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(f) LAO04/2023/4215/F - Proposed 3no. residential apartments blocks (19no. Cat
1 Elderly apartments and 2no. Wheelchair apartments, 21 units in total)
Associated car parking, site works and landscaping. - 141-147 Upper
Dunmurry Lane (Pages 17 - 36)






Agenda Iltem 4e

Development Management

Committee Report

Summary
Application ID: LA04/2024/0574/F Committee Date: 27" June 2024
Proposal: Location:
Proposed temporary nursery and primary Lands adjacent and east of No.44 Montgomery
school, soft play area, access, parking, Road, Belfast BT6 9HL
landscaping, and ancillary site works

Referral Route: At the discretion of the Director of Planning and Building Control under
paragraph 3.8.7 of the scheme of delegation.

Recommendation: Approval subject to conditions

Applicant Name and Address: Agent Name and Address:
Bunscoil na Seolta Lauren Coulter (Rolston/Bell)
84 Glenmachan Road 181 Templepatrick Road
Belfast Ballyclare

Executive Summary:

This application relates a site located on land adjacent and east of No.44 Montgomery Road. The
area is of a mixed use comprising of different uses ranging from a leisure centre, police station,
retail, commercial and industrial uses and housing to the south adjacent to the Montgomery Road.

Full planning permission is sought for a temporary nursery and primary school, soft play area,
access, parking, landscaping and ancillary site works.

The key issues for consideration of the application are set out below.

Principle of a school/nursery at this location
Loss of employment land

Provision of community infrastructure
Design and placemaking

Impact on amenity

Climate change

Open space

Access and transport

Environmental protection

Natural Heritage

Flood risk and drainage
Waste-water infrastructure

In the planning balance, it is considered that the benefits of the proposal in terms of providing a
community and educational use outweigh the conflict with the Development Plan, namely the
temporary loss of employment land. A three-year temporary approval is proposed to allow
employment land requirements to be reviewed at that time. On balance, these benefits outweigh
the relatively small loss of zoned employment land for a temporary period.

No objections have been received from statutory consultees. The Council’s Environmental Health
service and Dfl Roads raise no objections.
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Two objections have been received and 9 letters of support has also been received which are
detailed in the main report.

Recommendation

Having regard to the Development Plan and material considerations, and in the planning balance,
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 the conditions deal with any other issues that arise, including those raised in the further
consultation responses.
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DRAWINGS AND IMAGERY

Site Location Plan:

Site Layout / Block Plan
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1.0

Characteristics of the Site and Area
The site is located on land adjacent and east of No.44 Montgomery Road. The area is of
mixed use comprising of different uses ranging from a leisure centre, police station,
commercial and industrial uses and housing to the south adjacent to the Montgomery
Road. Adjacent to the site are industrial and commercial uses to the north, east and west
of the site and residential to the south.

The site has been cleared and consists of a hard flat surface with no buildings.
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1.1 Description of Proposed Development
The proposed development is for a temporary nursery and primary school, soft play area,
access, parking, landscaping, and ancillary site works.
There is an extant planning permission on the site, LA04/2020/1211/F which was granted
on 7 March for a mixed-use regeneration scheme involving: demolition of vacant buildings
Hughes Christensen site; erection of 8No Class B2 (light industrial) and Class B4
(storage/distribution) unit; extension to, and subdivision of existing supermarket building
to form 4no. Class B4 units (existing retail to be discontinued); erection of replacement
supermarket; provision of new accesses from Montgomery Road and Castlereagh Road;
road improvements; car parking, landscaping and associated site works. (Lynas Food
Outlet building to be retained).
Several discharge of condition application shave been submitted for this permission with
the permission being implemented. A Section 76 planning agreement exists as part of
the planning permission, it does not restrict permissions for temporary proposals.
The proposed school/nursery will result in a portion of the above approval not being built
out for a temporary period but does not restrict the remainder of the site will be built out
as per LA04/2020/1211/F.

2.0 RELEVANT PLANNING HISTORY
LA04/2020/1211/F

2.1 Mixed-use regeneration scheme involving: demolition of vacant buildings Hughes
Christensen site; erection of 8No Class B2 (light industrial) and Class B4
(storage/distribution) unit; extension to, and subdivision of existing supermarket building
to form 4no. Class B4 units (existing retail to be discontinued); erection of replacement
supermarket; provision of new accesses from Montgomery Road and Castlereagh
Road; road improvements; car parking, landscaping and associated site works. (Lynas
Food Ouitlet building to be retained).
Decision: Permission Granted
Date: 07.03.2022
Y/2014/0227/F

2.2 Proposed change of use to Class B4 storage or distribution with associated
trade counter/cash and carry sales, minor alterations/extension, realigned car parking,
landscaping and all other associated works (Amended Plans)
Address: Former Hughes Christensen Site, Montgomery Road, Castlereagh, Belfast,
BT6
Decision: Permission Granted
Decision Date: 01.12.2014

3.0 PLANNING POLICY

3.1 Development Plan — operational policies

Belfast Local Development Plan, Plan Strateqy 2035

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 SD2 — Settlement Areas
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3.2

3.3

3.4

3.5

Policy DES1 — Principles of urban design
Policy CI1 — Community infrastructure

Policy EC1 — Delivering inclusive economic growth
Policy EC4 — Loss of employment land

Policy TRAN2 — Creating an accessible environment
Policy TRANG6 — Access to public roads

Policy TRAN8 — Car parking and servicing arrangements
Policy TRAN 10- Design of car parking

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 HC1 — Promoting healthy communities

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

Policy TRE1 — Trees

Policy NH1 — Protection of natural heritage resources

Supplementary Planning Guidance
Placemaking and Urban Design
Sustainable Urban Drainage Systems
Transportation

Loss of zoned employment land

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

Other Material Considerations
Developer Contribution Framework (2020)
Belfast Agenda (Community Plan)

4.0

4.1

CONSULTATIONS AND REPRESENTATIONS

Statutory Consultees

Dfl Roads — No objections, subject to conditions.
Dfl Rivers — No objection, content that the development is an exception to policy.
DAERA — No objections.

NI Water — No objections.
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4.2

4.3

4.4

4.5

4.6

Non-Statutory Consultees

Environmental Health — No objections, subject to conditions.

Planning Service Plans & Policy team — advises that the proposal is contrary to
policy.

Representations

The application has been advertised in the newspaper and neighbours notified.

Nine letters of support have been received including support from Queen’s University
Belfast which includes four signatures from the Centre for Language Education
Research. Support has also been received from the Council for Integrated Education
and elected representatives and members of the public. The letters of support make
the following points:

e Meets the need for an Irish Medium School in this area and it is the first of its
kind, being an integrated school delivered through the medium of Irish;

¢ The changing nature of land use in the area means that there is a need for more
community infrastructure, there is oversubscription of the surrounding integrated
schools;

e It will create an inclusive and collaborative environment across communities;

¢ Aligns with the broader goals of community development and social integration,
creating a space where children from diverse background can learn together,
develop mutual respect, and build lasting friendships;

o Expressions of interest collected by the school clearly demonstrate demand
within the area for integrated Irish-medium provision, and so this proposal will
meet this demand

¢ QUB have stated that there is a large body of empirical research that finds
numerous cognitive and social-emotional benefits associated with child
bilingualism;

e The work of Tura and Scoil ha Seolta committee in their development of Scoil na
Seolta will enable greater access to bilingualism and its benefits, alongside the
continued development of cross-community relations;

e Strengthen community relations;

e Creates employment.

Two objections have been received from a local resident and from an elected
representative, raising the following concerns.

Loss of employment land;

Incompatible land use;

Insufficient transport infrastructure;

Parking concerns;

Lack of demonstrated need;

Alternative Site considerations;
Sustainability considerations;

Ecological Impact Assessment requirement.

Matters relating to the above concerns are addressed within the main assessment in
the report. There is no evidence that the proposal would adversely affect the amenity of
local people in land-use planning terms.
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4.7 Dfl Roads have offered no objections with regards to the transport infrastructure taking
account of concerns about parking concerns and traffic generation within the area that
would result of the development.

4.8 There has been a consultation with DAERA who offers no objection to the development;
therefore all ecological requirements have been met.

5.0 PLANNING ASSESSMENT
Main Issues

5.1 The main issues relevant to consideration of the application are set out below.

e Principle of a school/nursery at this location
e Loss of employment land

e Provision of community infrastructure
e Design and placemaking

e Impact on amenity

¢ Climate change

e Access and transport

¢ Environmental protection

¢ Natural Heritage

¢ Flood risk and drainage

e Waste-water infrastructure

5.2 Development Plan Context

5.3 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.

5.4 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.

5.5 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
(“Departmental Development Plan”) remain part of the statutory local development plan
until the Local Policies Plan is adopted.

Operational Polices

5.6 The Plan Strategy contains a range of operational policies relevant to consideration of

the application. These are listed above.
Proposals Maps
5.7 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,
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5.8

5.9

5.10

511

5.12

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.

Belfast Urban Area Plan 2001 - the application site is located within a simplified
planning zone.

Belfast Metropolitan Area Plan 2015 (2004) — the application site is zoned as an area
of Existing Employment/Industry under designation MCH 13.

Belfast Metropolitan Area Plan 2015 (v2014) — the site is zoned as an area of Existing
Employment under designation MCH 10.

Principle of the proposed uses

In the BUAP 2001, the site is located on un-zoned “white land”. There is a simplified
planning zone (black square) to the west. Inthe 2014 version of dBMAP the site is located
on land zoned as existing employment (see Figure 1 below, pink shading) with an arterial
route to the northeast and protected route to the southeast of this application site.
Acceptable uses on existing employment areas, except where otherwise specified in
individual zonings, include Class Bl: Business (a) Office (b) as a call centre (c) for
research and development, Class B2: Light Industrial Class B3: General Industrial Class
B4:Storage and distribution.

The principle of a proposed nursery and school is contrary to the zonings in both versions
of draft BMAP 2015.

NG
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Figure 1: BUAP 2001 and dBMAP 2015 (v2004) proposals maps
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5.13

5.14

5.15

5.16

517

5.18

5.19

Loss of zoned Employment Land

The application is zoned for employment land within both versions of draft BMAP.
Policy EC4 - Loss of Zoned employment land

This policy states that zoned employment areas will be retained in employment use and
will be the focus of economic regeneration and development opportunities likely to come
forward during the plan period. Only in exceptional circumstances will the loss of zoned
employment land be considered acceptable.

The Strategic Planning Policy Statement for Northern Ireland was published in September
2015. Paragraph 6.89 states:

‘It is important that economic development land and buildings which are well located and
suited to such purposes are retained so as to ensure a sufficient ongoing supply.
Accordingly, planning permission should not normally be granted for proposals that would
result in the loss of land zoned for economic development use. Any decision to reallocate
such zoned land to other uses ought to be made through the LDP process. While the
same principle should also apply generally to unzoned land in settlements in current
economic development use (or land last used for these purposes); councils may wish to
retain flexibility to consider alternative proposals that offer community, environmental or
other benefits, that are considered to outweigh the loss of land for economic development

use.
The proposal is in conflict with paragraph 6.89 of the SPPS.

Part a) of EC4 states that the ‘“the proposed use is complementary to the primary
employment use of the area, providing a small scale-ancillary service to meet the day-to-
day needs of local employees, subject to compliance with other plan policies”. The
proposal is contrary to this part of the policy.

Regarding the above, the Supplementary Planning Guidance document titled “Loss of
zoned employment land” states at para 3.1.1 that there are a limited humber of non-B
uses which could be considered acceptable on employment sites as they would provide
a service to employees and their clients and contribute to the efficiency of the employment
site. Examples of these include open space, public realm, leisure such as a gym, food,
drunk uses and childcare facilities. The absence of such facilities in an employment area
can increase travel demand and make the areas less attractive to employers and
employees.

Whilst this is not an exhaustive list, it does not make reference to uses such as childcare
and therefore the consideration of this use can be considered to support an area of zoned
employment land. The proposal is approximately 150m from an existing community use
at Lisnasharragh Leisure Centre and Clonduff Community Centre. This demonstrates
that although the proposal is to be located on existing employment land, that the
immediate area is complemented by existing community uses, demonstrating that a
temporary approval for a nursery and school would to a degree compliment the
surrounding area.

Part b) of Policy EC4 states that “the proposal would not prejudice the long-term
development of the wider employment area primarily for industrial and business
development. In such cases alternative uses should:
1. Not adversely affect the city’s overall capacity to meet future demand for
employment land,;
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5.20

5.21

5.22

5.23

5.24

5.25

2. Be compatible with existing retained employment uses within their
vicinity; and

3. Demonstrate that there is no likely future demand for employment use on
the site. This would require that it had been actively marketed for B1(b),
B2(c), B3 and b4 uses for a minimum of 18 months.

It is considered that part b) does not apply as the proposal is for a temporary use and
would not prejudice the long-term development of the wider employment area primarily
for industrial and business development. Consistent with the extant permission, future
demand for employment uses on the site exists, this short-term use does not prejudice
this policy objective.

There was an alternative site search taken by the DE and EA that has taken place over
the last two years utilising Land and Property Services (LPS). This is outlined within the
supporting statement submitted by the applicant. The proposed site at Montgomery Road
represented the optimum location due to it being within a viable catchment area, an area
appropriate for the scale of the development, off an arterial route, a brownfield site, does
not require the purchase of land or the demolition of any buildings on site.

The proposal is temporary, and the intention of the applicant remains to find a longer-
term sustainable solution in eat Belfast while at this site, so relocation is inevitable and
can happen in parallel to any temporary approval. Given the size of the site, the proposal
will not adversely affect the city’s overall capacity to meet future demand for employment
land. The landowner can develop the wider mixed use site as envisaged with the recent
planning permission LA04/2020/1211/F and complete the development following the
removal of the proposed school/nursery after the temporary period.

Whilst the proposal is contrary to Policy EC4 and paragraph 6.89 of the SPPS, having
regard to the factors listed above, it is considered that the benefits of the proposal in terms
of providing a community use outweigh the conflict with the Development Plan,
employment zonings in dBMAP and the SPPS. In the planning balance, these benefits
outweigh the relatively small loss of zoned employment land for a temporary period. It is
recommended that the approval is temporary for 3 years rather than the proposed 5
years. This would allow a review of the prevailing employments conditions and if any
impacts have arisen.

Provision of Community Infrastructure

Policy CI1 seeks to protect and provide development opportunities for community, health,
leisure, nurseries and educational facilities based on local need in line with the projected
population growth over the plan period. Planning permission will be granted for the
provision of new and improved community infrastructure at appropriate and accessible
locations within the urban area, subject to consideration of the nature and location of any
proposals.

Further to this, Policy CI1 states that where proposals affect lands specifically zoned for
development for particular uses, such proposals will only be considered where they do
not prejudice the proper planning and sustainable development of the zoned lands. As
this application seeks temporary approval, and for the reasons stated previously, it is
considered that the use of a nursery/school will not prejudice the long the proper develop
and sustainable development of the area zoned for employment.

Nine letters of support have been received to further enhance the need for an Irish
speaking nursery and school within this area of East Belfast.
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5.26

5.27

5.28

5.29

5.30

5.31

5.32

5.33

Design and placemaking

The proposal has been assessed against the SPPS, Creating Places and Policies SP5,
DESL1 of the Plan Strategy. The building is a modular temporary two storey building clad
in coloured composite wall cladding bringing activation to this element of the Montgomery
Road. It is in keeping with the design on the surrounding area. Policies SP5 and DES1
promote good placemaking, high quality design and the importance of proposals
responding positively to local context addressing matters such as scale height, massing,
proportions, rhythm, and materials avoiding any negative impact at street level.

Impact on amenity

It is considered that the proposed building would not result in harmful impact on adjacent
land-uses by way of overlooking, loss of outlook, daylight or sunlight, shadowing or other
impacts. In these regards, the proposal is considered compliant with Policy DES1.

Climate change

Policy ENV2 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. Policy ENV3 states that planning
permission will be granted for development that incorporates measures to adapt to
environmental change. Despite being a temporary modular building, the thermal
elements, i.e., walls, roof, floor, doors and windows are all designed to meet current
building regulation standards for a permanent building. The front elevation of the building
is south facing with glazing to maximise sunlight and natural light to reduce reliance on
artificial lighting. The walls, roof and floor of the modular unit will be fully insulated, this
along with double glazed windows and doors will help to reduce the amount of CO2
generated by the school.

Policy ENV5 states that all built development shall include, where appropriate, SuDs
measures to manage surface water effectively on site, to reduce surface water run-off
and to ensure flooding is not increased elsewhere. The method of surface run-off will be
proposed through dedicated storm water drainage system. There are several native
species trees to planted as part of the application. Furthermore, a large portion of the
site will turn from hardstanding to grass. Considering the proposed trees and grass, this
proposal will result in a biodiversity net gain on the site.

These measures will be required to be implemented by condition.

Access and transport

The proposal has been assessed against the following policies, TRAN 6, TRAN 8, TRAN
10.

Dfl Roads offers no objection to the proposal, which is considered acceptable in terms of
accessibility, parking and highway safety. Dfl Roads advises conditions, which are
recommended as appropriate. The means of access to the development would be safe.

There is sufficient parking available having regard to the location and sustainability of the
site. The proposed car parking and servicing arrangements are considered acceptable.

The proposal is considered acceptable having regard to Policies TRAN6, TRAN 8 and
TRAN 10, and relevant provisions of the SPPS.
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5.34

5.35

5.36

5.37

5.38

Environmental protection

Policy ENV1 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. The proposed development has been assessed by
Environmental Health in terms of contaminated land, air quality, noise and odour impacts.

Contaminated land

Environmental Health note the requirements of Condition 3 of LA04/2023/437/F that prior
to any development within Phase 4 (of the development originally permitted under
LA04/2020/1211/F) a Verification Report shall be submitted to and approved in writing by
the Council. Whilst it does not impact upon the current application, this report must be
provided prior to commencement (within phase 4) pf the development granted permission
under LA04/202/1211/F. EH have requested conditions, which the planning service
deems acceptable. The proposal is considered to accord with Policy ENV1.

Noise and vibration

In relation to noise, Environmental Health notes that responsibility lies with the
applicant/developer to incorporate the mitigation measures within the noise impact
assessment. To ensure compliance with BB93 in achieving internal noise levels in
classrooms, the school design team should continue to liaise with the acoustic consultant.
Liaison will be important prior to construction of the modular building and prior installation
of any windows and alternative means of ventilation to ensure that the noise mitigation
information in the NIA is fully understood and the correct specification of building element
is selected and incorporated into the development. With appropriate installation of the
noise mitigation measures recommend from the noise assessment, complaints from the
school about noise disturbance from external sources would not be expected.

Environmental Health has not suggested a condition regarding installation of noise
mitigation measures as building regulations apply to the acoustic design and performance
of schools.

It is considered that the proposal accords with Policy ENV1.

Odour

Environmental Health have assessed the information and from a desktop review of the
development location and understood the nature of the adjacent neighbouring
commercial premises, and do not have concerns regarding potential adverse odour
impact on the proposed school development subject to recommended conditions.

It is considered the proposal complies with Policy ENV1.

Flood risk and drainage

Dfl Rivers is satisfied by the logic of the submitted Flood Risk assessment and has no
reason to disagree with its conclusions. However, because this is a standalone planning
application, a specific Schedule 6 Consent to discharge surface water. Dfl Rivers are
content subject to a condition. Therefore, the proposal is considered to satisfy Policy
ENVS5.

Waste-water infrastructure
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5.39 Policy SPla requires that necessary infrastructure is in place to support new
development. NI Water has no objection to development. The proposal is considered
acceptable having regard to Policy SP1A of the Plan Strategy.

Natural heritage
Policy NH1 relates to the protection of natural heritage resources. DAERA have no

5.40 concerns in relation to natural heritage.

The proposal is considered compliant with Policy NH1, Policy ENV1 and the relevant
provisions of the SPPS.

5.41 Conclusion
The proposal is contrary to Policy EC4 Loss of Employment Land and paragraph 6.89 of
the SPPS. However, in view of the social and community benefits of the proposal, it is
considered on balance to be acceptable.

6.0 Recommendation

6.1 Having regard to the Development Plan and material considerations, and in the
planning balance, it is recommended that planning permission is granted subject to
conditions.

6.2 Delegated authority is sought for the Director of Planning and Building Control to finalise
the wording of the conditions deal with any other issues that arise, including those
raised in the further consultation responses.

7.0 DRAFT CONDITIONS

1. The development hereby permitted shall cease and the land restored to its
former condition on or before [INSERT DATE (to be 3 years from date of
permission)]

Reason: The development has only been granted temporary permission to allow
for a review of employment land requirements.

2. The development hereby permitted shall not become operational until weather
protected cycle parking has been fully provided in accordance with the approved
plans.

Reason: To ensure acceptable cycle parking facilities on the site and to
encourage alternative modes of transport to the private car.

3. The development hereby permitted shall not become operational until hard
surfaced areas have been constructed and permanently marked in accordance
with the approved drawing, to provide for parking and traffic circulation within the
site. No part of these hard surfaced areas shall be used for any purpose at any
time other than for the parking and movement of vehicles in connection with the
approved development.

Reason: To ensure adequate provision has been made for parking and traffic

circulation within the site.

4. The vehicular accesses, including visibility splays and any forward sight
distance, shall be provided in accordance with Drawing No 03A uploaded to the
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Public Portal on 13/5/24, prior to the operation of any other works or other
development hereby permitted.

Reason: To ensure there is a satisfactory means of access in the interests of
road safety and the convenience of road users.

The area within the visibility splays and any forward sight line shall be cleared to
provide a level surface no higher than 250mm above the level of the adjoining
carriageway before the development hereby permitted (is
commenced/occupied/becomes operational) and such splays shall be retained
and kept clear thereafter.

Reason: To ensure there is satisfactory means of access in the interest of road
safety and the convenience of road users.

If during the carrying out of the development, new contamination is
encountered that has not previously been identified, all related development
works shall cease and the Council shall be notified immediately in writing. No
further related development works shall proceed until this new contamination
has been fully investigated in accordance with current Environment Agency
and CIRIA guidance and British Standards.

In the event of unacceptable human health risks being identified, a
Remediation Strategy shall be submitted to and agreed in writing by the
Council. The Remediation Strategy shall be implemented and subsequently a
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 and demonstrate the successful
completion of the remediation works and that the site is now fit for end-use.
The Verification Report shall be in accordance with current Environment
Agency and CIRIA guidance and British standards.

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

Prior to the commencement of operation of the hereby permitted development, a
fit-for-purpose kitchen extraction and odour abatement system shall be installed
to suppress and disperse odours created from operations on the premises. The
specification of the system shall be determined in line with the current EMAQ+
‘Guidance on the Control of Odour and Noise from Commercial Kitchen Exhaust
Systems’ (updated in May 2022). The outlet from any extract ventilation ducting
shall terminate at a height not less than 1m above the main eaves.

Reason: Protection of nearby amenity

The installed kitchen extraction and odour abatement system must be retained
thereafter and be cleaned and maintained in accordance with manufacturer’s
instructions.

Reason: Protection of nearby amenity

All hard and/or soft landscaping works] shall be carried out in accordance with
the approved details. The works shall be carried out prior to the occupation of
any part of the development unless otherwise agreed in writing by the Council.
Any existing or proposed trees or plants indicated on the approved plans which,
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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. All hard surface treatment of open parts of the site shall be permeable
or drained to a permeable area. All hard landscape works shall be permanently
retained in accordance with the approved details [delete if not appropriate].

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

DRAFT INFORMATIVES

NOTO02 Compliance with planning permission

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.

NOTO03 Discharge of condition(s)

This planning permission includes condition(s) which require further details to be
submitted to and approved by the Council. Please read the condition(s) carefully so that
you know when this information needs to be provided and approved. It could take a
minimum of 8 weeks for the Council to approve the details, assuming that they are
satisfactory, and sometimes longer depending on the complexity of the condition. You
should allow for this when planning the timeline of your project.

NOTO05 Non-planning requirements

The grant of planning permission does not dispense with the need to obtain licenses,
authorisations may have been identified by consultees in their response to the
application and can be accessed on the Northern Ireland Planning Portal website. The
responses from consultees may also include other general advice for the benefit of the
applicant or developer, consents or permissions under other legislation or protocols.
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Development Management

Committee Report

Summary

Application ID: LA04/2023/4215/F

Committee Date: 27 June 2024

Proposal: Proposed 3no. residential
apartment blocks (19no. Cat 1 Elderly
apartments and 2no. Wheelchair apartments,
21 units in total) Associated car parking, site
works and landscaping.

Location: 141-147 Upper Dunmurry Lane,
Dunmurry,

Belfast,

BT17 OEY

Referral Route: Application for more than 12 units with objections

Recommendation: Approval subject to conditions and Section 76 planning agreement

Applicant Name and Address:

Farlstone Developments (Dunmurry) Ltd. and
Connswater Homes Ltd.

105 Derrynoose Road

Keady

Armagh

BT60 3EZ

Agent Name and Address:
Collins Rolston Architects
8th Floor, Causeway Tower
9-11 James Street South
Belfast

BT2 8DN

Executive Summary:

This application relates Lands at141-147 Upper Dunmurry Lane, Dunmurry, Belfast, BT17 OEY.
The application seeks full planning permission for 3no. residential apartment blocks (19no. Cat 1
Elderly apartments and 2no. Wheelchair apartments, 21 units in total) Associated car parking, site

works and landscaping.

The key issues for consideration of the application are set out below.

Principle of housing in this location
Housing density

Affordable housing

Housing mix

Adaptable and accessible accommodation
Design and placemaking

Public realm

Impact on heritage assets

Climate change

Residential quality and impact on amenity
Open space

Access and transport

Health impacts

Environmental protection

Flood risk and drainage

Waste-water infrastructure

Section 76 planning agreement
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The site is within the settlement limits and un-zoned “white land” within the BUAP and within the
draft Belfast Metropolitan Area Plan 2015 (v2004) and within the dBMAP (2014v)

The site is a suitable location for housing; the proposal would make effective use of previously
developed land support social housing provision.

The height, scale and massing of the proposed dwellings is considered in keeping with the wider
character of the area. The topography of the site is lower than the plots of the adjacent housing
and Dunmurry Lane ensuring that the reading of the site from these points two-fagade are shown.

The proposal would provide dedicated parking, in the form of parking lay-bays and in-curtilage
parking at a rate of one space per unit. This is considered acceptable given the highly sustainable
location of the site.

The proposal is for 21 apartments, 100% to be provided as Category 1 social housing. NIHE are
supportive of the scheme and the proposed housing mix. It is acknowledged that the proposal
does not create a mix of apartment sizes, however this is considered acceptable given the
prevailing housing need in the area. The proposal includes 2 wheelchair accessible units (9.5%)
out of the overall provision of 21 apartments. It is acknowledged that the percentage of wheelchair
accessible apartments falls marginally below the 10% as stipulated in the policy, however it is
considered acceptable given the support for the scheme by NIHE.

This proposal provides 240 sq m of communal open space, therefore above the minimum
standards. The overall provision of amenity space (including landscaped areas) within the site
measures approx. 650 sq m. Officers consider that the proposal provides adequate open space.

The proposal includes the removal of 23 trees from the site to facilitate development, including
provision of the vehicular access. It is noted that the previous fall back approval
LA04/2019/1423/F also included the removal of these trees to facilitate development. The
proposal includes the planting of 32 trees within and along the boundaries of the site, representing
a net gain of 9 trees. In the event of approval, full landscaping details should be provided prior to
commencement of development.

An updated Noise impact assessment was submitted and BCC Environmental Health have been
reconsulted. The consultation response is still outstanding, however it is anticipated that the
proposal has potential to comply with ENV1, in terms of noise impact.

Planning Service has received 14 third party objections or letters expressing concerns discussed
within report below.

Recommendation

Having regard to the Development Plan and material considerations, 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, resolve the outstanding transport
issues.
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DRAWINGS AND IMAGERY

Site Location Plan:

Site layout




Site sections
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Ground and first floor plans Block 1 & 2
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PROPOSED WEST ELEVATION

Proposed front and rear elevation Block 3

PROPOSED EAST ELEVATION

Side elevations Block 3

PROPOSED SOUTH ELEVATION
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Page 22




P(Qphqsiqq“_gurounq floor plan Block 3

K|
{
G
oo foted 1 [ | B4
ilt
1]
i

xxxxx

- & . ¥
e Jy;
H
: "D'I I
H Haoam
HH 5 —
iI5=ai)

< Hal || SEst

P = = =
. s =

' . 2
L R = Lobtly,
| | ] | = [o]
f 3T = == S = v
H snowr

communas

R—— L ® | ==

GROUND FLOOR PLAN

Proposed first flpor plan Block 3

[ T2 1]

Hseco2

xxxxx
rrrrr

!—[:!: o 2 e

rrrrr

xxxxx

= St

—--E__.:.-'J- EE - —re ‘:____ | . =1 __.g
------------- ok
FIRST FLOOR PLAN

Page 23




Poposed second floor plan Block 3
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1.0

11

1.2

Characteristics of the Site and Area

The area is characterised by a mixture of uses, the predominant of which is residential
housing developments located off Upper Dunmurry Lane. The residential use is
characterised by medium density developments. Cloona Park located to the north of
the site is defined by two-storey semi-detached dwellings and to the southeast,
Brookland Grange and Corrina Park are defined by a mixture of semi-detached and
detached dwellings. There are examples of newer development schemes in the area
with a mix of house types and apartments. Other facilities on offer nearby include a
church, school and the Kilwee light industrial/storage units which lie to the southwest of
the site.

Characteristics of the Site

The existing site is occupied by 2 pairs of semi-detached dwellings, the topography of
the site results in these premises sitting below the level of Upper Dunmurry Lane and
the adjacent housing of Cloona Park. The boundaries are well defined consisting of
mixture of mature trees and hedging.

2.0

2.1

2.2

PLANNING HISTORY

LA04/2018/2438/PAD - Develop site as social housing scheme with omission of
underground car park and reduced on site car parking provision. Site at 141-147 Upper
Dunmurry Lane, Dunmurry, Belfast BT17 OEY

LA04/2019/1423/F - Proposed redevelopment of land into 20No. private apartments.
141-147 Upper Dunmurry Lane, Belfast, BT17 OEY — Permission granted 22/12/20
(Permission expires 21/12/20)
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3.0

3.1

PLANNING POLICY
Development Plan — operational policies

Belfast Local Development Plan, Plan Strateqy 2035

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 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 developments

Policy HC1 — Promoting healthy communities

Policy TRAN1 — Active travel — walking and cycling
Policy TRAN 2 — Creating an accessible environment
Policy TRAN4 — Travel plan

Policy TRAN6 — Access to public roads

Policy TRAN8 — Car parking and servicing arrangements
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 GB1 — Green and blue infrastructure network
Policy OS3 - Ancillary open space

Policy TRE1 — Trees

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)

Other Material Considerations
Belfast Agenda (Community Plan)
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4.0

CONSULTATIONS AND REPRESENTATIONS

Statutory Consultees

4.1 Dfl Roads — final response awaited.
NI Water — Concerns raised about the availability of waste water infrastructure, which
are addressed in the main assessment.
Dfl Rivers — No objection with condition
Non-Statutory Consultees
4.2 Environmental Health — waiting final response
Representations
4.3 The application has been advertised in the newspaper and neighbours notified.
Fourteen objections (3 comments posted on Planning portal and 11 petition letters)
have been received, raising concerns about the following:
e Landownership — agent confirmed applicant controls all land within the
application site.
e Overdevelopment of the area
e Loss of light
e Loss of privacy
e Air pollution — caused during the construction phase.
¢ Noise pollution — caused during the construction phase.
¢ Intensification of traffic — deterioration of road, air pollution
¢ Displacement of wildlife — development impacting on habitat
e De-valuation of property — not a planning consideration
5.0 PLANNING ASSESSMENT
Main Issues
5.1

The main issues relevant to consideration of the application are set out below.

Principle of housing in this location
Housing density

Affordable housing

Housing mix

Adaptable and accessible accommodation
Design and placemaking

Public realm

Climate change

Residential quality and impact on amenity
Open space

Access and transport

Health impacts

Environmental protection

Flood risk and drainage

Waste-water infrastructure

Waste management

Section 76 planning agreement
Pre-application Community Consultation
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5.2

5.3

54

55

5.6

5.7

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
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 Polices
The Plan Strategy contains a range of operational policies relevant to consideration of
the application. These have been listed above.

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.

Belfast Urban Area Plan 2001 — the site is un-zoned “white land”.
Belfast Metropolitan Area Plan 2015 (2004) — unzoned white land

Belfast Metropolitan Area Plan 2015 (v2014) — unzoned white land

Principle of housing in this location

Policy HOUL1 of the Plan Strategy sets out the housing requirements for the plan-period.
This includes a total of 2,000 windfall homes. The proposal comprises windfall housing
and so Policy HOUZ2 applies. Policy HOU?2 states that there is a presumption that new
housing should be delivered on previously developed land within the existing urban
footprint, such as the application site. Policy HOUZ2 states that such proposals should
satisfy three criteria discussed below:

a. The siteis suitable for housing — the site is a sustainable location within the
Outer City and considered suitable in principle for housing. Moreover, the
previous use of the site was for housing and an extant approval for apartments
remains on site.
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5.8

5.9

5.10

511

5.12

5.13

5.14

b. Thelocation is accessible and convenient to public transport and walking
cycle infrastructure — The site is highly accessible to shops, services,
amenities and public transport.

c. Provision is made for any additional infrastructure required as a result of
the development — Suitable infrastructure is in place.

The proposal is for the construction of 21 dwelling units, made up of 100% social
housing and aimed at the over 55s. The re-use of a brownfield site to provide additional
housing within the city is a sustainable form of development. The proposal is
considered compliant with Policies HOU1 and HOUZ2 and the principle of housing in this
location is acceptable.

Housing density

Policy HOU4 seeks to promote appropriate housing densities to ensure effective use of
land, a finite resource, in sustainable locations.

The proposed is sited on land designated within the Outer City. Policy HOU4 states the
average density for Outer city centre should be 25 to 125 dwellings per hectare (ha).
The site area is approx. 0.3 ha with 21 dwellings proposed, equating to a density of
approx. 70 dwellings per hectare. The proposed density of dwellings proposed
complies with the policy.

Affordable housing

Policy HOUS of the Plan Strategy requires housing schemes of 5 units or more, or sites
of 0.1 hectares or greater, to deliver a minimum 20% affordable housing.

In this case, the application is seeking to address the requirements of Policy HOUS by
providing all 21 units for social housing. Para 3.2.1 of the ‘Affordable Housing’ SPG
indicates that small scale developments may be acceptable where they address an
identified need. It is acknowledged that the proposed development is medium scale,
however NIHE have confirmed their support for the scheme and the proposed housing
mix.

Housing mix

Policy HOUG applies. It requires that provision should be made for homes across all
tenures to meet future household requirements and that the exact mix of house types
and sizes will be negotiated on a case-by-case basis, taking account of:

a. Up to date analysis of prevailing housing need in the area;
b. The location and size of the site;

c. Specific characteristics of the development; and

d. The creation of balanced and sustainable communities.

The proposed housing mix is shown in the table below.

Accommodation type Size per unit (sqm) Number of units % units

Accommodation type Size per unit (sgm) Number of Tenure
accessible units

2 bedroom 3 person 60 - 65 19 Social rented

apartments

2 bedroom 3 person 80 -85 2 Social rented

wheelchair accessible
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5.15

5.16

5.17

5.18

5.19

NIHE have supported the social housing provision to meet the specific need for over
55s. Although it is acknowledged that the proposal does not create a mix of apartment
sizes, the proposal is considered acceptable given the prevailing housing need in the
area. Furthermore, as the proposal relates to Category 1 social housing, the demand /
requirement for larger 3 bed units is likely to be low.

Adaptable and accessible accommodation

Policy HOUY requires that all new homes should be designed in a flexible way to ensure
that housing is adaptable throughout all stages of life. Policy HOU7 sets six criteria (a.
to f.) to be met in order to help deliver adaptable and accessible homes. The policy also
requires that at least 10% of units in residential developments of 10 units or more to be
wheelchair accessible and provides an additional nine criteria (g) to (o) which these
units must meet. The applicant has provided evidence to demonstrate that the proposal
is in accordance with criteria (a) to (f). The development will provide parking provision
of a firm surface, the entrances to the apartments are sheltered, the living rooms, WCs,
kitchens and dining space are provided at entrance level as is the bedrooms and
bathrooms each of the main living spaces are provided with an outlook.

The proposal includes 2 wheelchair accessible units (9.5%) designed in accordance
with the space standards of Appendix C of the Plan Strategy and DfC wheelchair
housing standards. Criteria (h) stipulates that in-curtilage or designated car parking
meets disabled parking standards. The proposal provides car parking at a ratio of one
space per dwelling, with 3 spaces dedicated to disabled parking. Criterion (i) states that
pathways should be wide enough to accommodate a wheelchair and have a firm
surface of gently sloping surface. The development has pathways and public footpaths
wide enough to accommodate wheelchairs. All surfaces are level or gently sloping. It is
acknowledged that the percentage of wheelchair accessible apartments falls marginally
below the 10% as stipulated in the policy, however it is considered acceptable given the
support for the scheme by NIHE. Furthermore, it is noted that none of the apartments
approved within the established fall back would be wheelchair accessible, in
accordance with HOU7.

Design and placemaking

The proposal has been assessed against the SPPS, Creating Places and Policies SP5,
DES1 and RD1 of the Plan Strategy. Policies SP5 and DES1 promote good
placemaking, high quality design and the importance of proposals responding positively
to local context addressing matters such as scale height, massing, proportions, rhythm,
and materials avoiding any negative impact at street level.

Scale, height and massing:

Policy DES1 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
and goes onto list 11 criteria, (a) to (k). The proposed development comprises three
apartment blocks. The height of the blocks is three storey, the topography of the site
results in the apartments sitting below the road level and the neighbouring residential
plots. When read from the road and surrounding public realm, the residential blocks will
be seen as two storey, reflective of much of the surrounding area. The blocks are
sufficiently spaced, separated by shared amenity areas ensuring that the overall
massing of the scheme is acceptable. The scale of the buildings, the massing of the
overall build form sits comfortably with the overall character of this area. The proposal
satisfies policy DES1.
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5.20

521

5.22

5.23

5.24

5.25

5.26

Residential amenity:

Policy RD1 states that planning permission will be granted for new residential
development where it is in accordance with the general urban design policies and where
it is demonstrated that the proposal meets the key criteria (a) to (h)

The proposed residential use will not conflict with the surrounding land uses, remaining
in conformity with the character of the established residential area. Officers are content
that the proposal will not conflict with neighbouring land uses, it being residential in
character in a mainly residential area.

The properties having a two-storey relationship with the adjacent neighbouring
properties, due to site topography, the separation distances between the rear of the
existing dwellings and the gable of the proposed apartment blocks are 12m and 13.5m
therefore above the minimum distance of 10m. The use of the 45-degree angle test
shows the proposed apartment blocks sit below this angle therefore the proposal will not
significantly impact on day light or overshadowing to the neighbouring properties. The
apartments will have small windows to the gable facing the neighbouring properties,
these are to serve bathrooms therefore are fitted with obscured glazing. Given itis a
non-habitable room with obscure glazing there will be no impact of neighbouring
privacy. The separation distance and the vegetation of the boundary between the
apartment blocks and neighbouring dwellings prevent significant dominance.

The policy expects there to be provision for accessibility and convenience to public
transport, the site is conveniently located to the Glider route and Dunmurry train halt.
The adjacent road and pathways allow for convenience for cycling.

The proposed properties will have sufficient open space that accords with Planning
Guidance, Creating Places, which sets out that, apartments are expected to have a
minimum of 10sg/m per unit. The proposal, overall, achieves the recommended
amenity space for the proposed dwellings.

Policy RD1 requires the provision of appropriate open space for units and policy OS3
expected up to 10% of the site to be open space. This proposal provides shared open
space for the apartments, guidance indicates the provision should be a minimum of
10sq m per unit. The usable open space provided is circa 240 sq m, therefore above the
minimum standards. The overall provision of amenity space (including landscaped
areas) within the site measures approx. 650 sq m. Officers consider that the proposal
provides adequate open space.

The policy seeks to create quality and sustainable residential development and to this
regard expects dwelling units to meet the space standards as set out in appendix C of
the Plan Strategy. The space requirement as per appendix C and the space provided is
demonstrated in the table below.

House type Space standards Space provided (sg/m)
requirement (sg/m)

2 bedroom 3 person

apartments 60 65
2 bedroom 3 person
wheelchair accessible 80 85
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5.27

5.28

5.29

5.30

531

5.32

5.33

The policy seeks to ensure that the liveable rooms within a dwelling as access to natural
light. The proposal provides living rooms, kitchens and bedrooms with natural light.

Officers are content that the proposal satisfies the requirements of policy RD1.

Trees / Landscaping

The proposal includes the removal of 23 trees from the site to facilitate development,
including provision of the vehicular access. It is noted that the previous fall back
approval LA04/2019/1423/F also included the removal of these trees to facilitate
development. The proposal includes the planting of 32 trees within and along the
boundaries of the site, representing a net gain of 9 trees. The proposed landscaping
details do not include information in relation to species type, size etc, therefore it is
considered that condition should be imposed requiring details to be submitted prior to
the commencement of development.

Climate change

Policy ENV?2 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. The policy also expects that
demolition is kept to a minimum and encourages, where feasible for existing buildings to
be included within the development.

The demolition of the existing dwellings on site is unavoidable, the design, size and
orientation of the new apartments prevents the retention and use of these buildings in
the design. The applicant has provided details on the various sustainable design
features which will be incorporated in the development. These include using the
Housing Association Guide requirements of fabric-first approach which seeks energy
efficiency through increased insulation. The proposal is acceptable having regard to
Policy ENV2.

Policy ENV3 states that planning permission will be granted for development that
incorporates measures to adapt to environmental change. The proposal is considered
to meet to meet criteria (b) in that the proposal incorporates various hard and soft
landscaping elements including provision of grassed amenity areas and planting of
trees.

Policy ENVS5 states that all built development shall include, where appropriate, SuDs
measures to manage surface water effectively on site, to reduce surface water run-off
and to ensure flooding is not increased elsewhere. The applicant has advised that the
introduction of grassed and planted areas will provide SuDS measures, however it
considered that the site has potential for additional SuDS measures. Officers
recommend that a negative condition is imposed in the event of permission being
granted.

Access and transport

The site is a highly accessible location within the city. It is within short walking and
cycling distance of shops, services, leisure and employment opportunities. The site has
very good public transport links through access to buses and rail. The proposal accords
with Policy TRANL.
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5.34

5.35

5.36

5.37

5.38

5.39

5.40

5.41

5.42

Policy TRAN2Z states that planning permission will be granted for development that is
open to the public where it is designed to provide suitable access for all. The proposal
provides acceptable vehicle and pedestrian access to the site.

Policy TRANG relates to access to public roads. The policy advises that planning
permission will be granted for a development that involves direct access or
intensification of an existing access. The proposal results in an intensification of an
existing access to Upper Dunmurry Lane. Dfl Roads were consulted and offered no
objection to the proposal subject to the inclusion of conditions. Officers accept that the
proposed access arrangement is satisfactory to meet the needs of the development and
will not inconvenience other road users.

Policy TRANS relates to the provision of adequate parking and servicing arrangements
for a development. The proposal will have a car parking space at a rate of one space
per unit. The development is designed to be used by older members of society it is
therefore unlikely that there will be multiple car ownership among the residents. The
Travel Plan for accompanying the application is designed to reduce the reliance on the
car and support the use of sustainable travel.

The proposal is considered acceptable having regard to Policies TRAN1, TRANZ2,
TRANG6 and TRANS.

Health impacts

Policy HC1 seeks to ensure that all new developments maximise opportunities to
promote healthy and active lifestyles. New developments should be designed,
constructed and managed in ways that improve health and promote healthy lifestyles.
This will include supporting active travel options, improving accessibility to local service
centres, reducing the use of private car travel, adequate provision of public open space,
leisure and recreation facilities, high quality design and promoting balanced
communities and sustainable neighbourhoods.

The site is highly accessible and provides excellent opportunities for active travel,
including walking and cycling, through good linkages to shops, services and outdoor
activities.

Environmental protection

Policy ENV1 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. The proposed development has
been assessed by Environmental Health in terms of noise, air pollution, general
amenity, ambient air quality, contaminated land, and other considerations.

Contaminated land

Environmental Health (EH) has reviewed the information within the Preliminary Risk
Assessment. EH recommends conditions in the event that planning permission is
granted. The proposal is therefore considered to accord with Policy ENV1.

Air quality

EH has reviewed the Air Quality Impact Assessment and the clarification report and find
that both sufficiently demonstrate that future occupants of the development will not be
exposed to air quality concentrations exceeding UK air quality objectives. EH is also
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satisfied in relation to potential dust impacts during construction subject to
implementation of the proposed dust management measures. The proposal is therefore
considered to accord with Policy ENV1.

Noise and vibration

5.43 EH have reviewed the initial Noise impact assessment (NIA), however identified some
discrepancies with the submitted noise levels. EH requested clarification from the noise
consultants; an updated NIA was submitted and EH were reconsulted. The consultation
response is still outstanding, however it is anticipated that the proposal has potential to
comply with ENV1, in terms of noise impact.

Flood risk and drainage

5.44 A drainage assessment was submitted with the application in accordance with policy
ENV4. DFI Rivers reviewed the DA, advising of no objections however recommended
the inclusion of a planning condition for the safe management of out of sewer flooding.
Waste-water infrastructure

5.45 Policy SP1a requires that necessary infrastructure is in place to support new
development. NI Water has no objection to the proposal the existing wastewater
infrastructure is sufficient to meets the requirements of the development.

Green Travel Measures

5.46 The applicant has indicated, within the submitted travel plan, that public transport travel
cards will be issued to the occupants at time of occupation and will be maintained for a
period of 3 years. This travel measure will be secured by appropriate planning
condition.

Section 76 planning agreement

5.47 If the application is approved, it should be subject to the finalisation of a Section 76
planning agreement to secure the following planning obligations. These are considered
necessary to make the proposed development acceptable.

e Social housing — to require the delivery of social housing provision.
A draft Section 76 planning agreement has been provided with the application and will
be finalised before any planning permission is granted.

6.0 Recommendation

6.1 The proposal would provide 21 new Category 1 Social homes in a highly sustainable
location, making effective use of previously developed land. The scale, height, massing
and design of the building are considered appropriate to the site’s context and there are
no detrimental impacts on residential amenity.

6.2 However, as noted above, there are some concerns in relation to housing mix,

wheelchair accessibility, loss of trees, proposed landscaping and SuDS measures. It is
considered that the NIHE support for the scheme addresses the concerns in relation to
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housing mix and wheelchair accessibility. With regard to the loss of trees, the proposal
is similar to the fall back planning approval and the proposal provides a net gain in tree
numbers. Suggested conditions in relation to landscaping details and SuDS measures
alleviate those concerns.

6.3 On balance, it is considered that the proposal is acceptable and therefore
recommended that planning permission is granted.

6.4 Delegated authority is sought for the Director of Planning and Building Control to finalise
the wording of the conditions and deal with any other issues that arise, including those
raised in the final consultation response from BCC Environmental Health, provided that
the issues are not substantive.

7.0 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 dwelling shall be occupied until weather protected cycle parking has been
fully provided in accordance with the approved plans.

Reason: To ensure acceptable cycle parking facilities on the site and to
encourage alternative modes of transport to the private car.

3. No dwelling shall be occupied until hard surfaced parking areas have been
provided and permanently marked in accordance with the approved plan. These
facilities shall be permanently retained.

Reason: To ensure acceptable parking facilities on the site.

4. The access gradient shall not exceed 4% (1 in 25) over the first 10m outside the
road boundary. Where the vehicular access crosses a footway or verge, the
access gradient shall be between 4% (1 in 25) maximum and 2.5% (1 in 40)
minimum and shall be formed so that there is no abrupt change of slope along
the footway.

Reason: To ensure there is a satisfactory means of access in the interests of
road safety and the convenience of road users.

5. All redundant accesses from the site to the public road shall be permanently
closed off and the footpath reinstated to the satisfaction of the Department for
Infrastructure.

Reason: In order to minimise the number of access points on to the public road
in the interests of road safety and the convenience of road users.

6. Pedestrian crossing points including tactile paving shall be provided at all road
junctions in accordance with the DETR / Scottish Office publication "Guidance
on the use of Tactile Paving Surfaces".

Reason: In the interests of pedestrian safety.
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10.

11.

12.

The vehicular access, including visibility splays and any forward sight distance,
shall be provided in accordance with the approved plan, prior to the
commencement of any other works or other development hereby permitted.

Reason: To ensure there is a satisfactory means of access in the interests of
road safety and the convenience of road users.

The area within the visibility splays and any forward sight line shall be cleared to
provide a level surface no higher than 250 mm above the level of the adjoining
carriageway before the development hereby permitted is commenced and such
splays shall be retained and kept clear thereafter.

Reason: To ensure there is a satisfactory means of access in the interest of
road safety and the convenience of road users.

The development shall operate in accordance with the approved Travel Plan.
Reason: To encourage alternative modes of transport to the private car.

Prior to the construction of the drainage network, the applicant shall submit a
Drainage Assessment, compliant with 4.8 and Appendix E of SPG, to be agreed
with the Council which demonstrates the safe management of any out of sewer
flooding emanating from the surface water drainage network, in a 1 in 100-year
event, including an allowance for climate change (10%) and urban creep (10%).
If the Drainage Assessment is being offered for adoption, then further
assessment of the drainage network will be made by NIW, and Rivers
Directorate will require the inclusion of the authorised 161 Agreement, stamped
drawings, and the corresponding Micro Drainage/Causeway Output.

Reason — In order to safeguard against surface water flood risk.

Notwithstanding the submitted details, no development shall commence on site
(other than site clearance, site preparation, demolition and the formation of
foundations and trenches) unless details of a surface water drainage scheme,
which shall incorporate Sustainable Urban Drainage System (SUDS) principles,
has been submitted to and approved in writing by the Council. The scheme shall
include a programme for implementation of the works and proposals for future
maintenance and management. The development shall not be carried out unless
in accordance with the approved SUDS scheme, which shall be retained as such
thereafter.

Reason: To ensure sustainable drainage of the development. Approval is
required upfront because the design of the drainage is an integral part of the
development and its acceptability.

No development (other than site clearance, site preparation, demolition and the
formation of foundations and trenches) shall commence on site unless a hard
and soft landscaping scheme has been submitted to and approved in writing by
the Council. The scheme shall include details of all walls, fences, trees,
hedgerows and other planting which are to be retained; details of all new walls,
fences, other boundary treatment and finished ground levels; details of the hard
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13.

surface treatment of open parts of the site which shall be permeable or drained
to a permeable area; a planting specification to include species, size, position
and method of planting of all new trees and shrubs; and a programme of
implementation.

All hard and/or soft landscaping works shall be carried out in accordance with
the approved details. The works shall be carried out prior to the occupation of
any part of the development unless otherwise agreed in writing by the Council.

Any existing or proposed trees or plants indicated on the approved plans 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. All hard and soft landscape areas and works shall be permanently
retained in accordance with the approved details.

Reason: In the interests of the character and appearance of the area, and to
promote sustainable drainage. Approval is required upfront because the
landscaping is critical to the acceptability of the proposal.

The residential unit/s hereby approved shall not be occupied until their
respective boundary treatment has been implemented in accordance with the
approved plans. The boundary treatment shall be retained in accordance with
the approved details.

Reason: In the interests of amenity.
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	Agenda
	4e LA04/2024/0574/F - Proposed temporary (up to 5 years) nursery and primary school, soft play area, access, parking, landscaping and ancillary site works - Land adjacent and east of No. 44 Montgomery Road
	4f LA04/2023/4215/F - Proposed 3no. residential apartments blocks (19no. Cat 1 Elderly apartments and 2no. Wheelchair apartments, 21 units in total) Associated car parking, site works and landscaping. - 141-147 Upper Dunmurry Lane

