
 
 
Democratic Services Section    
Legal and Civic Services Department 
Belfast City Council 
City Hall 
Belfast  
BT1 5GS 
 
 
16th April, 2026 
 
 
PLANNING COMMITTEE 
 
 
 
Dear Alderman/Councillor, 

 

The above-named Committee will meet in hybrid format, both in the Lavery Room, City 

Hall and remotely, via Microsoft Teams, on Tuesday, 21st April, 2026 at 5.00 pm, for the 

transaction of the business noted below. 

 

You are requested to attend. 

 
Yours faithfully, 
 
 
John Walsh 
 
Chief Executive 
 
 
 
AGENDA: 
 
2. Committee Site Visits  (Pages 1 - 2) 
 
7. Committee Decisions that have yet to issue  (Pages 3 - 12) 
 
8. Miscellaneous Reports   
 
 (a) Local Applications subject to NI Water Objections  (Pages 13 - 18) 

 
10. Planning Applications   
 
 (a) LA04/2024/1646/F - Demolition of existing dwelling (no. 50 Gilnahirk Road) to 

facilitate proposed extension and alterations to existing petrol filling station 
including extension of retail floor space, extension and realignment of carpark 
to provide 9 no. additional car parking spaces and pedestrian access, cycle 
parking, construction of retaining wall and associated landscaping - 46-50 
Gilnahirk Road  (Pages 19 - 34) 
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Planning Committee 
 

PLANNING COMMITTEE SITE VISITS – NOTE OF MEETING 
 
 

Tuesday 31st March, 2026 
 

 LA04/2025/0594/F - Change of use from 4 bedroom residential property (C1) with to 5 
bed HMO with occupancy of 5 (Sui Generis) - 163 Ballygomartin Road; 
 
Members Present:       Alderman McCullough, and 
 Councillors T. Brooks and Groogan.  
  

 
 Officers in Attendance: Ms. L. Walshe, Principal Planning Officer; and 
   Ms. C. Donnelly, Committee Services Officer.  
   

The Members and the officers convened at 163 Ballygomartin Road (12.20 p.m.) the 
for the purpose of undertaking the site visit in respect of the above application and to 
allow the Members to acquaint themselves with the location and the proposal at first 
hand. 

 
 The Members viewed the site with the proposed plans.  
 
 The visit concluded at 12:40 p.m. 
 
 

 LA04/2025/1350/F - Change of Use from 3 bed Dwelling (Class C1) to 5-bed, 5-person 
HMO (sui generis) - 29 Glencairn Street; 
 
Members Present:       Alderman McCullough, and 
 Councillors T. Brooks and Groogan.  
  

 
 Officers in Attendance: Ms. L. Walshe, Principal Planning Officer; and 
   Ms. C. Donnelly, Committee Services Officer.  
   

The Members and the officers convened at 29 Glencairn Street (12.45 p.m.) the for the 
purpose of undertaking the site visit in respect of the above application and to allow 
the Members to acquaint themselves with the location and the proposal at first hand. 

 
 The Members viewed the site with the proposed plans.  
 
 The visit concluded at 1 p.m. 
 
 

 LA04/2025/1002/F - Change of use from 4 bed residential dwelling (C1) to 5 bedroom 
HMO (suis generis) with occupancy for 5 people - 24 Rutherglen Street; 
 
Members Present:       Alderman McCullough, and 
 Councillors T. Brooks and Groogan.  
  

 
 Officers in Attendance: Ms. L. Walshe, Principal Planning Officer; and 
   Ms. C. Donnelly, Committee Services Officer.  
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The Members and the officers convened at 24 Rutherglen Street (1.10 p.m.) the for the 
purpose of undertaking the site visit in respect of the above application and to allow 
the Members to acquaint themselves with the location and the proposal at first hand. 

 
 The Members viewed the site with the proposed plans.  
 
 The visit concluded at 1.30 p.m. 
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Application No. Location Proposal Category Date Valid
Statutory 

Target 
Date

Statutory 
Target 
Weeks

Current 
number of 

Weeks 

Committee 
Date

Weeks 
between Valid 

date and 
Comm date

Weeks Since 
Committee

Previous New 
Non-statutory 
Target Date

New Non-
statutory 

Target Date

Reason 
decision not 

issued

LA04/2022/2059/F

Lands south of 56 Highcairn Drive 
Belfast

 BT13 3RU
 Site located at junction between 
Highcairn Drive and Dunboyne 

Park Belfast.

Social Housing Development 
comprising of 12 no. 3p/2b 

semi-detached dwelling 
houses with incurtilage 

parking and associated site 
works.  (amended description 

and site location plan) 

LOC 04-Nov-22 17-Feb-23 15 180 29/06/2023 33 145 31/03/2026 31/05/2026

Awaiting Section 
76 Agreement - 
land ownership 
issues on the 

applicant's side

LA04/2024/0369/F

Lands at Former Monarch 
Laundry site, and Broadway Hall 

Site, No's 451 - 457 Donegall 
Road, Belfast, BT12 6HD.

Proposed Specialist Nursing 
and Residential Care Facility 
comprising approximately 
158 no. beds, day/dining 
rooms, treatment rooms, 
staff rooms, office/store 

rooms, including car parking 
provision, cycle parking, 

refuse storage, landscaping, 
and associated site and 

access works.

MAJ 08-Feb-24 05-Sep-24 30 114 12/11/2024 39 74 Permission 
Granted

LA04/2023/2557/F

Lands East of Meadowhill, North 
of Glencolin Court, North and 
East of Glencolin Rise, East of 

Glencolin Grove, North and West 
of Glen Road Rise, and North of 

Glen Road Grove. Belfast.

260 no. dwellings, children's 
play area and other ancillary 

and associated works.
MAJ 24-Feb-23 22-Sep-23 30 164 10/12/2024 93 70 Permission 

Granted

Planning Applications Discussed at Committee Between 01 Apr 2019 and 14 Apr 2026
Decision Description Totals

15

1

34
2

16Permission Granted
Permission Refused
Total

Application Withdrawn
Consent Granted
Consent Refused

 14/04/2026 15:59:15
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LA04/2024/1036/F

Lands to the east of the River 
Lagan located between Lagan 

Gateway Phase 1 and Belvoir Park 
Forest, running adjacent to the 
west of Belvoir Park Golf Club 

and approximately 120 metres to 
the east of Newtownbreda Water 

Treatment Plant, Galwally Ave, 
Belfast BT8 7YA.

Lagan Gateway Phase 2 – 
Proposed greenway 

connection extending 
between Lagan Gateway 

Phase 1 at Annadale 
Embankment to Belvoir 
Forest Park. Comprising 

compacted gravel paths; a 
new elevated (4-5 meter 
high) timber boardwalk 

(approximately 85m long); 
landscaping works, new cycle 

stands, bollards, seats and 
bins; and all associated works

LOC 10-May-24 23-Aug-24 15 101 17/06/2025 57 43 Unknown Unknown

Further 
information 

requested from 
applicant 
following 

request from 
DAERA NIEA  

LA04/2023/4543/F
885 Shore Road, Belfast, BT36 

7DH

Proposed new changing 
pavilion, enhancing grounds 

entrances including 
turnstiles, ancillary facilities 
and upgrade to existing car 

park.  Proposed 3G surfacing 
to existing grass pitch with 

flood lighting.

LOC 01-Feb-24 16-May-24 15 115 17/06/2025 71 43 Unknown 31.5.26

Information 
provided by 

applicant and 
DAERA: NED 
reconsulted 

LA04/2025/0535/F

Lands West of Monagh By-Pass 
South of Upper Springfield Road 
& 30-34 Upper Springfield Road 
& West of Aitnamona Crescent & 

St Theresa's Primary School.  
North and East of 2-22 Old 

Brewery Lane, Glanaulin, 137-
143a Glen Road & Airfield 

Heights & St Mary's CBG School 
Belfast

Variation of conditions 1, 2, 
,3, 4 ,5, 11, 14, 17, 18, 19, 36, 

37 and 41 of approval 
LA04/2023/2390/F and 
LA04/2020/0804/F to 

facilitate removal of 31 
previously approved 

dwellings and retaining 
structure along northern 

boundary of site adjacent to 
Upper Springfield Road. 

Retention of existing sloping 
ground levels and 

landscaping at this location.

MAJ 27-May-25 23-Dec-25 30 46 17/06/2025 3 43 28/02/2026 31/05/2026

Awaiting 
conclusion of 

S77  agreement 
(amendment to 

S76 
agreement). 
Information 
provided by 

applicant and 
DFI Roads re-

consulted 

LA04/2024/1654/F
432 Falls Road,  Belfast,  BT12 

6EN

Change of use from a 7-
bedroom dwelling house 
(C1) to a 7 bed/ 9 person 

House of Multiple 
Occupancy (Sui Generis)

LOC 21-Oct-24 03-Feb-25 15 77 12/08/2025 42 35 Permission 
Refused

 14/04/2026 15:59:15
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LA04/2024/1865/O
Land between No 22 Squires 

View and Nos 57 & 59 Squires 
Hill Road, Belfast.

3no. detached dwellings part 
2 storey part 3 storey 

(amended plans)
LOC 28-Oct-24 10-Feb-25 15 76 12/08/2025 41 35 30/04/2026 31/05/2026

Late objections 
received. 
Additional 

information  
received from 

applicant 
regarding land 
stability issue. 
New objection 
from Shared 

Environmental 
Services being 
considered. To 

be reported 
back to 

Committee  

LA04/2024/0626/F
1 Havelock House Havelock 

Place,  Ormeau,  Belfast,  BT7 1EB 
.

Erection of 104no. social 
rented residential units 

(comprising a mix of General 
Social Housing and Category 
1 over 55's accommodation) 
across two detached blocks 
[ranging between 3 and 5 

storeys], landscaping, 
communal and private 

amenity space, ancillary cycle 
and car parking provision, 
and other associated site 

works

MAJ 17-Apr-24 13-Nov-24 30 104 11/11/2025 81 22 Permission 
Granted

LA04/2025/1454/F
The Lockhouse
13 River Terrace
Belfast BT7 2EN

New community wellbeing 
centre and cafe extension to 
existing lockhouse building

LOC 17-Sep-25 31-Dec-25 15 30 09/12/2025 11 18 28/02/2026 Unknown

Awaiting 
outstanding 

SES 
consultation 

response  

 14/04/2026 15:59:15
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LA04/2025/0288/F

Existing taxi passenger terminal 
and former retail unit located 
within 35a King Street, Belfast, 

BT1 1HU. 

Retrospective change of use 
from ground floor taxi 

passenger terminal, cafe, 
office and newsagent to a 

Homeless Centre, Category 
D1(B). The centre will provide 
meals, washing and changing 

facilities and an internal 
social amenity area for users.

The centre will operate 
Monday, Tuesday, 

Wednesday and Thursday 
each week from 4:00 pm up 

until 10:00 pm
(Amended Description)

LOC 11-Mar-25 24-Jun-25 15 57 17/02/2026 49 8 31/03/2026 31/05/2026

Additional 
information 

regarding odour 
abatement 

requested from 
applicant; 

Environmental 
Health to then 

be re-consulted

LA04/2024/1389/F
Newhill Youth and Community 
Centre, 261 Whiterock Road, 

Belfast, BT12 7FX

Community garden and 
improvements to existing 
unused space, scheme to 

include allotment area, pizza 
and BBQ area and pathways 

(Amended Description)

LOC 07-Oct-24 20-Jan-25 15 79 17/02/2026 71 8 Permission 
Granted

LA04/2025/1716/F
Santander House, 1 Mays 

Meadow,  Belfast,  BT1 3PH

Proposed change of use 
from, Use class B1(a) office, 
to short term Transitional 
Care Unit, Use Class C3 b) 

comprising of 73 no. ensuite 
beds, associated ancillary 
facilities including café, 
rehabilitation suites and 

treatment rooms, laboratory, 
consulting rooms, 2 no. 
external terraces and all 
other ancillary, staff and 

storage rooms.  
Development includes 

ambulance drop off bay, 
replacement of existing 
windows, and all other 

associated site and access 
works.

MAJ 05-Nov-25 03-Jun-26 30 23 17/02/2026 14 8 Permission 
Granted

 14/04/2026 15:59:15
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LA04/2025/1896/F
Former Belfast Metropolitan 
College Campus  Whiterock 

Road,  Belfast,  BT12 7PH

Proposed mixed use 
development comprising of 
77 No. social housing units 
(mix of 26 dwellings and 51 

apartments) and a new 
children's centre,

car parking, landscaping, 
open space, access and all 

associated site works 
including the installation of a 
new substation.(amendment 
to planning permission ref: 

LA04/2024/0122/F).

MAJ 06-Nov-25 04-Jun-26 30 23 17/02/2026 14 8 Permission 
Granted

LA04/2025/2183/F
Units 2a and 2b 38 Boucher 

Road,  Belfast,  BT12 6HR

Removal of conditions 14 
and 15 from the permission 

referenced 
LA04/2024/0714/F 
(Contamination)

MAJ 18-Dec-25 16-Jul-26 30 17 17/02/2026 8 8 Permission 
Granted

LA04/2025/2216/LBC
Ulster Hall, 30 Bedford Street,  

Belfast,  BT2 7FF
Installation of Facade 

Lighting 
LOC 19-Dec-25 03-Apr-26 15 17 17/02/2026 8 8 Permission 

Granted

LA04/2025/1135/F
57 Knock Eden Park,

Belfast,
BT6 0JG

Demolition of first floor rear 
return, and proposed 

erection of new first floor 
rear extension and additional 

site works

LOC 18-Jul-25 31-Oct-25 15 39 17/02/2026 30 8 Permission 
Granted

LA04/2025/0605/F
341-345 Albertbridge Road,  

Ballymacarret,  Belfast,  BT5 4PY

Erection of a four storey 
building to create 29no. 

short-term let 
accommodation units with 

ancillary roof-mounted solar 
panels

LOC 09-Apr-25 23-Jul-25 15 53 17/02/2026 44 8 TBC TBC

Application 
considered at 
February 2026 

Committee 
following site 

visit

LA04/2023/2633/F
St Teresa's GAC, 2 Glen Road 

Heights, Belfast BT11 8ER

Proposed extension to 
existing clubhouse to 

provide indoor sports hall, 
changing rooms, reception, 
and fitness suite. Proposed 

relocation of grass pitch and 
new 3G training pitch with 

integrated ball walls. 
Proposed annex building 

with club store and 
matchday shop.  Site works 
including increased parking, 

fencing, catch nets, 
floodlighting, dugouts, paths, 

and other associated 
amenities.

MAJ 14-Mar-23 10-Oct-23 30 161 17/02/2026 153 8 Permission 
Granted

 14/04/2026 15:59:15
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LA04/2022/0809/F

Lands to the south and west of 
Woodland Grange

 to the north of Blacks Gate and 
to the east of Moor Park Mews

 Belfast.

Amendments to approved 
schemes ref. Z/2008/0993/F 

(erection of 53 No. dwellings) 
& ref. Z/2013/0120/F 
(erection of 46 No. 

dwellings); to reduce overall 
density from 99 No. 

dwellings to 92 No. dwellings 
and associated and ancillary 

works.

MAJ 21-Apr-22 17-Nov-22 30 208 17/02/2026 199 8 31/03/2026 31/05/2026

Amended road 
layout (PSD) 

drawings 
submitted by 

applicant 
following 

comments from 
DfI Roads. DfI 

Roads 
reconsulted

LA04/2024/0483/F
34-44 Bedford Street and 6 

Clarence Street, Belfast

Proposed change of use 
from Office (B1) and 

restaurant (Sui Generis) to 
Hotel comprising of 88 no. 

bedrooms, two storey 
rooftop extension, restaurant 

and bar offerings, gym 
facilities, including new 

dormer windows on roof, 
internal and external 
refurbishment and 

alterations, and all associated 
site works.

MAJ 19-Mar-24 15-Oct-24 30 108 10/03/2026 103 5 Permission 
Granted

LA04/2024/0480/DCA
34-44 Bedford Street and 6 

Clarence Street, Belfast

Part demolition of existing 
buildings (stripping back of 
roof, shopfront and other 

external alterations to 
facilitate change of use and 

extension of buildings to 
hotel use.

LOC 29-Mar-24 12-Jul-24 15 107 10/03/2026 101 5 Consent 
Granted

LA04/2024/0015/F
Lands at Cabin Hill, Upper 

Newtownards Road, Belfast BT4

Erection of 53 residential 
units (including 43 dwellings 
and 10 apartments) including 

creation of access, internal 
roads, landscaping and 

associated works (revised 
information). 

MAJ 05-Dec-25 03-Jul-26 30 19 10/03/2026 13 5 Permission 
Granted

LA04/2025/0973/F
Bradbury Place 30-44 Bradbury 

Place,  Belfast,  BT7 1RS

Retrospective change of use 
from student 

accommodation to short 
term lets accommodation 
(limited to July & August 

each year only) 

LOC 12-Jun-25 25-Sep-25 15 44 10/03/2026 38 5 Permission 
Granted

 14/04/2026 15:59:15
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LA04/2025/1003/F
81-107 York Street,  Belfast,  BT15 

1AT

Proposed use of 300 No. 
Student Bedrooms/Studios 

as Short Term Let 
Accommodation outside of 

term time.

LOC 16-Jun-25 29-Sep-25 15 43 10/03/2026 38 5 N/A 31/05/2026
S76 being 

signed, then to 
be issued.

LA04/2025/1350/F

29 GLENCAIRN STREET
EDENDERRY

BELFAST
BT13 3LT

Change of Use from 3 bed 
Dwelling (Class C1) to 5-bed, 
5-person HMO (sui generis)

LOC 24-Jul-25 06-Nov-25 15 38 10/03/2026 32 5 N/A To be 
reconsidered

Deferred for Site 
Visit

LA04/2025/1272/F
Harberton North Special School 

29a Fortwilliam Park,  Belfast,  
BT15 4AP

Erection of temporary mobile 
classroom village to faciltate 

future refurbishment and 
extension of existing 

Harberton North Special 
School, comprising 3 no. 2-
storey blocks of temporary 
classroom accommodation, 
temporary hard play areas, 
temporary staff and visitor 
parking areas, tree removal 
and landscpaing. (Amended 

Plans)

MAJ 31-Jul-25 26-Feb-26 30 37 10/03/2026 31 5 Permission 
Granted

LA04/2025/0574/F
Surface level car park at lands to 

east of Lanyon Place Station  
Mays Meadow,  Belfast,  BT1 3NR

Erection of eight storey 
building comprising seven 

floors of grade A office 
accommodation, ground 

floor retail / business units 
together with car parking (15 

no. spaces), cycle parking 
and plant areas: and public 

realm improvements 
including dedicated drop-off 

area to front of building

MAJ 17-Apr-25 13-Nov-25 30 52 10/03/2026 46 5 N/A 31/05/2026

Applicant to 
address issues 
raised by DfI 

Roads

LA04/2025/0594/F
163 Ballygomartin Road,  Belfast,  

BT13 3NA

Change of use from 4 
bedroom residential property 
(C1) with to 5 bed HMO with 
occupancy of 5 (Sui Generis) 

LOC 30-Apr-25 13-Aug-25 15 50 10/03/2026 44 5 N/A To be 
reconsidered

Deferred for Site 
Visit

 14/04/2026 15:59:15
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LA04/2025/0837/F
Land of the former Mount 

Masonic Hall, 45 Park Avenue 
Belfast BT4 1SH. 

Demolition of Mount 
Masonic Hall, erection of 35 
no. social housing units in 2 
no. blocks with associated 
private, shared, communal, 

and public space, 29 no. 
private car parking spaces, 

vehicle and pedestrian access 
from Park Avenue, 

improvements to pedestrian 
steps linking Strandburn 

Drive to Sydenham Park, and 
demolition of 1no. garage.

LOC 13-Jun-25 26-Sep-25 15 44 10/03/2026 38 5 Permission 
Granted

LA04/2025/0951/F
Loughside playing fields, Shore 

Road, Belfast, BT15 3PZ

Proposed 25m monopole 
with 6no. antennas, 4no. 
transmission dishes, 2no. 
equipment cabinets and 
ancillary development 

thereto. 

LOC 30-Jun-25 13-Oct-25 15 41 10/03/2026 36 5 Permission 
Refused

LA04/2025/1002/F
24 Rutherglen Street, Belfast, 

BT13 3LS

Change of use from 4 bed 
residential dwelling (C1) to 5 
bedroom HMO (suis generis) 
with occupancy for 5 people

LOC 17-Jul-25 30-Oct-25 15 39 10/03/2026 33 5 N/A To be 
reconsidered

Deferred for Site 
Visit

LA04/2025/1692/F

Existing soccer pitch at 
Marrowbone Millenium Park 
(approx. 25m north of No. 8 

Ardoyne Court), Ardoyne Avenue, 
Belfast. 

Extension of existing ballstop 
fencing from 5m to 8m along 

three sides. This will total 
220m in length. (Amended 

Proposal Description)

LOC 21-Oct-25 03-Feb-26 15 25 10/03/2026 20 5 Permission 
Granted

LA04/2025/0463/F
Decco Ltd 1-5 Redcar Street,  

Belfast,  BT6 9BP

Proposed change of use of 
Vacant Warehouse to indoor 

Padel Court Facility to 
include, Cafe, Changing 

rooms, Gym, Picklecourts and 
ancillary site development 

works

LOC 26-Mar-25 09-Jul-25 15 55 10/03/2026 49 5 N/A 31/05/2026

Delegated  
authority sought 
to resolve final 
response from 

NIW. 
Discussions 

ongoing.
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PLANNING COMMITTEE 

 
 
 
 
 

Subject: 
Delegation of Local applications with NI Water objections 

 
Date: 21st April 2026 

 
Reporting Officer(s): Kate Bentley, Director of Planning and Building Control  

Contact Officer(s): 
Ed Baker, Planning Manager (Development Management)   
Ciara Reville, Principal Planning Officer (South and West) 
Lisa Walshe, Principal Planning Officer (North and East) 

 

Restricted Reports     

Is this report restricted? Yes 
 

No 
 

If Yes, when will the report become unrestricted?                                                    

After Committee Decision  
 

  

After Council Decision  
 

  

Some time in the future  
 

  

Never  
 

  

     

 

Call-in     

 
Is the decision eligible for Call-in?                                                  
 

Yes 
 

No 
 

 

1.0 Purpose of Report or Summary of Main Issues 

1.1 
 
 
 
1.2 
 
 
 
1.3 
 
 
 
 
 

Since June 2022, the Planning Committee has periodically considered reports seeking 
delegated authority for the Director of Planning and Building Control to determine certain 
Local applications to which NI Water (NIW) has objected.  
 
The Council continues to receive objections from NIW to some Local applications. The 
purpose of this report is to seek the Committee’s agreement to delegate to officers those 
Local planning applications to which NIW has objected as set out at Appendix 1. 
 
For the avoidance of doubt, it is only those applications which would have been delegated 
to officers under the Scheme of Delegation were it not for the objection from NIW (a 
statutory consultee) which are proposed to be delegated. Therefore, any of the Local 
applications listed at Appendix 1 which it may later transpire require to be referred to the 
Committee for other reason/s (other than the NIW objection) will be reported to the 
Committee to determine. 

 X 

 

 

 

 

X  
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1.4 Elected Members can also still request that the applications at Appendix 1 are referred to 
the Committee under paragraph 3.8.1 of the Scheme of Delegation. 
 

2.0 Recommendation 

2.1 
 
 

That the Committee agrees to delegate to the Director of Planning and Building Control 
those Local planning applications to which NIW has objected set out at Appendix 1.  
 

3.0 Main Report 

 
 
3.1 
 
 
 
3.2 
 
 
 
 
 
 
 
3.3 
 
 
 
3.4 
 
 
 
 
3.5 
 
 
 
 
3.6 
 
 
 
3.7 
 
 
 
 
 
 
 
 
3.8 
 
 
 
 

Background 
 
As reported to the Committee Workshop in November 2021, NIW is objecting to a 
significant number of Local applications on grounds of insufficient waste-water 
infrastructure capacity.  
 
As advised at the Committee Workshop, officers have been engaging with NIW to try to 
resolve those objections in a strategic context. Whilst progress is being made, and NI 
Water has been considering a threshold for the scale and nature of development above 
which they would like to be consulted on future planning application, the objections to these 
Local applications remain. 
 
Scheme of Delegation  
 
The Committee will be aware that the Council operates a Scheme of Delegation for 
Planning which identifies which matters are to be determined by the Committee and which 
are delegated to officers.  
 
Paragraph 3.8.5 (f) of the Scheme of Delegation (December 2025) states that planning 
applications are not delegated where ‘There is an objection from a statutory consultee and 
the recommendation of the Planning Officer is to approve.’ This means that those 
applications are required to be determined by the Planning Committee.  
 
The Planning (General Permitted Development) Order (Northern Ireland) 2016 identifies 
NIW as a statutory consultee ‘…where a development proposal is likely to significantly 
impact upon the availability of suitable water and sewerage infrastructure to service 
development proposals.’ 
 
This means that where NIW has lodged an objection to a Local application and the officer 
recommendation is to approve, the application is not delegated and must be determined by 
the Committee.  
 
Therefore, the Committee has agreed to delegate Local applications with the NIW 
objections to the Director of Planning and Building Control, as set out in similar previous 
reports to the Committee. This has avoided the potential need to report to date 329 
individual applications to the Committee. To have reported all those applications to the 
Committee would have been logistically extremely challenging, costly and would have 
resulted in further delays for applicants.   
 
Nature of NI Water objections 
 
NI Water has lodged objections to Local applications for one or both of the following 
reasons. 
 

a) there is insufficient capacity at the local Waste Water Treatment Plant to support 
the proposed development, and/or  
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3.9 
 
 
 
 
3.10 
 
 
 
 
 
 
 
3.11 
 
 
 
 
 
 
3.12 
 
 
 
 
 
 
 
 
3.13 
 
 
 
 
 
 
 
 
 
 
3.14 
 
 
3.15 
 
 
 
 
 

b) there is insufficient network capacity within existing Combined Storm Overflows 
to support the development, and/ or 
 

c) there is insufficient network capacity within the foul sewerage system and a 
Wastewater Impact Assessment is required.  

 
In broad terms, NIW is concerned that a lack of infrastructure capacity would give rise to 
risk of environmental harm including pollution, flooding and adverse impact on existing 
property. In some cases, NIW is concerned that the application site may be hydrologically 
linked to Belfast Lough and may harm its water quality. 
 
However, allowance must be made for existing significant committed development across 
the city including extant planning permissions. It is highly unlikely that all such 
development, which includes unimplemented permissions for around 20,000 houses and 
significant levels of commercial floor space across the city, will come forward at once, if at 
all. In practical terms it would be unreasonable for the Council to withhold planning 
permission given the fall-back of the need to connect those developments to existing waste 
water infrastructure.  
 
In the case of Waste Water Treatment capacity, NI Water advises that there was an 
increased capacity from July 2023, albeit this will not be sufficient to address long term 
waste water treatment plant infrastructure requirements. 
 
 
Habitats Regulations Assessment 
 
Officers have met with Shared Environmental Services (SES). 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. 
 
A precautionary approach applies to Habitats Regulations Assessment (HRA). 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 NIW object to an application stating concerns about 
potential environmental pollution, the Planning Service will automatically consult SES and 
ask them to undertake a HRA Appropriate Assessment Screening to ascertain whether 
there would be a likely significant impact. This would also trigger statutory consultation with 
DAERA NIEA.  
 
Local applications for which delegated authority is sought to determine 
 
The further Local applications to which NIW has objected and which delegated authority is 
sought to determine are listed at Appendix 1. 
 
It should be noted that only those applications which would have been delegated to officers 
under the Scheme of Delegation were it not for the objection from NIW are proposed to be 
delegated. Therefore, any of the Local applications listed at Appendix 1 which it transpires 
need to be referred to the Committee for other reason/s under the Scheme of Delegation 
will be reported to the Committee to determine. Individual Members can also still request 
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that the applications at Appendix 1 are referred to the Committee under paragraph 3.8.1 of 
the Scheme of Delegation. 

 

4.0 Financial & Resource Implications 

4.1 
 
 
 
 

The cost, time and resources involved in individually reporting all Local applications to which 
NI Water has objected to the Planning Committee would be considerable. It would also 
require several additional sittings of the Committee. The recommended approach set out in 
this report is considered to be a much more efficient use of resources. 
 

5.0 Equality or Good Relations Implications / Rural Needs Assessment 

5.1 No adverse impacts identified. 
 

6.0 Appendices – Documents Attached  

 Appendix 1 – List of Local applications which are proposed to be delegated to officers to 
determine. 
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Appendix 1 – Local applications with NIW objections  

(April 2026) 

 DEA 
 

REFERENCE 
 

DATE 
RECEIVED 

 

PROPOSAL 
 

ADDRESS 
 

1 Lisnasharragh LA04/2026/0008/F 22/12/2025 Demolition of existing 
structures on site and 
erection of purpose built 
padel facility comprising 8no. 
padel courts and ancillary 
uses to include café, changing 
facilities and recovery studio 
and all other associated site 
and access works. 

468-472 
Castlereagh Road, 
Belfast, 
BT5 6RG 

2 Court LA04/2025/1942/F 11/11/2025 Replacement refigeration 
plant, downsize of shop with 
new shopfront entrance, new 
parcel lockers and new 
laundrette 

Belfast co-
operative society 
ltd, 192-212 
Shankill Road, 
Belfast, BT13 2BJ 

3 Court LA04/2025/2147/F 09/02/26 Change of use from former 
church (sui generis) to 
makerspace (B2 light 
industrial) with workshop and 
artists’ studios, ancillary 
retail, training and 
community uses. 

Nelson Memorial 
Presbyterian 
Church, 1 
Annsboro Street,  
Belfast  BT13 2PH 

4 Oldpark La04/2025/1708/F 14/11/25 Proposed change of use of 
retail unit to indoor padel 
tennis facility with minor 
external alterations 

Unit 3, Hillview 
Retail Park, 
Crumlin Road, 
Belfast 

5 Titanic LA04/2026/0245/F 06/03/26 Proposed demolition of 
existing buildings and 
erection of 3no. (2.5 storey) 6 
bed, 6 person HMO units 
along with associated 
development (Sui generis) 

171, 173 and 175  
Albertbridge 
Road,  
Ballymacarrett,  
Belfast,  BT5 4PS 

6 Court LA04/2025/1796/F 03/12/25 Proposed single storey 
community building including 
associated fencing, parking 
and site works. Proposed 
single storey community 
building including associated 
fencing, parking and site 
works. 

Lands north west 
of 98 Forthriver 
Road, Glencairn, 
BT13 3SE 

7 Central LA04/2025/1210/F 21/07/25 Proposed change of use at 
ground and first floor level 
from retail (Class A1) to fast 
food restaurant and 
takeaway including inside 

Unit 5, Donegall 
Arcade, 5-7 Castle 
Place, Belfast, 
BT1 1GA 

Page 17



2 
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Development Management Officer Report 
 

Summary 

Committee Meeting Date: 21st April 2026 
 

Application ID: LA04/2024/1646/F 
 

Proposal: 
 
Demolition of existing dwelling (no. 50 
Gilnahirk Road) to facilitate proposed 
extension and alterations to existing petrol 
filling station including extension of retail floor 
space, extension and realignment of carpark 
to provide 9 no. additional car parking spaces 
and pedestrian access, cycle parking, 
construction of retaining wall and associated 
landscaping 
 

Location: 
 
46-50 Gilnahirk Road, Belfast BT5 7DG 

Referral Route: Request from Cllr C Bower and Cllr Long 
 

Recommendation: Approval subject to conditions 
 

Applicant Name and Address: 
 
Maxol Oil Ltd 
48 Trench Road 
Mallusk 
Newtownabbey 

Agent Name and Address: 
 
Clarman Partnership Ltd 
Unit 1, 33 Dungannon Road,  
Coalisland 
Dungannon 
 

Executive Summary: 
 
This application seeks full permission for the demolition of an existing dwelling (No. 50 Gilnahirk 
Road) to facilitate proposed extension and alterations to existing petrol filling station including 
extension of retail floor space, extension and realignment of carpark to provide 9 no. additional car 
parking spaces and pedestrian access, cycle parking, construction of retaining wall and associated 
landscaping 
 
The application site is located at Nos. 46 – 50 Gilnahirk Road.  The site comprises of an existing 

petrol filling station with forecourt and parking to the front and detached retail shop to the rear at 

Nos 46-48 Gilnahirk Road.  The site also includes a detached single storey dwelling immediately 

adjacent to the filling station at No. 50 Gilnahirk Road.   There is parking to the northern side of the 

forecourt and directly along the front of the retail shop. The site is undefined to the front of Nos. 46-

48 where the PFS is accessed, with wooden fencing defining the remainder of the boundary.  No. 

50 to the front displays a wall, with mature hedging along all other boundaries.  

The key issues to be considered in the assessment of this application are: 
- Principle of the proposed use 
- Proposed demolition of dwelling 
- Design 
- Impact on amenity 
- Impact on Built Heritage 
- Climate change 
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- Health Impacts 
- Access and transportation 
- Natural heritage 
- Environmental protection 
- Wastewater infrastructure 
- Trees and landscaping 
 
Statutory consultees have raised no objection, subject to conditions.  The application has been 
neighbour notified and advertised in the local press.  22 representations were received in total 
which are considered in the assessment below.  This includes a petition signed by 38 people, a 
number of whom also made representations. 
 
Having regard to the development plan and other material considerations, the proposal is 
acceptable. It is recommended that planning permission is approved. Delegated authority is sought 
for the Director of Planning and Building Control to finalise the wording of conditions, and deal with 
any other issues that arise, provided that they are not substantive. 
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Case Officer Report 

1.0 Drawings 
 

Site Location Plan 

 

 
 
 

Aerial image with site boundary  
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Proposed site plan 
 

 
 

Proposed Plans and Elevations 
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CGI image 
 

 
 

2.0 
 
2.1 
 
 
 
 
 
 
 
 
2.2 
 
 
 
 
2.3 
 
 
 
2.4  
 
 
 
3.0 
 
3.1 
 
 
 

Characteristics of the Site and Area 
 
The application site is located at Nos. 46 – 50 Gilnahirk Road.  The site comprises of an 
existing petrol filling station with forecourt and parking to the front and detached retail 
shop  to the rear at Nos 46-48 Gilnahirk Road.  The site also includes a detached single 
storey dwelling immediately adjacent to the filling station at No. 50 Gilnahirk Road.   
There is parking to the northern side of the forecourt and directly along the front of the 
retail shop. The site is undefined to the front of Nos. 46-48 where the PFS is accessed, 
with wooden fencing defining the rest.  No 50 to the front displays a wall, with mature 
hedging along all other boundaries.  
 
The site lies within a mixed-use area comprising commercial and residential uses.  The 
area is characterised by a mix of semi-detached and detached dwellings mainly and a 
row of shops and commercial premises immediately adjacent and to the north of Nos 46-
48. 
 
The site is in the vicinity of a listed Parliamentary Boundary Post (HB 26/11/010), a cast-
iron administrative marker post of 1918 marking the outer extent of the administrative 
jurisdiction of Belfast Corporation (Belfast City Council).  
 
Under the Belfast Urban Area Plan (BUAP) the site is unzoned within the settlement 
development limit. In Draft Belfast Metropolitan Area 2015 (dBMAP) the site is included in 
Castlereagh and is also unzoned land within the settlement development limits. 
 
Description of Proposed Development 
 
Demolition of existing dwelling (no. 50 Gilnahirk Road) to facilitate proposed extension 
and alterations to existing petrol filling station including extension of retail floor space, 
extension and realignment of carpark to provide 9 no. additional car parking spaces and 
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3.2 
 
 
 
 

pedestrian access, cycle parking, construction of retaining wall and associated 
landscaping 
 
The proposal seeks to extend the existing Spar shop and Petrol Filling Station forecourt 
and site to include the lands currently occupied by No. 50 Gilnahirk Road. The canopy 
and fuel pumps will remain in the same location and the access is unchanged.  The shop 
is to be extended by 163sqm to the south of the site.  It is also proposed to provide 
additional car parking and circulation space on the forecourt. A new pedestrian access 
from Kingsway Avenue was originally proposed but removed following community 
feedback. 26 car parking spaces will be provided. 
 

4.0 
 
4.1 
 
4.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
4.3 
 
 
 
 
5.0 
 
5.1 
 
 
5.2 
 
 

Planning Policy 
 
Development Plan – local development plan 
 
Belfast Local Development Plan, Plan Strategy 2035 
 
Policy SP1A – managing growth and supporting infrastructure delivery 
Policy SP2 – Sustainable development 
Policy SP3 – Improving health and wellbeing 
 
Policy DES1 – Principles of urban design 
 
Policy BH1 – Listed Buildings 
 
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 HC1 – Promoting healthy communities 
Policy GB1 – Green and blue infrastructure network 
Policy TRE1 – Trees 
Policy NH1 – Protection of natural heritage resources 
 
Policy TRAN1 – Active Travel – Walking and Cycling 
Policy TRAN2 – Creating an accessible environment 
Policy TRAN3 – Transport Assessment 
Policy TRAN6 – Access to public roads 
Policy TRAN8 – Car parking and servicing arrangements 
 
Supplementary Planning Guidance  
Retail and Main Town Centre Uses 
Sustainable Urban Drainage Systems  
Transportation 
 
Planning Assessment of Policy and Other Material Considerations 
 
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) 
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5.3 
 
 
 
5.4 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.4  
 
 
 
 
 
 
 
 
 
 
 
 
 
6.0 
 
 
 
 
 
6.1 
 
 
 
 
 
 
 
 
 
 
 
 
 

Draft Belfast Metropolitan Area Plan 2015 (v2014) 
 
Regional Planning Policy 
Regional Development Strategy 2035 (RDS) 
Strategic Planning Policy Statement for Northern Ireland (SPPS) 
 
Relevant planning history  
The most relevant planning history relates to No. 48 and is summarised below. 

- Y/2006/0132/F – 46 - 48 Gilnahirk Road – Demolition of existing filling station and 
shop and rebuild to provide new filling station and supermarket/retail outlet – 
Permission granted 3rd April 2007. 

 
The proposal does not fall under the category of Major development, and therefore Pre-
Application Community Consultation (PACC) was not a statutory requirement, however a 
Proposal of Application Notice (LA04/2022/1940/PAN) was submitted to set out the 
applicant’s proposals for the consultation. A voluntary consultation exercise was carried 
out and a Pre-Application Community Consultation (PACC) report was submitted with the 
planning application. The report advised that 18 people provided written feedback.  
These included 16 objections, 2 supporters and 1 non-committal response.  A number of 
amendments were made to the proposal as a result of feedback. 
 
Consultations and Representations 
 
Statutory Consultees 
DAERA Natural Environment Division – No objection 
DAERA Regulation Unit – No objection subject to conditions 
DAERA Water Management Unit – No objection 
NI Water – No objection 
DfI Roads Service – No objection subject to conditions 
DfC HED – No objection subject to conditions 
DfI Rivers Agency – No objection 
 
Non Statutory Consultees 
BCC Environmental Health – No objection subject to conditions 
 
Representations 
The application has been neighbour notified and advertised in the local press.  22 
representations were received in total which are considered in the assessment below.  
This includes a petition signed by 38 people, a number of whom also made 
representations. 
 
The issues raised are as follows: 

- Parking 
- Increased traffic  
- Road safety including amending current speed limits 
- Noise pollution 
- Light pollution 
- Impact on air quality from delivery lorries and traffic  
- Loss of privacy 
- Erosion of local character of the area  
- Retail units nearby, no requirement for expansion 
- Too much competition for existing retail units 
- Neon signage 
- Loss of mature hedge on Kingsway Ave 
- Will lower house prices 
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6.2 
 
 
 
 
 
 
6.3 
 
 
 
6.4 
 
 
 
 
6.5 
 
 
 
6.6 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

- Public safety 
- Risk of contamination 
- Impact on natural heritage such as bats and badgers 
- Info submitted inaccurate and misleading 
- Demolition of residential dwelling 
- Extension out of keeping with Spar ‘core values’ 
- Loss of view 

 
The relevant planning issues are considered within the main assessment below. 
However, a number of the issues raised are not planning considerations and outside the 
remit of planning legislation and guidance such as current speed limits, residential 
property prices for the area, or the “values” of the business operating on the site.  Officers 
are satisfied that the submitted technical information has been compiled professionally 
and accurately. 
 
PLANNING ASSESSMENT 
 
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 policies – the Plan Strategy contains a range of operational policies 
relevant to consideration of the application. The main policies for consideration in this 
case are Policies  
 
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.  
 
Belfast Urban Area Plan 2001 - The site is unzoned land located within the settlement 
development limit in the BUAP. 
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7.0 
 
7.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
8.0 
 
8.1 
 
 
 
 
 
 
 
8.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
8.3  
 
 
 

Belfast Metropolitan Area Plan 2015 (2004 and 2014) - In both versions of DBMAP 
the site, located with the former Castlereagh Council Area is unzoned land within the 
settlement development limits. 
 
Key issues 
 
The key issues to be considered in the assessment of this application are: 
- Principle of the proposed use 
- Proposed demolition of dwelling 
- Design 
- Impact on amenity 
- Impact on Built Heritage 
- Climate change 
- Health Impacts 
- Access and transportation 
- Natural heritage 
- Environmental protection 
- Wastewater infrastructure 
- Trees and landscaping 
 
Principle of development/ Proposed demolition of dwelling 
 
The application site is on unzoned land within the development limits as designated in the 
BUAP and Draft BMAP. The proposal is not located within any designated centre/area.  
The immediate context is a mix of residential and commercial uses.  The use has clearly 
been established on the existing PFS site and the proposal seeks to provide a small 
extension to the retail shop with reconfiguration of parking and circulation areas 
extending into the adjacent site at No. 50 Gilnahirk Road. The existing retail shop is 
limited to a local convenience and service role for the immediate area. 
 
The proposal involves the demolition of the existing dwelling at No. 50 to facilitate the 
development.  The existing building is not listed, nor within a Conservation Area or Area 
of Townscape Character and therefore not afforded protection. Whilst the proposal will 
result in the loss of a dwelling, it is considered to comply with Policy HOU3 in that its 
redevelopment is considered complementary to surrounding residential uses and will not 
result in any adverse effects on existing residential amenity as set out in the assessment 
below. Notwithstanding, demolition of the existing dwelling at No. 50 Gilnahirk Road is 
permitted development and would not require consent. In support of the demolition a 
detailed Demolition Justification Report was submitted and stated that as much of the 
fabric of the existing PFS would be kept however the demolition of No. 50 was 
unavoidable for the proposed scheme to allow for the: 

• Provision of extra retail space to be able to provide consumers with a greater range of 
products 

• Provision of cycle stand with 10. no cycle parking spaces, to facilitate and encourage 
locally, more sustainable means of travel. 

• Provision of additional disabled parking bay to meet inclusivity standards 
• Provision of 2.3m clear access route for pedestrians to access and exit shop safely 
• Provision of designated pedestrian walkways for pedestrians accessing the shop from 

pavement. 
• Provision of 9 no. additional car parking spaces for customers 

 
The applicant has advised that it is intended that the blockwork from the dwelling will be 
crushed and used as fill for the extension for the site. The demolition of the existing 
dwelling is considered acceptable, having regard to Policy ENV2. 
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8.7 
 
 
 
 
 
 
8.8 
 
 
 
 
 
 
 
 
 
 
 
8.9 
 
 
 
 
 
 

The canopy and fuel pumps will remain in the same location and the access is 
unchanged.  The retail store will extend to a net area of 336 sqm (495 sqm gross), which 
equates to an extension of 163 sqm (entrance lobby of 12 sqm and 151 sqm of retail 
floorspace).  It is also proposed to provide additional car parking and circulation space on 
the forecourt. 
 
Policy RET 1 sets out the established centre hierarchy, focused on Belfast City Centre 
Primary Retail Core and the wider City Centre, district and local centres. Policy RET 2 
requires proposals for main town centre uses outside existing centres to demonstrate that 
there is not a sequentially preferable site in, or on the edge of the centre and a retail 
impact assessment is required for proposals over 1,000 sqm.  This proposal is not over 
1000 sqm. The Petrol filling station is a suis generis use in the Planning (Use Classes) 
Order (Northern Ireland) 2015 and, in policy terms, is a main town centre use.  
 
The Applicant has undertaken a sequential test assessment, appended to a supporting 
Retail and Planning Statement. A 5-minute catchment area set out in the sequential test 
included one designated centre i.e. King’s Square District Centre (as designated in draft 
BMAP) and indicates that no sites are available within King’s Square to accommodate 
the development largely due to insufficient vacancy/occupancy and site size. 
Notwithstanding this, the Sequential Assessment indicates that ‘There is no prospect of a 
151 sq m retail extension at the proposal site having any adverse impact on the vitality 
and viability of Kings Square’ and ‘the proposal will continue to provide a complementary 
offer to the shops in the immediate area. The role and function of these shops will not 
change, they will still meet local everyday needs of the Cherryvalley residents’. It is also 
argued that the catchment is constrained by other Petrol Stations to the west / southwest, 
and there are no protected centres even within a larger 8 drivetime catchment area. The 
catchment does not extend to Connswater. Dundonald is just outside the catchment but 
has also been reviewed and no suitable sites were identified. 
   
The assessment also states that the modest scale and nature of the additional floor 
space means that it could only serve a local need, and so, will not have an adverse 
impact on the city, or any other designated centres. The creation of additional 
employment for local people will ensure further support for the economy and 
communities. There will also be a number of construction jobs created, further boosting 
the economy.    
 
Officers have assessed the supporting information and undertaken a review of available 
sites and, taking account of the existing established use on site, which is material to this 
assessment, are satisfied that there are no sequentially preferable sites in, or in the edge 
of centres within the catchment area having regard to criteria of suitability, availability and 
viability. On balance, it is considered that the majority of trade will be drawn from 
unprotected locations and as such the scale of impact on protected centres is not likely to 
be significant. It is also considered that the proposal, when assessed individually and 
cumulatively with other extant retail permissions within the catchment, would not 
adversely affect the vitality and viability of protected centres within its catchment area. 
The proposed extension of the existing retail shop is considered acceptable at this 
location and complies with RET2 of the Plan Strategy. 
 
The area as stated previously is a mix of residential and commercial uses, with education 
facilities nearby also.  The use is existing at present and the proposed extension is 
considered an acceptable use at this location. 
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8.18 
 
 
 
 
 
 
 

Design 
 
The existing site accesses are off Gilnahirk Road with an access and egress to the site 
that will remain in the same location, however realigned to allow for a new pedestrian 
crossing point increasing accessibility to the site.  Parking provisions have been created 
within the site with a total of 26 spaces including 23 standard spaces, 2 disabled spaces, 
and one parent and child space.  The petrol forecourt, canopy and totem sign are to 
remain as existing as well as all existing site infrastructure such as drainage, Air, Vacuum 
and water facilities etc. 
 
The applicant has advised that the existing retail store was built approximately 17 years 
ago and requires modernisation to bring it in line with modern standards, providing 
greater circulation space in store.  The proposed extension is to the south of the site and 
the redesign of the existing building proposes a double height entrance, two parapet 
roofs and a pitched roof which the Design and Access Statement describes will unify with 
the existing dwellings in the area. 
 
The external materials proposed are Kingspan roofing to the extension and grey tiles to 
the pitched roof; with a white render finish to the walls and features of cedar timber 
cladding and granite stone.  The entrance foyer is proposed as dark grey cladding.  
These are considered to be in keeping with and acceptable for the site and surrounding 
area and will not have an adverse impact on the character and appearance of the area.  
Any new signage shall be applied for under a separate application to display 
advertisements.   
 
Impact on neighbouring amenity 
 
Representations were received from nearby residents which detailed noise from the 
resultant development, increase in traffic and lack of parking, proposed lighting including 
neon signage, loss of privacy and erosion of local character of the area as points of 
concern, amongst others. 
 
The proposed elevations show no fenestration that would lead to overlooking on to 
neighbouring private amenity or habitable rooms. 
 
A Noise Impact Assessment (NIA) as well as External Lighting reports were submitted in 
support of the application and forwarded to BCC Environmental Health for comments.  
The NIA submitted indicates that operating hours are to remain as existing however BCC 
EHO suggested a Condition be attached should Approval be granted to restrict those to 
the times in place already and also restricting times for deliveries.  BCC EHO described 
how the proposed development is situated adjacent to a residential area, potentially 
exposing residents to commercial noise arising from the development. However, the 
noise sources which potentially may have given concern, i.e. plant, equipment and 
deliveries will not change as part of the development. An increase in parking provision is 
proposed, however EHO is content that no adverse noise impact will be expected as a 
result. 
 
Details of external lighting were submitted for consideration also and BCC EHO 
responded with no objection subject to the inclusion of a condition stating that the design 
and installation of the lighting scheme shall not exceed the vertical illuminance (Lux) 
limits as stipulated in the Institute of Lighting Professionals (ILP) Guidance Notes for the 
Reduction of Obtrusive Light GN01/20:2021, at the windows of the nearest residential 
habitable rooms.  BCC Environmental Health therefore are content that no adverse 
impact should arise from the proposed development.  The proposal is therefore 
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acceptable in terms of Policy ENV1, in that it protects communities from materially 
harmful development. 
 
Impact on Built Heritage 
 
The site is in the vicinity of a listed boundary post.  HED Historic Buildings are content 
with the proposed works but note that no reference to the listed asset is made in the 
documents submitted. Given this they have suggested the inclusion of a condition should 
approval be granted ensuring a method statement shall be submitted and agreed in 
writing prior to the commencement of any works, thus ensuring the protection of the listed 
boundary post for the duration of the works.  The proposal therefore complies with Policy 
BH1 of the Plan Strategy in that the nature of the development respects the setting of the 
listed post. 
 
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.  
 
Various measures are proposed to comply with ENV2 and ENV3 however, for example 
solar energy will be captured by new PV panels; a heat recovery system will be installed; 
and old equipment will be replaced such as the existing refrigeration units, with new low 
energy chillers.  Most notably the existing main structure is to be reused, not demolished 
and redeveloped.  As detailed within the Demolition Justification Statement the age and 
condition of No 50 means that the materials will be unlikely suitable to be reused, 
however where possible they will be recycled with blockwork reused as the fill for the 
base of the extension.   The proposal is considered to comply with policies ENV2 and 3. 
 
Policy ENV5 states that all built development shall include, where appropriate, SuDs 
measures to manage surface water effectively on site.  It is proposed to reduce surface 
water run-off and to ensure flooding is not increased elsewhere. by providing a geo-
cellular storage tank providing 7.56m³ of water storage capacity, to achieve a 1 in 100-
year storm event capacity. In providing an attenuation tank, the proposal reduces storm 
discharge, by holding excess water and slowly discharging it back into the sewage 
system.  Additionally, the proposal makes use of permeable paving for the proposed 
raised paving areas, at the front of the shop. In doing so, permeable paving allows water 
to infiltrate from the surface, through the gaps and joints in the paving, and into the soil.  
The proposal meets the requirements of policy ENV5 of the Plan Strategy. 
 
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 will provide  local 
services supporting community infrastructure that will help contribute to the health and 
wellbeing of the community over a long-term basis.  The proposal is considered to satisfy 
the requirements of Policy HC1. 
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Access and transportation 
 
The main concern raised within representations is with regards to increase in traffic and 
existing parking issues. A Transport Assessment Form was submitted as part of the 
application.  The two existing vehicular entrances from Gilnahirk Road are to be used for 
access and egress.  Car parking for 26 cars is proposed within the site as well as a cycle 
stand for 10 bicycles, encouraging sustainable modes of transport.  DfI Roads Service 
has considered the proposed development and raise no objection subject to conditions.  
The scale of development and transport implications of the proposal were assessed by 
DFI Roads and considered to be acceptable.  
 
The proposal is considered acceptable having regard to Policies TRAN1, TRAN2, 
TRAN6, and TRAN 8.  Transportation considerations in the SPPS are set out at pages 
106-110 and Policy requirements essentially repeat the provisions of the Plan Strategy 
and accordingly no conflict arises. 
 
Natural Heritage 
 
Policy NH1 relates to the protection of natural heritage resources. A Bat Roost Potential 
Survey Report and Preliminary Ecological Assessment were submitted as part of the 
application. DAERA NED are content the proposed development is unlikely to 
significantly impact protected or priority species or habitats. The Bat Roost Potential 
Survey has indicated that no bat roost features were located during the survey, therefore 
NED is content that the building is unlikely to currently support roosting bats. They have 
advised however if roosting bats are found during works, all works must stop and advice 
sought from DAERA Wildlife Team. 
 
Environmental Protection 
 
Supporting information has been presented with regard to the potential for contaminated 
land.  Following clarification on a number of points raised by BCC EHO relating to 
borehole sample locations and historical data, BCC EHO have recommended a condition 
to be included should unforeseen contamination be discovered as part of the 
development works, development will cease and the Council notified.  DAERA Regulation 
Unit responded with similar comments adding a condition should be included relating to 
the submission of a Verification Report should remediation works be required.  BCC EHO 
raised no concern with respect to the potential for Air pollution. 
 
Wastewater infrastructure 
 
Policy SP1A requires that necessary infrastructure is in place to support new 
development.  NI Water responded stating there is available capacity at the Wastewater 
Treatment Works (WWTW) and raise no objection to the proposed development. 
 
DAERA: Water Management Unit (WMU) raised no objection to the proposal but did 
highlight details within the Updated Drainage Assessment uploaded to the Planning 
Portal on 31st Oct 2024 which states that clean surface water from the extension will be 
disposed of to a watercourse.  DAERA WMU highlighted a surface water system 
discharging to a waterway can result in a flush of suspended solids and pollutants into 
the receiving waterway.  The Applicant therefore must gain Discharge consent, issued 
under the Water (Northern Ireland) Order 1999. 
 
A copy of the Schedule 6 Consent to Discharge was submitted and reviewed alongside 
the Updated Drainage Assessment by DfI Rivers Agency as part of the assessment and 

Page 31



Page | 14 
 

 
 
 
8.38 
 
8.39 

they offered no concerns relating to flood risk.  The proposal complies with Policy ENV4 
of the Plan Strategy  
 
Trees and landscaping 
 
The proposal shows the construction of a retaining wall and safety railing, to the southern 
boundary, as a means of addressing the rising site levels along Kingsway Avenue. This 
will only be visible when on the site itself and behind proposed replacement hedging 
adjacent to Kingsway Avenue.  Whilst there are limited opportunities for landscaping 
within he site, a landscaping plan has been submitted, which sets out the landscape 
approach to show how existing and proposed landscaping features will be monitored to 
promote landscaping within the site which offers amenity value. The proposed landscape 
proposal are considered acceptable. 
 

9.0 
 
 
 
 

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 wording of conditions, and deal with any other matters that arise prior to 
issuing the decision, provided that they are not substantive. 

 
 
 
  

Draft Conditions:  
 
1. 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. 
 
2. Prior to commencement of development, a Method Statement for the protection of the 
adjacent listed Parliamentary boundary post for the duration of the works shall be 
submitted and approved in writing by the Council. The works shall be carried out in 
accordance with the approved details. 
 
Reason: To ensure that special regard is paid to protecting the special architectural and 
historic interest and integrity of the building under Section 80 of The Planning Act (NI) 
2011.  
 
3. The development hereby permitted shall not be occupied until hard surfaced areas 
have been constructed within the site in accordance with the approved plan. This area 
shall not be used at any time for any purpose other than for parking and movement of 
vehicles in connection with the approved development. 
 
Reason: To ensure that adequate provision has been made for parking and traffic 
circulation within the site. 
 
4. The development hereby approved shall not be occupied until secure and covered 
cycle parking facilities have been provided on the site. These facilities shall be 
permanently retained on the site. 
 
Reason: To ensure acceptable cycle parking on the site and to encourage alternative 
modes of transport to the private car. 
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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 Council.  
 
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. The development hereby permitted shall not be commenced until any retaining wall 
requiring Technical Approval, as specified in the Roads (NI) Order 1993, has been 
approved and constructed in accordance with CG 300 Technical Approval of Highways 
Structures : Volume 1: Design Manual for Roads and Bridges.  
 
Reason: To ensure that the structure is designed and constructed in accordance with CG 
300 Technical Approval of Highways Structures: Volume 1: Design Manual for Roads and 
Bridges. 
 
7. 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.  This new 
contamination shall be fully investigated in accordance with the Land Contamination: Risk 
Management (LCRM) guidance available at 
https://www.gov.uk/guidance/landcontamination-how-to manage-the-risks. 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. 
 
Reason: To ensure that any contamination within the site is appropriately dealt with, in 
the interests of human health and protection of environmental receptors to ensure the site 
is suitable for 
use. 
 
8. After completing the remediation works under Condition 7; and prior to 
occupation of the development, a verification report shall be submitted in writing and 
agreed with the Council. 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: in the interests of human health and protection of environmental receptors to 
ensure the site is suitable for 
use. 
 
9. The design and installation of the artificial lighting scheme associated with the hereby 
permitted development shall not exceed the vertical illuminance (Lux) limits for 
Environmental Zone E3 as stipulated in the Institute of Lighting Professionals (ILP) 
Guidance Notes for the Reduction of Obtrusive Light GN01/20:2021, at the windows of 
the nearest residential habitable rooms. 
 
Reason: In the interest of residential amenity. 
 
10. Opening hours for the petrol station and associated retail unit shall be restricted to 
between 08:00 and 23:00 Hours. 
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Reason: In the interest of residential amenity. 
 
11. Site deliveries shall be restricted to between 08:00 and 20:00 Hours. 
 
Reason: In the interest of residential amenity. 
 
12. 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 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.  

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

 
13. The gross retail floor space of the retail store hereby approved shall not exceed 495 
square metres. 
Reason: To safeguard the vitality and viability of the City Centre and other Centres within 
the catchment. 
 
14. The net retail floor space of the retail store hereby approved shall not exceed 336 
square metres. 

Reason: To safeguard the vitality and viability of the City Centre and other Centres within 
the catchment. 
 
15. There shall be no sub-division of the retail store hereby approved into separate retail 
units. 

Reason: To safeguard the vitality and viability of the City Centre and other Centres within 
the catchment. 

 
16. Notwithstanding the Planning (Use Classes) Order (Northern Ireland) 2015 or 
Planning (General Permitted Development) Order (Northern Ireland) 2015, of the net 
retail floor space of the retail unit hereby approved, no less than [X square metres] shall 
be used for the sale and display of the items listed below and for no other purpose, 
including any other purpose in Class A1: 
(a) food, non-alcoholic beverages, alcoholic drink; 
(b) tobacco, newspapers, magazines, confectionery;  
(c) stationery and paper goods; 
(d) toilet requisites and cosmetics; 
(e) household cleaning materials; and 
(f) other retail goods as may be first determined in writing by the Council as generally 
falling within the category of 'convenience goods'. 
Reason: To limit the range of goods to be sold, in the interests of safeguarding the vitality 
and viability of the City Centre and other Centres within the catchment. 
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