parkgate Avenue
and from the West on foot from Sydenham Greenway.

3.0 Description of Proposal

3.1 The erection of 46No.apartment units of traditional construction over three stories, with
associated car parking site and landscaping works and the alteration of an existing
vehicular access.

4.0 Planning Policy and Other Material Considerations

4.1 Regional Planning Policy
Regional Development Strategy 2035 (RDS)
Strategic Planning Policy Statement for Northern Ireland (SPPS)

4.2 Development Plan — operational policies
Belfast Local Development Plan, Plan Strategy 2035

4.3 Development Plan — zoning, designations and proposals maps
Belfast Urban Area Plan (2001) BUAP
Draft Belfast Metropolitan Area Plan 2015 (v2004)
Draft Belfast Metropolitan Area Plan 2015 (v2014)

4.4 Supplementary Planning Guidance
Affordable Housing and Housing Mix
Residential Design
Placemaking and Urban Design
Sustainable Urban Drainage Systems
Transportation
Trees and Development

4.5 Other Policies

Belfast Agenda
Creating Places (Dfl)
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4.6

Relevant Planning History

Application Site:

Ref ID: Z/2006/0087/F

Proposal: Proposed housing development of townhouses and apartments (24 no units)
Address: 146 Parkgate Avenue, Strandtown, Belfast, BT04 1JD

Decision: Permission Granted

Decision Date: 16.12.2008

Surrounding Land:

Ref ID: Z/2006/1556/F

Proposal: 18 no. apartments (elderly residential development)
Address: 148-150 Parkgate Avenue, Strandtown, Belfast, BT04 1JD
Decision: Permission Granted

Decision Date: 11.04.2007

Ref ID: Z/2008/0795/F

Proposal: Variation of conditions 5 and 6 of planning approval Z/2007/0350/F - Proposed
Connswater community greenway (a linear park) following the course of the Connswater,
Loop and Knock rivers. This includes walkways, pedestrian crossings and cycle ways;
landscaping, and allotments; bio-remediation of the river including limited realignment,
cross section re-profiling, riffles, cascades, attenuation pools and reed beds, several
minor footbridges across the river and 3 No. landmark foot and cycle bridges; street
furniture, lighting, cycle stands, interpretation boards and CCTV; fencing and gates;
limited car parking to provide disabled access to greenway and rationalisation of car
parking at Holywood Arches and installation of weir infrastructure at entrance to Victoria
Park- an extension to the time period for the preparation of baseline surveys and an
ecological management plan for the connswater community greenway.

Address: Lands extending from Victoria Pk to Cregagh Glen inc. parts of Cregagh
Rd,Castlereagh College,Loop River Pk, Castlereagh Rd,Beersbridge Rd,Newtownards
Rd,Sydenham Bypass, & lands in between.Also inc. lands extending from Beersbridge
Rd

Decision: Permission Granted

Decision Date: 28.10.2008

Ref ID: 2/2007/0350/F

Proposal: Proposed Connswater community greenway (a linear park) following the
course of the Connswater, Loop and Knock rivers. This includes walkways, pedestrian
crossings and cycle ways; landscaping, and allotments; bio-remediation of the river
including limited realignment, cross section re-profiling, riffles, cascades, attenuation
pools and reed beds, several minor footbridges across the river and 3 No. landmark foot
and cycle bridges; street furniture, lighting, cycle stands, interpretation boards and CCTV;
fencing and gates; limited car parking to provide disabled access to greenway and
rationalisation of car parking at Holywood Arches and installation of weir infrastructure at
entrance to Victoria Park.

Address: Lands extending from Victoria Pk to Cregagh Glen inc. parts of Cregagh
Rd,Castlereagh College,Loop River Pk, Castlereagh Rd,Beersbridge Rd,Newtownards
Rd,Sydenham Bypass, & lands in between.Also inc. lands extending from Beersbridge
Rd

Decision: Permission Granted

Decision Date: 26.07.2007
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5.0 Consultations and Representations

5.1 Statutory Consultations
Dfl Roads- No objection
NI Water- Refusal recommended — network capacity issues.

DAERA NIEA- No objection in relation to contamination issues. Awaiting response from
further consultation in relation to Natural Environment and Water Management following
NIW response.

Rivers- The agent has submitted correspondence uploaded on the 15-3-23 regarding a
Consent to Discharge letter from DFI Rivers. Request to Rivers to verify and confirm that
this is acceptable. Awaiting response.

SES - response outstanding, DEARA response required prior to responding.

NIHE- In support of the proposal

5.2 Non-Statutory Consultations
BCC Environmental Health — Content subject to conditions
BCC Plan Team- Environment: given the scale and location of the proposal, further details
of sustainable design features of the development should be sought to demonstrate full
compliance with ENV2. There is no demonstration of full compliance with ENV3. The
submission has not demonstrated adequate compliance with Policy ENV5.

Housing: The proposal for 46 units cannot be considered small scale and therefore a
greater mix of tenures is encouraged to satisfy the requirements of Policy HOUS.

* To help aid choice, more 3 and 4 bed apartments should be encouraged in the proposed
scheme.

* Given that the total number of units proposed is 46, the Policy requirement under Policy
HOUY is that five units should be wheelchair accessible.

5.3 Whilst some consultees may have referred to the no longer extant Planning Policy
Statements in their consultation responses, the substance of those policies remains
sufficiently similar in the Plan Strategy so as not to require those consultees to re-evaluate
the proposal in the context of the Plan Strategy. No further consultations have therefore
been issued.

54 Representations
The application has been advertised and neighbours notified. The Council has received
three representations. The Council has received one representation objecting to the
proposal. Concerns from the resident at 2a Brandon Terrace include the height of the
apartment development, loss of light and the proliferation of Japanese knotweed.
Two representations were submitted in support of the proposal. Connswater Homes
Housing Association stated that they are in support of this application and can confirm that
there is an urgent need for social housing. They comment that the proposed building has
been designed in accordance with Department for Communities guidance, to meet specific
requirements in terms of the mix of housing accommodation types, parking and open space
provision. Matthew Spiers submitted a representation of support from Gavin Robinson’s
office (DUP) citing the need for social housing in the area.
Matters raised in the representations will be assessed later in the report.

6.0 PLANNING ASSESSMENT

6.1 Development Plan Context

Section 6(4) of the Planning (Northern Ireland) Act 2011 states that in making any
determinations under the Act, regard is to be had to the local development plan, and the
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6.2

6.3

6.4

6.5

6.6

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

Section 45(1) of the Act states that in determining planning applications, the Council must
have regard to the local development plan, so far as material to the application, and to any
other material considerations.

The Belfast Local Development Plan (LDP) when fully completed will replace the Belfast
Urban Area Plan 2001 as the statutory Development Plan for the city. The Belfast LDP will
comprise two parts. Part 1 is the Plan Strategy, which contains strategic and operational
policies and was adopted on 02 May 2023. Part 2 is the Local Policies Plan, which will
provide the zonings and proposals maps for Belfast and has not yet been published. The
zonings and proposals maps in the Belfast Urban Area Plan 2001 remain part of the
statutory local development plan until the Local Policies Plan is adopted.

Operational policies —the Plan Strategy contains a range of operational policies relevant
to consideration of the application. These are listed in the report.

Proposals Maps — until such time as the Local Policies Plan is adopted, the Council must
have regard to the land-use zonings, designations and proposals maps in the Belfast Urban
Area Plan 2001, both versions of the draft Belfast Metropolitan Area Plan (v2004 and
v2014) (draft BMAP 2015) and other relevant area plans. The weight to be afforded to
these proposals maps is a matter for the decision maker. It is considered that significant
weight should be given to the proposals map in draft BMAP 2015 (v2014) given its
advanced stage in the development process, save for retail policies that relate to
Sprucefield which remain contentious.

Relevant Planning Policies

The following policies in the Plan Strategy are relevant to consideration of the application.
Policy SP1A — Managing growth and supporting infrastructure delivery
Policy SP2 — Sustainable development

Policy SP3 — Improving health and wellbeing

Policy SP5 — Positive placemaking

Policy SP6 — Environmental resilience

Policy SP7 — Connectivity

Policy SD1 — Settlement hierarchy

Policy SD2 — Settlement Areas

Policy HOU1-Accommodating new homes

Policy HOU 2- Windfall housing

Policy HOU 4- Density of residential development

Policy HOU 5-Affordable Housing

Policy HOU6- Housing mix

Policy HOU7-Adapatable and accessible accommodation
Policy DES1- Principles of Urban Design

Policy RD1- New residential developments

Policy TRAN3- Transport Assessment

Policy TRAN4- Travel Plan

Policy TRAN 8- Car Parking and Servicing Arrangements
Policy TRAN 9- Design of Car Parking

Policy ENV1- Environmental quality

Policy ENV 2- Mitigating Against Environmental Change
Policy ENV 3- Adapting to Environmental Change

Policy ENV5- Sustainable drainage systems (SuDS)
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6.7

6.8

6.9

6.10

6.11

Policy GB1- Green and blue infrastructure network
Policy OS3-Ancillary open space

Policy NH1- Protection of natural heritage resources
Policy TRE1 — Trees

Key Issues

Principle of development

Affordable housing and housing mix

Adaptable and accessible accommodation
Design, layout and impact on the character and appearance of the area
Scale, Height, Massing, Design and Layout
Access, Traffic and Parking

Environmental Health

Drainage and Flood Risk / Infrastructure Capacity
Impact on the natural environment

Ecological Impacts

Climate change

Additional Information

Officers have requested that the applicant provides a “Plan Strategy Statement” that sets
out how the proposal complies with the relevant policies in the Plan Strategy. Where the
proposal does not meet the policy requirements, the applicant was asked to either modify
the proposal or justify why they are not proposing to change the proposal. The applicant
has submitted an adaptable and accessible accommodation statement, affordable housing
form, climate change statement and a housing mix statement.

Principle of development

Within the adopted BUAP, the site is located within the settlement development limit and
is unzoned within ‘whiteland’. Under the provisions of both versions of BMAP (dBMAP
v2004) and (dBMAP v2015), the site is located within ‘whiteland’ in the Settlement
Development Limit and the site is adjacent to a community greenway and a LLPA (Local
Landscape Policy Area). The site was subject to a residential approval for 24 units under
Z/2006/0087/F which has expired.

The proposed principle of the use does not conflict with the development plan or planning
policy context and is considered acceptable in principle. Further assessment of the
proposal details is set out below.

Density

Policy HOU4 sets density bands to be used as a guide to inform proposed developments
within the relevant settlement/character areas and states development proposals outside
of these broad bands will be considered on their merits, subject to meeting all other policy
requirements. BCC LDP team advise that the site is located within the inner city and
therefore in terms of Policy HOU4 the assigned average density band of 75-150dph for
Inner city Belfast Character Area applies. In this context and taking account of the site area
it is expected that a proposed scheme should accommodate between 25 (75dph) and 50
(150dph) units. The current application indicates that the number of residential units to be
accommodated within the proposed scheme totals 46. Given the site area, the proposed
density equates to around 138dph which is near the top end of the average density band
for Inner city Belfast Character Area. The proposed density is therefore considered
appropriate in context but could also be reduced if required to enable an improved mix of
unit sizes, whilst still remaining within the broad density requirements. HOU4 clearly states
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6.12

6.13

6.14

6.15

that density bands are to be used as a guide to inform proposed development, and is
subject to meeting all other policy requirements with the LDP.

Affordable housing

Policy HOU 5 requires sites greater than 0.1 hectares and/or containing 5 or more dwelling
units where a minimum of 20% of units are provided as affordable housing. The application
form does not refer to social housing. The affordable housing form states that the scheme
is 100% social housing. The submission states that the 43 no. apartments are for ‘general
needs’ and 3no. are ‘wheelchair’ apartments. The applicant is a private limited company
and claims to have engaged with Connswater Housing on the development. A letter was
received from Connswater Housing Association which stated that the proposal received
support from NIHE. NIHE commented that they are in support of the proposal. Gavin
Robinson MP stated that is a clear need for social housing in the area and the Housing
association is keen to progress. Q4 of the affordable housing application form asks for
affordable housing requirement numbers/proportion. The agent has responded “N/A” (non-
applicable). They have indicated that the scheme is 100% social housing. Policy HOU 5
requires that affordable housing should contain a mix of social rented housing and/or
intermediate housing. There is no indication if the units are for rent or sale. BCC Planning
Housing team advise that a greater mix of tenures is required to satisfy the requirements
of Policy HOUS. All units are within the space standards applicable in Appendix C of the
Plan Strategy.

Housing mix
Policy HOUG of the Plan relates to provision of appropriate housing mix on sites greater

than 0.1ha and/or containing 5 or more dwelling units. The policy goes on to state that the
requirement for a mix of house types will not apply to single apartment developments. In
such cases the housing mix will be considered acceptable through greater variety in the
size of units. The proposed accommodation schedule comprises 1 x 2Person 1Bed
(wheelchair), 2 x 3Person 2Bed (wheelchair), 3 x 2Person 1Bed, and 40 x 3Person 2Bed
units. The percentage breakdown of units is approximately 7% 2P1B and 93% 2P2B.

BCC LDP advise that more 3 and 4 bed apartments should be encouraged in the proposed
scheme, to meet the requirement for increased size, whilst promoting choice and facilitating
the creation of balanced neighbourhoods. In addition, greater clarity should be sought from
NIHE in relation to the breakdown of the size and type of households on the housing waiting
list for the relevant housing need area and how this could be transferred into a more varied
mix of house types and sizes. NIHE advise that there is social housing new build need of
284 in Inner East for 2022- 2027. At December 2022 there were 713 households in Housing
Stress. They have not provided guidance on housing mix in their response.

Having regard to the response from the LDP team, the proposed housing mix is considered
unacceptable and contrary to Policy HOU®6 of the Plan.

Adaptable and accessible accommodation

Policy HOU7 of the Plan Strategy states that all new homes should be designed in a flexible
way to ensure that housing is adaptable throughout all stages of life, maximising the ability
for occupants to remain in their homes and live independent lives for as long as possible.
For schemes of 10 units or more, at least 10% of the units should be wheelchair accessible
and provides an additional nine criteria (g. to 0.) with which the wheelchair accessible units
should accord. The applicant has provided evidence that 3 units will be dedicated as
wheelchair accessible units. They state that it the figure is based on need following
discussions with NIHE and a housing association. The applicant states that the apartments
will be built to Lifetime Homes standards and constructed to Housing Association Guide
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(HAG) standards. This will enable conversion to wheelchair apartments should the need
arise in the area.

The breakdown of apartment units indicates that three wheelchair accessible units are
proposed. BCC LDP team advise that given that the total number of units proposed is 46,
this represents only 6.5%. The 10% requirement under Policy HOU7 is that five units
should be wheelchair accessible. While it may be that NIHE have only confirmed a need
for three bespoke wheelchair units with respect to the waiting list in the locality, whether or
not there is a specific, bespoke wheelchair housing unit required within the social housing
does not negate the requirement to conform with the Policy HOU7. Therefore, there is an
under provision within the proposals and it is not considered to satisfy the accessibility
requirements of Policy HOU?.

Design, layout and impact on the character and appearance of the area

Policy RD 1- New residential developments states that planning permission will only be
granted where it is demonstrated that the proposal is in accordance with general urban
design policies and where it is demonstrated that it promotes a quality residential
development that creates a place which is attractive, locally distinctive and appropriate to
the surroundings.

The policy further states that in established residential areas housing development will not
be permitted where they would result in unacceptable damage to the local character or
residential amenity of these areas. The policy sets out 14 criteria which all residential
developments are expected to meet. The proposal is assessed against each of the criteria
below. Itis noted that amended plans were received in January 2023 after officers indicated
that the proposal was contrary to planning policy and would be recommend for refusal. The
amendments do not overcome the issues raised by officers as set out in the assessment
below.

Scale, Height, Massing, Design and Layout

The layout proposes to create two linked apartment buildings of 21 units (Samson) and 25
units (‘Goliath”) comprising a total of 46 units. The breakdown of the units consists of 1 No.
2 Person 1 Bedroom Wheelchair Apartments, 2 No. 3 Person 2 Bedroom Wheelchair
Apartments, 3 No. 2 Person 1 Bedroom ‘General Needs' Apartments and 40 No. 3 Person
2 Bedroom ‘General Needs Apartments.

The accommodation is located to the south and west of the site and is arranged within two
linear elements. The south facing facade of the building will address Parkgate Avenue.
This facade is in line with the existing building line created by neighbouring 2a Brandon
Terrace to the east and is parallel to the facade of 90 Parkgate avenue to the south. The
west facing facade of the building is parallel to, and addresses, the Connswater River /
Sydenham Greenway’. The linear arrangement of the accommodation visually screens
proposed parking to the rear which is accessed via a pend/passageway through the
building.

The proposed apartments are three storey buildings with a height of 11.1m. The Goliath
building is 48m in length and 16.3m wide. The Samson building is 38.5m in length and
extends to a maximum width of 17.9m. The design of the buildings in terms of their form,
roof shape, materials and fenestration are similar though the Goliath building has a
passageway through the off centre of the building at ground level to provide access to the
rear of the development.

The immediate area is primarily characterised by residential developments consisting of
typical two storey terraced and semi-detached dwellings with associated yard/garden areas

PdgE 238°




Application ID: LA04/2022/0118/F

6.23

6.24

6.25

6.26

to the rear. There are also two apartment developments adjacent and opposite the site.
Building heights are predominately two storeys. The site is bounded to the East by a three-
storey apartment building at 2a Brandon Terrace, to the West by Sydenham Greenway
and the Connswater river, to the south by a three-storey apartment building across
Parkgate Avenue. The apartment buildings are atypical of the surrounding context. The
boundary to the North is formed by the rear boundary of a row of semi-detached houses
along Brandon Parade.

The two buildings range between approximately 38m and 48m in length. This design
approach would result in a monolithic type of massing which is out of character with the
area and contextually inappropriate. The scale of the buildings, in combination with the
proportions and massing, fails to respect the existing streetscape. The applicant has
argued that the proposal fits comfortably within the context of the area and neighbouring
buildings, however, it is considered that the length and massing is inappropriate to the
scale of the street. Whilst the area contains several apartment developments they are not
of a similar scale in terms of length and resulting massing. When read as an entity a
proposal of this scale in the local context is an indicator of overdevelopment. The extensive
length and massing of the proposal is considered to represent significant overdevelopment
of the site. Whilst three storey building height is present in the area, these buildings have
restricted plots resulting in limited visual impacts and do not therefore support the design
approach of the proposal. Amenity provision space is substandard and will be assessed
later in the report. The proposal is contrary to the SPPS, Policy DES1 (a), (j) and (k) and
Policy RD1 (a), (b), (d), (g) of the LDP Plan Strategy 2035 in that the development does
not respect the surrounding context and is inappropriate to the character of the locality in
terms of layout, scale, proportions, massing and appearance of buildings and if permitted
would result in overdevelopment of the site.

Impact on Amenity

Whilst a 3 storey height forms part of the character of the area, the design and layout of
the proposal in proximity to an existing apartment development at No. 2a Brandon Parade
creates an unacceptable relationship and will have a detrimental impact on the residential
amenity of existing residents. The 3-storey element and roof height create dominant bulk
and massing due to its close proximity to the apartment development at No.2a Brandon
Terrace. It would appear as a dominant and overbearing feature creating overshadowing
due to its height in the street scene which is indicative of overdevelopment, and it would
impact on the neighbouring residential amenity of neighbouring properties. However, the
separation distance between the two buildings would be 6m, and the dominance created
would be unacceptable.

The inter relationship of apartments between units Nos 1 and 14, 15 and 30, 31 and 46
would result in direct overlooking and intervisibility due to the orientation of the building,
the positioning of windows and the limited separation distance. This is considered
unacceptable and would compromise the amenity of prospective residents.

The protection of amenity of existing residents is a requirement under Policy RD1 of the
LDP. The amended plans show the omission of gable windows to prevent overlooking to
2a Brandon Terrace, however the revisions do not go far enough to address the issue. Due
to the layout, arrangement and height of the buildings, the proposal would result in
overlooking, and the perception thereof, from access stairwells and habitable rooms of
apartments at first and second floor, in particular nos 27, 28, 43, 44 of the ‘Samson’ block,
and 15-18, 31-34 inclusive, to the rear garden/amenity areas of existing residents at
Brandon Parade abutting the site. The separation distances of the proposed blocks to
existing built form and associated boundary treatments are insufficient to adequately
mitigate the impacts.
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The impact on residential amenity for occupiers and neighbours is unacceptable and is an
indicator that the proposal is overdevelopment in its current format. The proposal is likely
to create residential amenity issues in the form of dominance, overlooking, overshadowing
and poor outlook and as a result the proposal is contrary to the SPPS and Policy DES1
(@), ()) and (k) and Policy RD1 (a), (b), (d), (g) of the LDP Plan Strategy 2035.

Outlook

Six ground floor apartments, seven first floor apartments and seven second floor
apartments are located wholly to the rear of the development without direct access to the
public street. Outlook from these apartments would be unattractive, particularly for unit Nos
3, 12,17, 18, 28, 33, 34 and 44 as they mainly front onto hard standing car parking and
access areas and the bin storage area and as such would be contrary to Policy RD 1(g) of
the LDP Plan Strategy 2035. The poor outlook is an indicator of overdevelopment of the
site.

Space standards
The proposed development includes a mix of 46 units. The units range from 50sgm to
85sgm which are in keeping with the space standards as per Policy RD1 (f).

Materials

The proposal includes a varied materials palette which is reflective of other developments
within the immediate locality. The proposal includes a mix of painted render facades along
with clay facing brick projections and surroundings to openings. The apartment building
features a clay facing brick ‘plinth’ to the full height of the ground floor level, with painted
render facades to first and second floor levels. Two storey projected surroundings to
openings are to be constructed in brick.

Landscaping
The proposal has also been supported by a detailed boundary treatments plan which

consist of metal railings and 1.8m high close boarded double sided timber fencing. The
proposal features parcels of grass lawn, hedging and several trees. There are no details
given to the detailing of any retained vegetation or proposed planting, though the planning
statement stated that the apartments will feature hedge planting and low-level shrub
planting to create attractive spaces with seasonal variation. If the proposal were to be
approved, landscaping conditions would be required to secure necessary details and
management arrangements.

Amenity Space

It is considered that the scheme fails to provide quality amenity and landscaped space.
The proposed is inadequate and inappropriate and is therefore contrary to the SPPS and
Policy RD1 (d) and Policy OS3 Ancillary open space of the LDP Plan Strategy 2035 in that
the development would, if permitted create undesirable living conditions for prospective
residents due to inadequate provision of quality amenity space.

Creating Places provides guidance as to the level of Private open space provision and with
respect to apartments on urban infill sites advises private communal open space will be
acceptable in the form of landscaped areas, courtyards or roof gardens with a minimum
provision of 10sgm per unit. Policy OS 3 states that proposals will only be permitted for
residential development of more than 25 units where public open space is provided as an
integral part of the development. The normal expectation is at least 10% of the site area.
This figure would equate to 342sgm as the site area is 3,342sqm and proposes 42
apartment units. The minimum space provision of 10sgm per unit would equate to 420sqm.
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The agent indicated on a site layout plan that 931sgm of communal open space has been
provided within the site as illustrated in the first image below (Image 1). The agent later
claimed that 1,993sgm of open space was being offered through the development (Image
2). This included car parking areas and is not considered to be an accurate reflection of
the quantum of communal open space. A figure of approximately 931sgm of communal
open space is considered to be accurate.
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Figure 1 — Breakdown of areas of communal open space around proposed apartment building
with access by residents only.
Image 2:
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Fig.5 — site plan — open space comparison with neighbouring development.
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|

The primary open space area is located to the rear of the apartment buildings. There are
several additional smaller pockets of amenity space to the front and sides of the buildings.
However, when examining the quality of the provision it is evident that there are concerns
with the quality and typology of amenity space. Pockets of amenity space are dotted across
the site. Whilst they offer visual relief, other than two areas to the rear marked as 334sgm
and 169sgm they are limited in quality and usability. In addition, the figures are inaccurate
as they include pathways into and around the development and cycle parking areas.
Amenity space is required to provide for passive recreational activity such as sitting out,
for active recreational activity and should be adequate as play space for children. Amenity
space should be of a shape and size which can practically accommodate the activities for
which they are intended and should be practical and level where possible and designed in
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accordance with Creating Places Supplementary Planning Guidance. Amenity areas are
either too small and narrow or located in areas which would be completely overshadowed
such as the space located between the Goliath apartments and 2a Brandon Terrace. This
area will be hemmed in by the two adjacent buildings which doesn’t represent a quality
design.

A significant number of areas identified as amenity act as landscape buffers softening the
boundaries and parking areas as opposed to functioning as areas of communal private
space. In essence the quantum and quality of space is poor and represents
overdevelopment of the site. Private amenity space within the site is limited to a number of
ground floor units and no dedicated provision is included for apartments at first and second
floor.

The applicant commented that the scheme benefits from access to a generous area of
landscaped public open space to the west. This area is accessed via pedestrian gates
within the boundary railing that defines and encloses the apartment development. This area
of land is not within the red line of this proposal and therefore cannot be considered as
usable amenity space for the purposes of this application. It is acknowledged that the
proposed site is adjacent to the Sydenham Greenway and is within 500 meters of Victoria
Park and King George playing fields, however considering the Eia Street planning
appeal decision 2018/A0070 it was considered that existing other public spaces were not
an acceptable substitute for the deficit of private and communal space in quantitative and
gualitative terms.

The overall amount and quality of amenity space is indicative of a poor design and
overdevelopment of the site. It is considered that the proposal is contrary to Policy RD1
criterion (d) and Policy OS 3.

Waste Management

The applicant’s service management strategy states that bins for both Samson and Goliath
buildings will be brought by management staff from bin store enclosures to the main site
entrance for collection. The layout illustrates three separate bin storage areas. Two are
incorporated within the Goliath apartment building close to the entrance point. A third bin
storage area is located within the north-western corner of the car parking area to the rear
of the development. These will serve the residents within the Samson apartment building.
This waste area is located directly opposite the front of apartment No12 on the ground floor
which will result in poor outlook. The bin area is less than 2.8 meters from the windows of
the apartment. This arrangement is unacceptable and contrary to Policy DES1 (k)

Access, Traffic and Parking

Vehicular and pedestrian access is available from the south off Parkgate Avenue, with
pedestrian access also available from the 'Sydenham Greenway. The site has good public
transport provision and is close to main arterial bus routes. The scheme includes for 38 no.
car parking spaces for the apartment’s residents, including 6no. wider disabled parking
spaces. Parking areas are connected to apartment entrances via 2m wide footpaths. Cycle
parking is located to the rear of the development. DFI Roads have offered no objections
to the proposal. It is considered the proposals comply with the traffic, access and parking
policy provisions within the SPPS and the LDP Pan Strategy 2035.

Environmental Health

EHO provided comment in relation to the proposed development in terms of noise, air
pollution, ambient air quality, contaminated land and other considerations. EHO have
considered Contamination Assessments submitted in support of the application and
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recommended appropriate conditions. It is considered the proposals comply with Policy
ENV1 Environmental Quality of the LDP Plan Strategy 2035 and the SPSS.

Drainage and Flood Risk / Infrastructure Capacity

Rivers Agency provided comments on the proposal. They highlighted that FLD 3
Development and Surface Water is applicable. A Drainage Assessment has been
submitted with this application. Dfl Rivers commented that in order to fully assess the
drainage the Drainage Assessment that the applicant provides a Schedule 6 approval
response from Dfl Rivers area office consenting to the discharge of a total maximum of
5.8l/s of storm run-off into the proposed Conn’s Water River. (As indicated in the DA). The
applicant has submitted correspondence to support this, and the Council are awaiting a
response from DFI Rivers. Should DFI Rivers confirm the proposed arrangements are
acceptable, then the application would be compliant with relevant LDP considerations.

NI Water recommended refusal. They commented that while there is available capacity at
the WWTW, due to issues with the surrounding network a wastewater impact assessment
application is required to find a potential solution. This part of Belfast catchment is
constrained by an External Flooding Overloaded Sewer and 2 downstream Unsatisfactory
Intermittent Discharges (UID's) at (1) Sydenham Park Avenue TPS and (2) Inverary Drive
CSO. (1 & 2) discharge to Belfast Harbour. NI Water is currently processing a Wastewater
Impact Assessment (DS50888) in respect of this proposal. Planning Authority should issue
a reconsultation as soon as recommended WWIA Report solution has been adopted and
on-site checks confirm its feasibility. Subject to a successful outcome and re-consultation,
NI may reconsider its recommendation. There are a significant number of extant and un-
implemented planning permissions across the city for housing, commercial and other uses
including over 20,000 new homes. Given NI Water’s duty to connect to those developments
and that it has not provided detailed evidence to support its objection to this application, it
would be unreasonable for the Council to refuse planning permission on these grounds.

Impact on the natural environment

NIEA were consulted on the proposal and requested further information relating to
contamination and the water environment. NIEA Water Management Unit is concerned that
the sewage loading associated with the above proposal has the potential to cause an
environmental impact if transferred to Kinnegar Wastewater Treatment Works (WWTW).
Water Management Unit would therefore recommend that the Planning Case Officer
consult with Northern Ireland Water Limited (NIW) to determine if both the WWTW and
associated sewer network will be able to cope with the additional load or whether they
would need to be upgraded. If NIW indicate that the WWTW and associated sewer network
can accept the additional load, with no adverse effect on the WWTW or sewer network’s
ability to comply with their Water Order Consents, then Water Management Unit would
have no objection to this aspect of the proposal.

NIEA Regulation Unit requested a Generic Quantitative Risk Assessment (GQRA)
informed by targeted intrusive site investigation including groundwater assessment. They
offer no objections to the proposal.

NIEA offered no objections on natural heritage matters nor did they raise any concerns
regarding Japanese Knotweed as per letter of objection from Brandon Terrace. The
proposal offers landscaping including several trees are to be retained along the perimeter.
Furthermore, the additional tree planting indicated represents a net gain of 13 additional
trees, further ability for the proposal to mitigate and adapt to climate change and complying
with Policy TRE1 within the LDP.
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Ecological impacts

Belfast City Council is the Competent Authority under the Conservation (Natural Habitats,
etc.) Regulations (Northern Ireland) 1995 (as amended) for undertaking an Appropriate
Assessment where a proposal is likely to have a significant environmental effect on Belfast
Lough, an environmentally protected Special Protection Area (SPA), RAMSAR and Special
Area of Conservation (SAC). Water quality of the lough is a key consideration. The Habitats
Regulations are framed in such a way that it is not only the impacts of individual
development proposals that need to be considered, but also “in combination” impacts with
other development.

Whilst a precautionary approach applies to Habitats Regulations Assessment (HRA), SES
confirms that the onus is on NIW to provide evidence of likely actual impacts, rather than
hypothetic impacts. As Competent Authority, the Council may take its own objective view
on whether a proposal is likely to have a significant effect on water quality of the Lough.
However, having regard to the precautionary approach, where there is clear intensification,
the Council may need to consult SES and ask them to undertake a HRA Appropriate
Assessment Screening to ascertain whether there would be a likely significant impact. This
also triggers statutory consultation with DAERA NI Environment Agency.

In this case, it is considered that there would be clear intensification of the existing use of
the site. Accordingly, it has been necessary to consult SES and DAERA. SES has advised
following an appropriate assessment in accordance with the Regulations and having
considered the nature, scale, timing, duration and location of the project, that the proposal
would not have an adverse effect on the integrity of any European site either alone or in
combination with other plans or projects. This conclusion is subject to mitigation in the
form of a planning condition to prevent commencement of development until the method
of sewage disposal has been agreed with NI Water.

Shared Environmental Services, DAERA Environment, Marine and Fisheries Group &
NIEA responses relating to comments received from NI Water. remain outstanding.
Delegated authority to resolve any matters arising including finalising refusal reasons if
appropriate.

Climate change

Policy ENV2 of the Plan Strategy states that planning permission will be granted for
development that incorporates measures to mitigate environmental change and reduce
greenhouse gases by promoting sustainable patterns of development. All new
development proposals will maximise opportunities to incorporate sustainable design
features where feasible (such as grey water recycling, green roofs, maximising use of
recycled materials, orientating buildings to optimise solar gain, energy efficiency).
Development proposals should, where appropriate, demonstrate the highest feasible and
viable sustainability standards in the design, construction, and operation.

The applicant provided a Climate Change statement which refers to an address at 22-30
Hopefield Avenue, and is taken as a typographical error. The statement indicates that the
proposed development embraces sustainable principles and aims to mitigate the impacts
of climate change by prioritising energy efficiency, sustainable materials, water
conservation, and waste management. It lists measures taken to reduce energy demand,
measures to limit carbon through sustainable materials and construction practices and
flood mitigation. The Council's LDP team provided commentary on the Plan Strategy
Statement (PSS) stating that there is a general lack of detail and commitment to many of
the measures listed and little on wider sustainable design measures. It is considered that,
given the scale and location of the proposal, further details of sustainable design features
of the development should be sought to demonstrate full compliance with ENV2.
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The Planning Supporting Statement (PSS) provides limited commentary on ENV3
(adapting to environmental change), primarily relating water usage efficiency and current
flood risk. It is noted from Dfl Rivers Flood Maps that this is an area of surface water flood
risk. Whilst the applicant’s response is of some relevance to dealing with climate change,
the submission does not adequately address the objectives of the policy, which primarily
relate to future resilience of the development, including in relation to the built fabric and the
comfort/safety of its occupiers. Therefore, there is no demonstration of full compliance with
ENV3.

Sustainable Urban Drainage Systems (SuDS)

Policy ENV5 of the Plan Strategy states that all built development should include, where
appropriate, SUDS measures to manage surface water effectively on site, to reduce surface
water runoff and to ensure flooding is not increased elsewhere. The PSS response
mentions SuDS measures and relies on the open space landscaped areas to act as SuDS
features. Given the scale and location of the proposal, this is not considered adequate,
both in terms of scope of measures and detailed proposals. The applicant should further
consider appropriate SuDS measures throughout the site — the SPG on SuDS provides a
range of features that could be incorporated in this development. The submission has not
demonstrated adequate compliance with Policy ENV5.

Representations

The Council has received three representations. The Council has received one
representation objecting to the proposal. Concerns from the resident at 2a Brandon
Terrace include the height of the apartment development, loss of light and the proliferation
of Japanese knotweed. These matters have been considered in the above assessment.

Two representations were submitted in support of the proposal. Connswater Homes
Housing Association stated that they are in support of this application and can confirm that
there is an urgent need for social housing. They comment that the proposed building has
been designed in accordance with Department for Communities guidance, to meet specific
requirements in terms of the mix of housing accommodation types, parking and open space
provision. Matthew Spiers submitted a representation of support from Gavin Robinson’s
office (DUP) citing the need for social housing in the area.

Notwithstanding the submissions of support, the need for social housing in not considered
to outweigh the layout, design, amenity and policy issues as set out in the above
assessment.

7.0

Recommendation

7.1

7.2

Having regard to the development plan and other material considerations, the proposal is
unacceptable for the reasons set out above and at 8.0 below. It is recommended that
planning permission is refused.

Delegated authority is sought for the Director of Planning and Building Control to finalise
the wording of the refusal reasons and resolve any matters arising from outstanding
consultations.

8.0 Reasons for Refusal:

1: The proposal is contrary to the SPPS, Policy DES1 (a), (j) and (k) and Policy RD1 (a), (b), (d), (9)
of the LDP Plan Strategy 2035 in that the development does not respect the surrounding context and
is inappropriate to the character of the locality in terms of layout, scale, proportions, massing and
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appearance of buildings and poor outlook and if permitted would result in overdevelopment of the
site.

2: The proposal is contrary to the SPPS and Policy RD1 (d) and Policy OS3 Ancillary open space
of the LDP Plan Strategy 2035 in that the development would, if permitted create undesirable living
conditions for prospective residents due to inadequate provision of quality amenity space.

3: The proposal is contrary to Policy RD1 (b) of the LDP Plan Strategy 2035 in that the development
would, if permitted, adversely impact on the amenity of neighbouring properties in terms of
overlooking, overshadowing, and overdominance due to its’ inappropriate scale, form, massing and
design.

4: The proposal is contrary to Policy ENV2, ENV3 and ENV 5 of the LDP Plan Strategy 2035 in that
the development would, if permitted, not address matters associated with Climate Change, adapting
to the environment and SuDS thus being harmful to the local environment.

5. The proposal is contrary to the SPPS, Policy RD1 (i) and (n) of the LDP Plan Strategy 2035 in that
the development does not provide adequate management arrangements to ensure a positive and
safe living environment for occupants and does not provide adequate communal facilities.

6. The proposal is contrary to Policy HOU 5 of the LDP Strategy 2035, in that the development fails
to provide an appropriate mix of tenures.

7. The proposal is contrary to Policy HOU 6 of the LDP Strategy 2035, in that the development fails
to provide an adequate range of apartment sizes in order to meet the requirements for increased
size, promoting choice, and facilitating the creation of balanced neighbourhoods.

8. The proposal is contrary to Policy HOU 7 of the LDP Strategy 2035, in that the development fails
to make sufficient provision for wheelchair accessible units.

ANNEX
Date Valid 13/01/22
Date First Advertised 28/01/22
Date Last Advertised 28/01/22

Details of Neighbour Notification

Flat 8,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
Apartment 7,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

70 Brandon Parade,Belfast,Down,BT4 1JH

Apartment 18,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

62 Brandon Parade,Belfast,Down,BT4 1JH

Apartment 1,2a ,Brandon Terrace,Belfast,Down,BT4 1JF
Apartment 5,2a ,Brandon Terrace,Belfast,Down,BT4 1JF
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Flat 10,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
Apartment 14,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

64 Brandon Parade,Belfast,Down,BT4 1JH

46 Brandon Parade,Belfast,Down,BT4 1JH

Flat 7,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
Flat 5,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
Apartment 15,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

2 Brandon Terrace,Belfast,Down,BT4 1JF

Apartment 16,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

148 Parkgate Avenue,Belfast,Down,BT4 1JD

Apartment 13,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

Garfield House,146 Parkgate Avenue,Belfast,Down,BT4 1JD
Garfield House,146 Parkgate Avenue,Belfast,Down,BT4 1JD

Flat 4,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
52 Brandon Parade,Belfast,Down,BT4 1JH

46a ,Brandon Parade,Belfast,Down,BT4 1JH

Apartment 4,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

Flat 11,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
Apartment 9,2a ,Brandon Terrace,Belfast,Down,BT4 1JF
Apartment 17,2a ,Brandon Terrace,Belfast,Down,BT4 1JF
Apartment 2,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

Flat 12,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
Flat 9,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
48 Brandon Parade,Belfast,Down,BT4 1JH

Apartment 3,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

4 Brandon Terrace,Belfast,Down,BT4 1JF

68 Brandon Parade,Belfast,Down,BT4 1JH

129 Parkgate Avenue,Belfast,Down,BT4 1JB

44 Brandon Parade,Belfast,Down,BT4 1JH

Apartment 12,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

60 Brandon Parade,Belfast,Down,BT4 1JH

150 Parkgate Avenue,Belfast,Down,BT4 1JD

50 Brandon Parade,Belfast,Down,BT4 1JH

Apartment 8,2a ,Brandon Terrace,Belfast,Down,BT4 1JF

Flat 3,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
Flat 6,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
56 Brandon Parade,Belfast,Down,BT4 1JH

Flat 2,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
66 Brandon Parade,Belfast,Down,BT4 1JH

58 Brandon Parade,Belfast,Down,BT4 1JH

54 Brandon Parade,Belfast,Down,BT4 1JH

Flat 1,Parkgate House,90 Parkgate Avenue,Belfast,Down,BT4 1JB
92 Parkgate Avenue,Belfast,Down,BT4 1JB

Apartment 6,2a ,Brandon Terrace,Belfast,Down,BT4 1JF
Apartment 11,2a ,Brandon Terrace,Belfast,Down,BT4 1JF
Apartment 10,2a ,Brandon Terrace,Belfast,Down,BT4 1JF
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Agenda Item 5h

Development Management Officer Report
Committee Application

Summary

Committee Meeting Date: Thursday 29" June 2023

Application ID: LA04/2023/3037/F

Proposal: Section 54 application to vary
condition 5 of reference Z2/1996/0102 to allow
for the sale of optometry and audiology
products and equipment including spectacles,

Location: Unit 7a,
Connswater Retail Park
Belfast,

BT5 4AF

contact lenses and hearing aids.

Referral Route: Major development (Section 54 application to vary a permission for Major
development)

Recommendation: Approval

Applicant Name and Address:
Paddy Brennan
Connswater RP Unlimited

Agent Name and Address:
Thomas Ellison

TSA Planning

20 May Street

Belfast

Executive Summary:

Planning approval Z/1996/0102/F was granted in August 1996 for ‘Erection of retail warehousing,
leisure building, bank, shop, fast food restaurant and office with associated car parking’.

This application seeks to vary Condition 5 of planning permission Z/1996/0102/F under Section
54 of the Planning Act (Northern Ireland) 2011. Condition 5 currently restricts sales from the retail
warehousing to a) DIY materials, products and equipment, b) Garden materials, plant and
equipment, ¢) Furniture and soft furnishing, carpets and floor coverings and electrical goods and
d) Such other items as may be determined in writing by the Planning Service as generally falling
within the category of ‘bulky goods’'.

The varying of Condition 5 seeks to amend the type of goods that are permitted to be sold from
Unit 7a to include optometry and audiology products and equipment. This to facilitate the
relocation of Specsavers from the shopping centre to unit 7a due to their lease expiring in
January 2025. The varying of the condition to include optometry and audiology products and
equipment would relate only to unit 7a ensuring that only businesses of an opticians and
audiology use would be permitted into these premises, with all other units remaining as approved.

The subject site is already within Class Al Retail Use, subject to a ‘bulky goods’ restriction. The
varying of the condition would allow the subject site to continue to be a Class Al use subject to
controls over the type of goods sold.

The Planning Service’s Plans and Policy Unit have been consulted on the application; it notes
that the applicant has not fully considered the sequential test as two centres have been left out.
The agent has been made aware of this and is in the process of gathering the information. No
representations were received.

Regard is had to the public service that the proposal would provide, particularly the audiology
element. Having regard to the Development Plan and other material considerations, and in the
planning balance, the proposed development is considered acceptable.
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It is recommended that planning permission is granted subject to conditions. Delegated authority
is requested for the Director of Planning and Building Control to finalise the wording of conditions
and deal with any other matters which may arise.

Officer Report

1.0 Drawings

Site Location Plan / Site Layout
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Existing Ground Floor Plan
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Proposed Ground Floor Plan
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2.0

Characteristics of the Site and Area

2.1

2.2

The site is located at Connswater Shopping Centre and the wider Retail Park, and relates
to unit 7a of the latter. The subject site, unit 7a, is located to the north-west of
Connswater Retail Park, directly south of Albertbridge Road Arterial Route. The building
is single storey, detached and finished in red brick. A golf centre within unit 7a ceased it’s
use in 2018 and the unit has been vacant since. Ulster bank is located east of the subject
site and existing car parking on site is shared with the bank.

The site is adjacent to, but outside of the district centre of Connswater with a community
greenway to the south outside the site.

3.0

Description of Proposal

3.1

3.2

3.3

The proposal is a Section 54 application to vary condition 5 of reference Z2/1996/0102 to
allow for the sale of optometry and audiology products and equipment including spectacles,
contact lenses and hearing aids.

Condition 5 currently restricts sales from the retail warehousing to a) DIY materials,
products and equipment, b) Garden materials, plant and equipment, c¢) Furniture and soft
furnishing, carpets and floor coverings and electrical goods and d) Such other items as
may be determined in writing by the Planning Service as generally falling within the
category of ‘bulky goods’.

The proposed variation of condition 5 is to facilitate the relocation of Specsavers from the
shopping centre to unit 7a due to their lease expiring in January 2025. The variation of
the condition to include optometry and audiology products and equipment would relate
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only to unit 7a ensuring that only businesses of an opticians and audiology use would be
permitted into these premises, with all other units remaining as approved.

4.0

Planning Policy and Other Material Considerations

4.1

4.2

4.3

4.4

4.5

4.6

Development Plan — operational policies
Belfast Local Development Plan, Plan Strategy 2035

Development Plan — zoning, designations and proposals maps
Belfast Urban Area Plan (2001) BUAP

Draft Belfast Metropolitan Area Plan 2015 (v2004)

Draft Belfast Metropolitan Area Plan 2015 (v2014)

Regional Planning Policy

Regional Development Strategy 2035 (RDS)

Strategic Planning Policy Statement for Northern Ireland (SPPS)
Belfast Agenda

Relevant Planning History

Application Site: East Bread Street / Albertbridge Road

Reference: Z2/1996/0102

Proposal: Erection of retail warehousing, leisure building, bank, shop, fast food
restaurant and office with associated car parking (Outline Permission)
Decision: Permission Granted (August 1996)

Application Site: Land bounded by Connswater River, New Link Road, Albertbridge Road
and Newtownards Road, Belfast BT5

Reference: Z2/1996/0102T

Proposal: Erection of single storey golf shop

Decision: Permission Granted (December 1996)

Application Site: Unit 7a Connswater Retail Park

Reference: LA04/2019/2007/F

Proposal: Change of use from Al (Bulky Goods) retail to Café/Restaurant use including
alterations to elevations.

Decision: Permission Granted (December 2019)

5.0

Consultations and Representations

5.1

5.2

5.3

Statutory Consultations
None Required.

Non-Statutory Consultations
BCC Plans & Policy team — requested further information

Representations
The application was advertised on 12" May 2023 and neighbour notified on the 5" May
2023. No representations have been received.

6.0

PLANNING ASSESSMENT

6.1

Development Plan Context

Section 6(4) of the Planning (Northern Ireland) Act 2011 states that in making any
determinations under the Act, regard is to be had to the local development plan, and the
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6.2

6.3

6.4

6.5

6.6

6.7

6.8

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

Section 45(1) of the Act states that in determining planning applications, the Council must
have regard to the local development plan, so far as material to the application, and to
any other material considerations.

The Belfast Local Development Plan (LDP) when fully completed will replace the Belfast
Urban Area Plan 2001 as the statutory Development Plan for the city. The Belfast LDP
will comprise two parts. Part 1 is the Plan Strategy, which contains strategic and
operational policies and was adopted on 02 May 2023. Part 2 is the Local Policies Plan,
which will provide the zonings and proposals maps for Belfast and has not yet been
published. The zonings and proposals maps in the Belfast Urban Area Plan 2001 remain
part of the statutory local development plan until the Local Policies Plan is adopted

Operational policies — the Plan Strategy contains a range of operational policies
relevant to consideration of the application. These are listed in the report.

Proposals Maps — until such time as the Local Policies Plan is adopted, the Council
must have regard to the land-use zonings, designations and proposals maps in the
Belfast Urban Area Plan 2001, both versions of the draft Belfast Metropolitan Area Plan
(v2004 and v2014) (draft BMAP 2015) and other relevant area plans. The weight to be
afforded to these proposals maps is a matter for the decision maker. It is considered that
significant weight should be given to the proposals map in draft BMAP 2015 (v2014)
given its advanced stage in the development process, save for retail policies that relate to
Sprucefield which remain contentious.

Retail impact

Condition 5 of permission Z/1996/0102 states:

“The floorspace comprised in the retail warehousing shall be used only for the retail sale
and ancillary storage of the items listed below and for no other purpose, including any
other purpose in Class 1 of the Schedule of the Planning (Use Classes) Order (NI) 1989.
(a) DIY materials, products and equipment.

(b) Garden materials, products and equipment.

(c) Furniture and soft furnishings, carpets and floor coverings and electrical goods.

(d) Such other items as may be determined in writing by The Planning Service as
generally

falling within the category of “bulky goods.”

Reason: To control the nature, range and scale of the commercial activity to be carried
out at this location.”

The proposed amended wording of condition 5 is:

“The floorspace comprised in the retail warehousing shall be used only for the retail sale
and ancillary storage of the items listed below and for no other purpose, including any
other purpose in Class Al of the Schedule to the Planning (Use Classes) Order (NI)
2015.

a) DIY materials, products and equipment.

b) Garden materials, plant and equipment.

c¢) Furniture and soft furnishing, carpets and floor coverings and electrical goods.

d) Optometry and audiology products and equipment including spectacles,

contact lenses and hearing aids. (Retail Warehouse Unit 7a only)

e) Such other items as may be determined in writing by the Planning Service as generally
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6.9

6.10

6.11

6.12

6.12

6.13

falling within the category of “bulky goods”

The variation of condition 5 is to amend the type of goods that are permitted to be sold
from unit 7a to include optometry and audiology products and equipment. This to facilitate
the relocation of Specsavers from the shopping centre to unit 7a due to their lease
expiring in January 2025. The variation of the condition to include optometry and
audiology products and equipment would relate only to unit 7a ensuring that only
businesses of an opticians and audiology use would be permitted into these premises,
with all other units remaining as approved.

It is noted that the bulky goods restriction has already been removed at Unit 7a on
previous approval LA04/2019/2007/F for a change of use from Al (bulky goods) retail to
a café/restaurant. This permission has not been enacted and the unit is currently vacant.

The proposal would support the relocation of Specsavers from Connswater Shopping
Centre (District Centre) to the adjacent Retail Park (outside District Centre). Policies
RET1 (Establishing a centre hierarchy) and RET2 (Out of centre Development) of the
Plan Strategy apply. Policy RET 2 states that the sequential approach directs
development to the town centre before considering an edge of centre site and that
preference will be given to edge of centre land before considering an out of centre site.

A sequential test and supporting information have been provided by the agent and the
information is summarised below:

e The existing lease for Specsavers ends in 2025

e Trading hours restricted in Shopping Centre not allowing customers to make
appointments after 6pm

e The existing store serves more than 30,000 customers in surrounding postcodes
which represents a third of the relevant population

¢ The offer includes an audiology service which has limited obtainability from other
providers in the area.

o The new unit will allow the business and jobs to be retained within the local area
The proposal involves substantial investment

¢ Retail sales accounts for just half floorspace and the relocation is not considered
detrimental to the vitality and visibility of Connswater District Centre.

e Three independent opticians have been shown within the vicinity on a map,
however, none offer audiology unlike Specsavers.

e Audiology is required to meet the needs of the local population with the
demographic in the locality aging.

e A preference would be to remain within the existing District Centre, however,
there are no suitable available units which are available and a suitable size.

The Planning Service’s Plans and Policy Unit has been consulted on the application; they
note that the applicant has not fully considered the sequential test as Holywood town
centre and Kings Square local centre have been left out. The agent has been made
aware of this and is in the process of gathering the information — officers will provide a
verbal update on this issue at the Committee meeting.

Notwithstanding, Kings Square is approximately 2.2 miles from Connswater District
Centre and Holywood is over 4 miles. The applicant states that the identified premises of
Unit 7a will provide a specialised audiology service which is lacking within the area. It
appears to officers that there are three audiologists in the area with the closest being the
Hearing Partnership which is approximately 0.4 miles from the site and Hidden Hearing,
which is 1.1 miles away. In the planning balance, given that the proposal would provide a
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6.14

6.15

public service to the more localised area, that the proposal is not for general retail sales
and that the retail use would be restricted as such, the unit is considered an appropriate
and acceptable site which will support the needs of the local community. A condition will
be required which ensures that an appropriate element of the floorspace is dedicated to
the audiology services provision, given that this is part of the reasoning for departure
from policy.

There are no proposed external design changes, any signage proposals should be
subject to a separate advertisement consent application.

It is considered that sufficient car parking is provided within the existing parking to the
front and rear of the site. The variation of condition 5 does not conflict with car parking
provisions within Parking Standards.

7.0

Recommendation

7.1

7.2

Having regard to the development plan and other material considerations, the proposal is
considered acceptable. It is recommended that planning permission is granted subject to
conditions. Delegated authority is sought for the Director of Planning and Building Control
to finalise the wording of conditions.

The variation of condition will create a new standalone planning permission and it will be
necessary to repeat the conditions on the original permission.

DRAFT CONDITIONS:

1. The floorspace comprised in the retail warehousing shall be used only for the retail sale

and ancillary storage of the items listed below and for no other purpose, including any
other purpose in Class Al of the Schedule to the Planning (Use Classes) Order (NI) 2015.
a) DIY materials, products and equipment.

b) Garden materials, plant and equipment.

¢) Furniture and soft furnishing, carpets and floor coverings and electrical goods.

d) Optometry and audiology products and equipment including spectacles, contact lenses
and hearing aids. (Retail Warehouse Unit 7a only)

e) Such other items as may be determined in writing by the Planning Service as
generally falling within the category of “bulky goods”

Reason: To control the nature, range and scale of the commercial activity to be carried
out at this location

[Condition to be finalised in relation to ensuring an appropriate element of the floor space
is used for audiologist purposes].

Reason: The retail unit is outside the District Centre and non-bulky goods retail sales has
only been allowed because the proposal includes audiology services to the public.

INFORMATIVES:

This decision relates to the following approved drawing numbers: 01, 02, 04

Please make sure that you carry out the development in accordance with the approved plans
and any planning conditions listed above. Failure to do so will mean that the proposal is
unauthorised and liable for investigation by the Council’s Planning Enforcement team. If you
would like advice about how to comply with the planning permission, you are advised to the
contact the Planning Service at Belfast City Council at planning@belfastcity.gov.uk.
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ANNEX

Date Valid 05/04/2023
Date First Advertised 12/05/2023
Date Last Advertised N/A

Details of Neighbour Notification (all addresses)

1 CONNSWATER LINK, BALLYMACARRET, BELFAST BT5 4AF

328-338 ALBERTBRIDGE ROAD, BALLYMACARRET, BELFAST, BT5 4GX

356 ALBERTBRIDGE ROAD, BALLYMACARRET, BELFAST, BT5 4GX

367 NEWTOWNARDS ROAD, BALLYMACARRET, BELFAST, BT4 1AJ

369 NEWTOWNARDS ROAD, BALLYMACARRET, BELFAST, BT4 1AJ

310 ALBERTBRIDGE ROAD, BALLYMACARRET, BELFAST, BT5 4GX

CONNSWATER RETAIL PARK, 1 CONNSWATER LINK, BALLYMACARRET, BELFAST
CONNSWATER RETAIL PARK, 2 CONNSWATER LINK, BALLYMACARRET, BELFAST
CONNSWATER RETAIL PARK, 4 CONNSWATER LINK, BALLYHACKAMORE, BELFAST
CONNSWATER RETAIL PARK, UNIT 14 EAST BREAD STREET, BALLYHACKAMORE
BELFAST
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Agenda Item 5i

Development Management Officer Report
Committee Application

Summary

Committee Decision Date: 29 June 2023

Application ID: LA04/2023/2567/F & LA04/2023/2539/LBC

Proposal: Location:

Proposed refurbishment of the existing sports Campbell College Belmont Road, Belfast BT4 2ND
buildings located North of main school building. All
retained buildings will be re-clad with replacement
roof finishes and introduction of PV panels on the
roofs. Works include landscaping and courtyard
development.

Referral Route: Major Application
Recommendation: Approval subject to conditions
Applicant Name and Address: Agent Name and Address:
Mr K Wilson Mr B Moore
Campbell College TODD Architects
Belmont Road 2" Floor Titanic House
Belfast BT4 2ND 6 Queens Road
Belfast

Executive Summary:

This application seeks full permission for the proposed refurbishment of the existing sports buildings
located North of the main school building. All retained buildings are to be re-clad with replacement roof
finishes and the introduction of PV panels on the roofs. Works to include landscaping and courtyard
development.

The key issues are:

Principle of development

Demolition

Design

Built heritage

Climate change

Access and parking

Drainage and Waste-Water Infrastructure
Noise, odour and other environmental impacts
Trees and landscaping

Ecological issues

Statutory Consultees offered no objections subject to conditions and no representations have been
received.

Having regard to the development plan and other material considerations, the proposal is considered
acceptable. It is recommended that planning permission is granted subject to conditions.

Delegated authority is sought for the Director of Planning and Building Control to finalise the conditions and
deal with any other matters which may arise.
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1.0 Drawings

Site Location Plan
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Proposed floor plan
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2.0

2.1

2.2

Characteristics of the Site and Area

The application site measures approximately 0.38ha and is located north of the main
school building at Campbell College, Belfast, adjacent to the existing rugby pitch. The
existing Sports Building, to which this application refers, was built in 1971 and is a large red
brick building with courtyard area to the side entrance, sports hall, swimming pool, gym,
teaching rooms and associated plant. The main school building at Campbell College is a
Grade B1 Listed Building, as well as the Gate House.

The site is within the development limits of Belfast in BUAP, and both versions of Draft
BMAP. The site is unzoned whiteland within BUAP; unzoned whiteland but also within the
‘Campbell / Ormiston Local Landscape Policy Area’ (BT 096) and just outside ‘Campbell
College & Ormiston Site of Local Nature Conservation Importance’ (BT084/11) in Draft
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Belfast Metropolitan Area Plan 2015 (BMAP)

3.0 | Description of Proposed Development

3.1 | Full planning permission and Listed Building Consent are sought for the “Proposed
refurbishment of the existing sports buildings located North of main school building. All
retained buildings will be re-clad with replacement roof finishes and introduction of PV
panels on the roofs. Works include landscaping and courtyard development.”

3.2 | The existing sports buildings are divided into three elements with a swimming pool building;
squash courts and sports hall. Changing facilities and circulation space connect all three.
The existing swimming pool building initially will be redeveloped into a fithess suite with
demolition works involved. The second phase will cover the redevelopment of the old
squash courts, boiler room and demolition of the existing central accommodation. This will
create a new gymnastics space, climbing wall and changing facilities. The third phase will
be the refit of the existing sports hall with new finishes, storage space and high level
windows for natural daylighting.

4.0 | Planning Assessment of Policy and Other Material Considerations

4.1 | Development Plan — operational policies
Belfast Local Development Plan, Plan Strategy 2035

4.2 | Development Plan - zoning, designations and proposals maps
Belfast Urban Area Plan (2001) BUAP
Draft Belfast Metropolitan Area Plan 2015 (v2004)
Draft Belfast Metropolitan Area Plan 2015 (v2014)

4.3 | Regional Planning Policy
Regional Development Strategy 2035 (RDS)
Strategic Planning Policy Statement for Northern Ireland (SPPS)

4.4 | Other Policies
Belfast Agenda

4.5 | 4.5 Relevant planning history
There is no recent relevant planning history on the site. Since this proposal falls under the
category of Major Development, Pre Application Community Consultation was carried out
under the planning reference LA04/2022/1747/PAN. The PACC report states that a
number of school staff attended the public event as well as one member of the public.
Feedback given was positive.

5.0 | Consultations and Representations

5.1 | Statutory Consultees

DFI Roads Service — No objection

NI Water — No objection

DfC Historic Environment Division (HED) Historic Monuments — No objection
Dfl Rivers Agency — No objection

DAERA Water Management Unit — No objection subject to conditions
DAERA Natural Environment Division — No objection

DAERA Regulation Unit — No objection subject to conditions
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5.2

5.3

5.4

6.0

6.1

6.2

6.3

6.4

6.5

6.6

6.7

Non Statutory Consultees

BCC Landscape and Development - No objection

BCC LDP Environment — Issues raised

BCC Trees and Landscape — No objection subject to conditions
BCC Environmental Health — No objection

Whilst consultees may have referred to the no longer extant Planning Policy Statements in
their consultation responses, the substance of those policies remains sufficiently similar in
the Plan Strategy so as not to require the consultees to re-evaluate the proposal in the
context of the Plan Strategy. Additional consultation has been carried out with Plans and
Policy Team following adoption of the Plan Strategy and receipt of the Plan Strategy
Statement.

Representations
The application has been neighbour notified and advertised in the local press. No written
representations have been received.

Planning Assessment
Development Plan Context

Section 6(4) of the Planning (Northern lIreland) Act 2011 states that in making any
determinations under the Act, regard is to be had to the local development plan, and the
determination must be made in accordance with the plan unless material considerations
indicate otherwise.

Section 45(1) of the Act states that in determining planning applications, the Council must
have regard to the local development plan, so far as material to the application, and to any
other material considerations.

The Belfast Local Development Plan (LDP) when fully completed will replace the Belfast
Urban Area Plan 2001 as the statutory Development Plan for the city. The Belfast LDP will
comprise two parts. Part 1 is the Plan Strategy, which contains strategic and operational
policies and was adopted on 02 May 2023. Part 2 is the Local Policies Plan, which will
provide the zonings and proposals maps for Belfast and has not yet been published. The
zonings and proposals maps in the Belfast Urban Area Plan 2001 remain part of the
statutory local development plan until the Local Policies Plan is adopted.

Operational policies — the Plan Strategy contains a range of operational policies relevant
to consideration of the application. These are listed in the report.

Proposals Maps — until such time as the Local Policies Plan is adopted, the Council must
have regard to the land-use zonings, designations and proposals maps in the Belfast
Urban Area Plan 2001, both versions of the draft Belfast Metropolitan Area Plan (v2004
and v2014) (draft BMAP 2015) and other relevant area plans. The weight to be afforded to
these proposals maps is a matter for the decision maker. It is considered that significant
weight should be given to the proposals map in draft BMAP 2015 (v2014) given its
advanced stage in the development process, save for retail policies that relate to
Sprucefield which remain contentious. The relevant zonings/designations are set out
below.

dBMAP (v2004)

In dBMAP (v2004) the site is within the Belfast Metropolitan/Settlement Development Limit.
The site falls with a Local Landscape Policy Area (BT 114 Campbell/Ormiston) and Site of
Local Nature Conservation Importance’ (BT102/11 Campbell College and Ormiston).
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6.8

6.9

7.0

8.0

8.1

dBMAP2015 (v2014)

In dBMAP (v2014) the site is within the Belfast Metropolitan/Settlement Development Limit.
It is unzoned whiteland but within the ‘Campbell / Ormiston Local Landscape Policy Area’
(BT 096) and just outside ‘Campbell College & Ormiston Site of Local Nature Conservation
Importance’ (BT084/11).

BUAP
Within the BUAP and the site is unzoned whiteland.

Relevant Planning Policies

Policy SP2 — Sustainable development

Policy SP3 — Improving health and wellbeing

Policy SP4 — Community cohesion and good relations
Policy SP5 — Positive placemaking

Policy SP6 — Environmental resilience

Policy SP7 — Connectivity

Policy SP8 — Green and blue infrastructure network

Policy SD1 — Settlement hierarchy

Policy DES2 - Masterplanning approach for major development
Policy BH1 - Listed buildings
POlicy CI1- Community Infrastructure

Policy GB1 — Green and Blue Infrastructure

Policy ENV1 — Environmental Quality

Policy ENV2 - Mitigating environmental change
Policy ENV3 — Adapting to environmental change
Policy ENV4 — Flood Risk

Policy ENV5 — Sustainable drainage systems (SuDS)
Policy TRE1 - Trees

Policy NH1 — Protection of natural heritage resources

Policy TRAN8 — Car parking and servicing arrangements

Policy LC1 - Landscape
Policy LC1C — Local Landscape Policy Areas

Key issues
The key issues to be considered in the assessment of this application are:

Principle of development

Demolition

Design

Built heritage

Climate change

Access and parking

Drainage and Waste-Water Infrastructure
Noise, odour and other environmental impacts
Trees and landscaping

Ecological issues
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8.2
8.3

8.4

9.0
9.1

9.2
9.3

9.4
9.5

9.6

Additional Information

Officers have requested that the applicant provides a “Plan Strategy Statement” that sets
out how the proposal complies with the relevant policies in the Plan Strategy. Where the
proposal does not meet the policy requirements, the applicant was asked to either modify
the proposal or justify why they are not proposing to change the proposal.

The applicant has subsequently provided a Plan Strategy Statement, which assesses the
proposal against the relevant Plan Strategy policies and concludes that the proposed
scheme accords with the plan strategy.

Principle of development

Policy CI1 of the Plan Strategy highlights that planning permission will be granted for the
provision of new and improved community infrastructure (which includes education
facilities) at appropriate and accessible locations within the urban area, subject to the
nature and location of any proposals. The principle of development of this use in this
location has already been established through its current use as an educational facility and
the redevelopment of the sports facilities will enhance Campbell College’s infrastructure at
this location. The principle of the proposal aligns with CI1 of the Plan Strategy.

Demolition

A survey of the existing sports building for Campbell College, Belfast, revealed that it is
nearing the end of it's useful, cost effective and maintainable life. The accompanying DAS
states “part of the existing building is beyond its serviceable life, is environmentally
inefficient and is cost prohibitive to refurbish to modern standard”, whilst the Plan Strategy
Statement confirms “The pool building sits vacant while the changing facilities and sports
hall are nearing the end of their life, requiring significant energy to run.” Some demolition
works are proposed, whilst aiming to reuse the existing structure, therefore the proposal is
in line with Policy ENV2 (Mitigating Environmental Change).

Design

The proposed building will result in a contemporary design but replicates the existing
building in terms of scale, form and massing. It is sited on the same building footprint
reusing much of the existing structure. The development is proposed to take place in 3
phases. 1st phase will be the existing upgrade of the pool building into a new purpose
made gym & fitness suite with level access. Phase 2 will be the redevelopment of the
existing squash courts and boiler room into new classrooms, climbing wall, gymnasium
hall, new link foyer and changing support accommodation. Part of the existing building will
be demolished during this phase. Final phase 3 will be the upgrade to the existing sports
hall. All retained buildings will be re-clad with replacement roof finishes and introduction of
PV panels on the roofs. Immediate landscaping and courtyard development will complete
the works involved.

The height, scale and massing are typical of the type of development proposed, an
educational facility. The heights of the three elements will increase slightly due to new
cladding, namely clear polycarbonate cladding, and rainscreen cladding in grey tones. The
building can be accessed via two entrances, as well as a number of secondary level
accesses. There is a central courtyard leading to the two main entrances in the centre of
the building, one area covered in 3 temporary white canopies, a contemporary design
feature. The proposed scale, massing and design of this functional building given its reuse
of much of the building fabric and established use are considered acceptable for the site
and the surrounding area. DES 2 of the Plan Strategy requests a master plan for all major
development as part of a wider site development, whilst a masterplan has not been
specifically provided, details contained with the DAS advises on the requirements set out in
DES 2 and on balance is considered to comply with this element of the Plan Strategy.
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Built heritage

The application site is located within the setting of two listed buildings, and therefore HED
Historic Buildings were consulted. The primary policy considerations are set out in Policy
BH1 which provides the policy on works to listed building and development affecting their
setting.

The heights of the three main elements to be retained will increase slightly due to new
cladding being added, and the overall building still sits at a lower height than the
surrounding buildings on campus, as well as using much of the same footprint. The
proposal therefore complies with BH1(b). With respect to BH1(c) the nature of the
proposed use is already established within the listed building itself.

HED responded to consultation initially requesting a Heritage Impact Assessment as well
as clarification on a number of details such as external materials and the proposed PV
panels. Acknowledging the additional information submitted their second response stated
they were supportive of the proposal and suggested repositioning of the PV panels on the
roof plan. An amended roof plan was submitted to address their concerns and they
responded to consultation for both the full application and accompanying listed building
consent with no objections. The proposal therefore is considered acceptable with regard to
policy BH1 (a, d and e) requirements in relation to the setting of the listed buildings.

Climate change

Policy ENV3, (Adapting to environmental change) states that planning permission will be
for development that incorporates measures to adapt to environmental change, in order to
support sustainable and enduring development. The Plan Strategy Statement outline show
overheating within the space has been minimized through “low E” glazing, and if
necessary, solar control glass can be provided to the curtain walling to reduce heat gain.
MVAC units are also required to ensure a comfortable environment is maintained within the
gym area. BCC LDP Environment acknowledged the climate adaption measures detailed in
terms of glazing, but requested more detail on how the proposal has considered extreme
weather events and has integrated passive design/green infrastructure measures.

The Agent forwarded the NBS specification highlighting all energy performance targets for
each element of the proposal including glazing. Green measures proposed include
sourcing and using timber from sustainable forests, high quality insulation, airtightness of
key junctions to reduce heat loss, sensor taps to reduce water consumption, and electrical
lights on motion reducing electrical usage and demand. Therefore, on balance the
proposal complies with Policy ENV3 in terms of climate change.

Access and Parking

There are no proposed changes to carparking or movement around the campus with the
site accessed from the existing vehicular access. The development if approved will also not
result in an increase in student intake. Dfl Roads Service has considered the proposed
development and raise no objection under the now defunct PPS 3. The policies contained
within the new LDP Strategy are sufficiently similar to not require them to re-evaluate the
proposal in the context of the Plan Strategy. The proposal complies with Policy TRANS.

Drainage and Waste-Water Infrastructure

Policy ENV5, Sustainable drainage systems (SuDS), seeks that all built development
should, where appropriate, include SUDS measures to manage surface water effectively.
Whilst BCC LDP Environment raised concerns at the lack of SuDS proposed the Agent for
the application confirmed the proposed design strategy will reduce the impact of the roof
drainage run off by reintroducing a central open landscape courtyard which will reduce the
previous hard surfaces. Due to the building’s location and constraints to all sides of the
building, larger attenuation or other measures could not be adopted. Finally, the gutter
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sizes have been increased to accommodate climate change as a good practice
conversation measure. Therefore, on balance the proposal complies with Policy ENV5.

DAERA Water Management Unit cited concern over the potential impact on sewage
loading to Belfast waste water treatment works (WWTW). However, NI Water have
confirmed that there is available capacity within the WWTW and as such no objection is
raised.

Dfl Rivers has considered the proposed development and raise no objection under the now
defunct PPS 15. The policies contained within the new LDP Strategy are sufficiently similar
to not require DFI Rivers Agency to re-evaluate the proposal in the context of the Plan
Strategy. The proposal complies with Policies ENV3, ENV4 and ENV5.

Noise, odour and other environmental impacts

BCC Environmental Health offer no objection to the proposal which is considered
acceptable with regard to other environmental considerations such as land contamination,
noise and air quality. DAERA Regulation Unit responded with no objection to the proposal
and suggested conditions to be included should approval be granted relating to the
submission of a remediation strategy and subsequent verification report relating to any
remediation works carried out, should a risk of contamination be encountered.

Trees and landscaping

The proposed site is adjacent to a large number of existing mature trees, a number of
which are afforded protection under Tree Protection Order (TPO). To facilitate the
proposal some self-seeded trees which are not protected by the TPO are required to be
removed adjacent to the existing swimming pool building. On consultation with the
Council’s Tree Officer they stated these are competing within more dominant TPO trees,
however to compensate for their loss it was suggested a landscaping plan should be
submitted and agreed in writing prior to any works commencing on site. The proposal
complies with Policy TRE1.

The site is located just outside ‘Campbell College & Ormiston Site of Local Nature
Conservation Importance’ (BT084/11) and within ‘Campbell / Ormiston Local Landscape
Policy Area’ (BT 096). Policy LC1, Landscape, of the Plan Strategy seeks to protect and,
where appropriate, restore or improve the quality and amenity of the landscape subject to
meeting a number of criteria which include the protection and enhancement of the
landscape and visual character of the area; the protection of built, natural and cultural
features, their views and settings; the sensitivity of the landscape and its capacity to
accommodate development without adversely impacting on the landscape character.
Policy LC1C, LLPAs, of the Plan Strategy states that in addition to complying with criteria
set out in Policy LC1 development proposals that have a significant adverse impact on the
amenity, character, environmental quality or natural, built & cultural heritage features.

BCC Landscape and Development team stated the development is unlikely to have a
significant adverse effect on the quality, character or features of interest of the LLPA. They
are of the opinion that the proposals for the redevelopment of the sports building are
sympathetic to the existing context. As the development seeks to ‘repurpose’ the existing
building layout, and incorporated into the existing school setting there will be no significant
adverse landscape or visual impact. The proposal therefore complies with policies LC1 and
LC1C.

Ecological issues

The proposed site is just outside ‘Campbell College & Ormiston Site of Local Nature
Conservation Importance’ (BT084/11) in Draft BMAP and hence DAERA NED were
consulted. They raised no concern regarding the proposed development having a
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significant impact on natural heritage interest under the now defunct PPS 15. The policy
contained within the new LDP Strategy is sufficiently similar to not require DAERA NED to
re-evaluate the proposal in the context of the Plan Strategy. The proposal complies with
Policy NH1.

10.0

Recommendation:

Having regard to the development plan and other material considerations, the proposal is
considered acceptable. It is recommended that planning permission is granted subject to
conditions.

Delegated authority is sought for the Director of Planning and Building Control to finalise
the conditions and deal with any other matters which may arise.

11.0

Draft Conditions:

1. The development hereby permitted must be begun within five years from the date of this
permission.

Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011

2. All trees and planting within the site shall be retained unless shown on the approved
drawings as being removed. Any retained trees or planting indicated on the approved
drawings which become seriously damaged, diseased or dying, shall be replaced during
the

next planting season (October to March inclusive) with other trees or plants of a location,
species and size to be first approved in writing by the Council.

Reason: In the interests of visual amenity

3. Prior to any work commencing all protective barriers (fencing) and ground protection is
to be

erected or installed as specified in British Standard 5837: 2012 (section 6.2) on any trees /
hedging to be retained within the site and must be in place before any materials or
machinery are brought onto site for demolition, development or soil stripping. Protective
fencing must remain in place until all work is completed and all associated materials and
equipment are removed from site.

Reason: To ensure the protection of, and to ensure the continuity of amenity afforded by
any
existing trees to be retained within the site and on adjacent lands.

4. No development (site clearance, site preparation, demolition and the formation of
foundations and trenches) shall commence on site unless a soft landscaping scheme has
been submitted to and approved in writing by the Council. The scheme shall include details
of all trees, hedgerows and other planting which are to be proposed - details to include
planting locations, species choice and planting size.

Reason: In the interests of the character and appearance of the area.

5. No storage of materials, parking of vehicles or plant, temporary buildings, sheds, offices
or

fires within the RPA of trees within the site and adjacent lands during the construction
period.
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Reason: To avoid compaction within the RPA.

6. If during the development works, new contamination or risks are encountered which
have not previously been identified, works should cease and the Council shall be notified
immediately. This new contamination shall be fully investigated in accordance with the
Land Contamination: Risk Management (LCRM) guidance. In the event of unacceptable
risks being identified, a Remediation Strategy shall be agreed with the Council in writing,
and subsequently implemented and verified to its satisfaction. This strategy should be
completed by competent persons in accordance with the Land Contamination: Risk
Management (LCRM) guidance.

Reason: Protection of environmental receptors to ensure the site is suitable for
use.

7. After completing the remediation works under Condition 6 and prior to occupation of the
development, a Verification Report needs to be submitted in writing and agreed with
Planning Authority. This report should be completed by competent persons in accordance
with the Land Contamination: Risk Management (LCRM) guidance. The Verification Report
should present all the remediation and monitoring works undertaken and demonstrate the
effectiveness of the works in managing all the risks and achieving the remedial objectives.

Reason: Protection of environmental receptors to ensure the site is suitable for use.

ANNEX

Date Valid

23 January 2023

Date First Advertised

10t March 2023

Date Last Advertised

(as above)

Details of Neighbour Notification (all addresses)

None

Date of Last Neighbour Notification N/A

Date of EIA Determination N/A
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