Development Management Report
Committee Application

Summary

Committee Meeting Date: Tuesday 15 March 2022

Application ID: LA04/2021/2144/F

Proposal: Location:

Residential (social housing) development 150 Knock Road Belfast BT5 6QD
comprising of 2no. Apartment buildings
containing 52no. apartments (housing mix of
5no. 3p/2b Wheelchair & 47no. 3p/2b CAT 1
apartments) with associated incurtilage
parking and landscaping (change of design to
extant planning permission ref:
Z/2011/0426/F).

Referral Route: Planning Committee — major application

Recommendation: APPROVAL

Applicant Name and Address: Agent Name and Address:
GEDA Limited Barry Owens Consulting

36 Moore Street 38 Highfields Avenue
Coalisland Dublin Road

Dungannon Newry

BT71 40QB BT35 8UG

Executive Summary:

The application seeks full planning permission for residential (social housing) development
comprising of 2no. Apartment buildings containing 52no. apartments (housing mix of 5no. 3p/2b
Wheelchair & 47no. 3p/2b CAT 1 apartments) with associated incurtilage parking and
landscaping (change of design to extant planning permission ref: Z/2011/0426/F).

The key issues in the assessment of the proposal are:

- The principle of the proposed development and use at this location;
- Layout, scale, form, massing, and design;

- Impact on built heritage;

- Impact on amenity;

- Impact on transport and associated infrastructure;

- Flooding and drainage impacts;

- Impact on natural heritage assets;

- Contamination and remediation of the site; and

- Developer contributions.

The site falls within the development limit within the BUAP and in both versions of dBMAP and is
not subject to any zonings. Redevelopment of the site for residential use was accepted under the
previously granted permission and there has been no change in policy direction since that time
subject to detailed considerations as set out in regional policies.
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The proposed layout essentially repeats the previously approved layout arrangements,
comprising two blocks, one behind the other, with areas of landscaping and parking. Both blocks
repeat the separation distances to the southern site boundary. The front block layout/siting has
been revised from the previous permission. It is in a broadly similar position on the site but within
a more constrained footprint with the result that the block does not extend as close to the site
frontage (c.6.5m reduction). Separation distances between the apartment blocks are slightly
reduced by approximately 6m on average to an average of 33m. The rear block is located largely
further away from the rear/eastern site boundary compared to the previous approval by
approximately 1.5m, with overall separation distance ranging from ¢.8m at narrowest increasing
to c. 16m at widest point. The revised layout details are considered acceptable taking account of
the extant permission.

The layout does not include a basement level of parking within the layout as previously approved,
rather parking court areas instead. This results in an increased area of hard-surfacing compared
to the previous permission. However, this roughly equates to the larger built form area of the
buildings in the previous permission. The layout is acceptable due to the similar
approach/characteristics previously approved.

The proposed apartment blocks remain 4 storeys. Block 1 (front) at 17.75m is a slight reduction in
height of approximately 1m compared to the previous approval. The height of the rear block is
also revised, with an overall reduction of approximately 1.9-2m from the highest section, but a
slight increase of the lower section of 1.3m compared to the previously approved details.
Materials include a mix of render and brick. Massing is considered to be slightly less than the
previous permission given the reduction in the height and extent of built form. Visual impacts to
the site will also therefore be less than the previous permission and as demonstrated in the
supporting visual impact assessment. These aspects are therefore considered acceptable and in
accordance with policy requirements.

The proposed materials, design and fenestration are acceptable, incorporating a similar,
fenestration, and solid to void ratios, as other development in the locality.

The proposal will not adversely impact on the amenity of existing residents due to the separation
distances to existing properties and the layout ensures no adverse amenity impacts for
prospective residents. Amenity space provision equates to 18sgm per unit and overall open
space provision exceeds the 10% requirement in PPS7 & PPS8. The site is also in close
proximity to public open space. Floorspace/sizes of the proposed apartments are in accordance
with the space standards as set out in aPPS7.

Parking is provided at a ratio of 1:1 which is slightly below parking standards. Travel cards for a
period of 3 years in addition to a car club facility are proposed as part of the travel plan
arrangement to mitigate the deficit. DFI Roads have no objections to traffic, access, parking and
related issues and the proposal is therefore considered compliant with relevant policies.

35 objections have been received and 1 letter of support. The Issues raised are fully considered
in the report.

NI Housing Executive have no objections to the application and advise that they are supportive of
the proposals. No other consultees have any objections to the application.

Having regard to the Development Plan and relevant material considerations, the proposal is
considered acceptable subject to resolution of the outstanding matters.

It is recommended that delegated authority is given to the Director of Planning and Building
Control to grant planning permission subject to conditions and enter into a S76 Planning
Agreement with the applicant to secure green travel measures.
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Case Officer Report

Site Location Plan
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T

Previously approved rear block front elevation:
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Representations:

Letters of Support 1

Letters of Objection 35

Number of Support Petitions and No Petitions Received

sighatures
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Number of Petitions of Objection and No Petitions Received

signatures

Representations from Elected None received.

Members Meeting held with Clir McReynolds and objectors
Neighbour Notification Checked Yes

1.0 Characteristics of the Site and Area

The application site is located at a former petrol station in east Belfast, which has now ceased
trading. It is located adjacent to and is accessed from the Knock Road. Site clearance works are
being undertaken at the time of writing.

The site is broadly rectangular in shape and a largely level area in which the former petrol
station, hardstanding and associated structures were located. There are number of mature trees
located generally around the periphery of the site.

The surrounding area is predominantly residential, comprising typical 2 storey terraced and semi-
detached dwellings to the north east and south west. There is a petrol station and car sales
premises opposite the site also on Knock Road. The site is bounded on 3 sides by a golf club, to
the east and south.

2.0 Proposal

The application seeks full planning permission for Residential (social housing) development
comprising of 2no. Apartment buildings containing 52no. apartments (housing mix of 5no. 3p/2b
Wheelchair & 47no. 3p/2b CAT 1 apartments) with associated incurtilage parking and landscaping
(change of design to extant planning permission ref: Z/2011/0426/F).

Planning Assessment of Policy and Other Material Considerations
3.0 Site History

There is a previous permission on the site under reference Z/2011/0426/F for Demolition of petrol
filling station. Development of residential scheme comprising 2 No. apartment buildings containing
52 No. units, basement and surface car parking, and landscaping, granted on 08.03.2013. the
current application seeks to vary the details of this permission.

The site has also been subject to an application for a Certificate of Lawful Development under
reference LA04/2020/2208/LDE for “Rear part of site development commenced on 19th February
2018 with construction of substructure foundations associated with approved planning application
ref. no. Z/2011/0426/F”. This was approved on 02.03.2021 and confirms works completed were
in accordance with the approved application.

4.0 Policy Framework

4.1 Belfast Urban Area Plan 2001

4.2 Draft Belfast Metropolitan Area Plan 2015 (v2004)

4.3 Draft Belfast Metropolitan Area Plan 2015 (v2014)

4.4 Strategic Planning Policy Statement (SPPS)

4.5 Planning Policy Statement 2 (PPS2) — Planning and Nature Conservation

4.6 Planning Policy Statement 3 (PPS3) - Access, Movement and Parking

4.7 Planning Policy Statement 6 (PPS6) — Planning and the Historic Environment
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4.8 Planning Policy Statement 7 (PPS7) — Residential Development

4.9 Planning Policy Statement 12 (PPS12) — Housing in Settlements

4.10 Planning Policy Statement 13 (PPS13) — Transportation and Land Use
4.11 Planning Policy Statement 15 (PPS15) — Planning and Flood Risk
4.12 BCC Developer Contribution Framework (2020)

4.13 Supplementary Planning Guidance including ‘Creating Places’, Development Control Advice
Note 8 Housing in Existing Urban Areas, and Parking Standards.

5.0 Statutory Consultee Responses

5.1 DFI Roads — awaiting response;

5.2 DFI Rivers — No objection;

5.3 DAERA — Waste Management - No objection subject to conditions;
5.4 NI Water — No objection;

5.5 DAERA — Natural Heritage — no objection;

5.6 DFC HED - no objections;

5.7 NIE — no response.

6.0 Non - Statutory Consultee Responses
6.1 BCC Environmental Health — No objection subject to conditions;

6.2 BCC Landscape Team — No objections;
6.4 BCC Tree Officer — no objection;

7.0 Representations
7.1 The application has been neighbour notified and advertised in the local press.
7.2 35 objections and 1 letter of support have been received from the public / neighbours.

These are summarised at paragraph 9.37 of the report.

7.3 No representations have been received from elected representatives.

8.0 Other Material Considerations

8.1 Belfast Agenda (Community Plan).

9.0 Assessment

9.1 The application seeks full planning permission for Residential (social housing)

development comprising of 2no. Apartment buildings containing 52no. apartments
(housing mix of 5no. 3p/2b Wheelchair & 47no. 3p/2b CAT 1 apartments) with
associated incurtilage parking and landscaping (change of design to extant planning
permission ref: Z/2011/0426/F).

9.2 The key issues in the assessment of the proposal are:

- The principle of the proposed development and use at this location;
- Layout, scale, form, massing, and design;

- Impact on built heritage;

- Impact on amenity;

- Impact on transport and associated infrastructure;

- Flooding and drainage impacts;

- Impact on natural heritage assets;

- Contamination and remediation of the site; and
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9.3

9.4

9.5

9.6

9.7

9.8

9.9

- Developer contributions.
Regional Policy Context:

The Regional Development Strategy 2035 (RDS) includes a number of policies
relevant to the proposal including Tourism (RG4), Supporting Urban Renaissance
(RG7), and Conserve, protect and enhance where possible the built and natural
heritage.

In relation to Belfast, the RDS includes policies to promote economic development,
grow the city population, and protect and enhance the setting of the Metropolitan Area
and its environmental assets. Policy SFG3 seeks to enhance the role of Belfast City
Centre as the regional capital and focus of administration, commerce, specialised
services, and cultural amenities.

The Strategic Planning Policy Statement for Northern Ireland (SPPS) sets out the five
core planning principles of the planning system, including improving health and well-
being, supporting sustainable economic growth, creating, and enhancing shared
space, and supporting good design and place making.

The SPPS states at paragraph 1.13 that a number of policy statements, including those
listed at paragraph 4.2 of this report, remain relevant under the ‘transitional
arrangements’ in advance of a council’s adoption of its new Local Development Plan.
Paragraphs 4.11 and 4.12 of the SPPS require the safeguarding of residential and
work environs and the protection of amenity. Paragraphs 4.13-8 highlight the
importance of creating shared space, whilst paragraph 4.23-7 stress the importance of
good design. Paragraphs 4.18-22 details that sustainable economic growth will be
supported.

Development Plan

Section 45 (1) of the Planning Act (NI) 2011 requires the Council to have regard to the
Development Plan, so far as material to the application and to any other material
considerations. Section 6 (4) of the Planning (Northern Ireland) 2011 Act states that in
making any determination under the said Act, regard is to be had to the local
development plan, and that the determination must be made in accordance with the
plan unless material considerations indicate otherwise.

Following the Court of Appeal decision that quashed the adoption of the Belfast
Metropolitan Area Plan 2015, the extant Development Plan is now the Belfast Urban
Area Plan 2001 (BUAP). Both the draft Belfast Metropolitan Area Plan 2015 (dBMAP
v2004) and Belfast Metropolitan Area Plan (A(BMAP v2014) are material
considerations. The weight to be afforded the draft Belfast Metropolitan Area Plan is a
matter of judgement for the decision maker. The Committee is advised that significant
weight should be afforded to the latest version of dBMAP 2015 (v2014) given the
advanced stage it reached in the adoption process.

The Belfast Local Development Plan Draft Plan Strategy 2035 will guide future
planning application decision making to support the sustainable spatial growth of the
city up to 2035. The draft Plan Strategy has been subject to examination by the
Planning Appeals Commission and the Council has been provided with a copy of their
Report, together with a Direction from the Department for Infrastructure in relation to
additional required steps before it can be adopted. Paragraph 1.10 of the Strategic
Planning Policy Statement (SPPS) states that a transitional period will operate until
such times as a Council’s Plan Strategy has been adopted. Accordingly, whilst the
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9.10

9.11

9.12

9.13

9.14

Draft Plan Strategy is how a material consideration it has limited weight until it is
adopted and during this transitional period existing policies will be applied including the
SPPS and relevant PPSs.

Principle of development and proposed uses:

The site falls within the development limit within the BUAP and in both versions of
dBMAP and is not subject to any zonings. Redevelopment of the site for residential use
has been previously accepted under extant permission Z/2011/0426/F and there has
been no change in policy direction since that time subject to detailed considerations as
set out in regional policies.

In relation to the demolition of the existing building and structures, the site is not
located in a Conservation Area or Area of Townscape Character, and the buildings are
not listed or of any historic interest or architectural merit. Demolition of the existing
buildings and structures is therefore not subject to planning control. Accordingly, the
demolition of these structures is acceptable in principle. The removal of all existing
structures was also accepted through the previous permission. Site clearance woks
have already commenced.

The proposal would assist the regeneration of the site with the existing petrol station no
longer in operation and the site in derelict condition. The proposal would also make
effective use of a brownfield site (previously developed land) in a sustainable location
with good access to shops, services, jobs, and public transport. This is an affordable
housing scheme which will help address an identified affordable housing need in the
area. These factors support the case for the granting of planning permission in
principle subject to acceptable detail issues.

PPS7 — Design, Character and Appearance of Area and amenity

The proposal has been assessed against Policy QD 1 of PPS 7. The preamble to
PPS7 advises that it applies to all residential applications with the exception of single
houses in the countryside. Policy QD1 states that planning permission will be granted
for new residential development only where it is demonstrated that it will create a
guality and sustainable residential environment. It indicates that housing will not be
permitted in established residential areas where it would result in unacceptable
damage to local character, environmental quality, or residential amenity of these areas.
The policy sets out nine criteria which all residential development proposals are
expected to meet. PPS12, DCAN 8 and Creating Places relate to housing
developments and are also material considerations. PPS7 addendum safeguarding
character is also a material consideration and includes three policies LC1-3.

Layout

The proposed layout essentially repeats the previously approved layout arrangements,
comprising two blocks, one behind the other with areas of landscaping and parking.
Both blocks repeat the separation distances to the southern site boundary. The front
block layout/siting has been revised from the previous permission. It is in a broadly
similar position on the site but within a more constrained footprint with the result that
the block does not extend as close to the site frontage (c.6.5m reduction). Separation
distances between the apartment blocks are slightly reduced by approximately 6m on
average to 33m.
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The rear block is located largely further away from the rear/eastern site boundary
compared to the previous approval by approximately 1.5m, with overall separation
distance ranging from c.8m at narrowest increasing to c. 16m at the widest point.

The layout does not include a basement level of parking within the layout as approved
previously, rather parking court areas instead. This results in an increased area of
hard-surfacing compared to the previous permission. However, this roughly equates to
the larger built form area of the buildings in the previous permission. The layout is
acceptable due to the similar approach/characteristics previously approved.

Scale, height, massing, and design

9.15 The proposed apartment blocks retain the previously approved 4 storey building
heights but are subject to revisions resulting generally in a reduction in height. Block 1
(front) is 17.75m and is a slight reduction in height of approximately 1m compared to
the previous approval. The height of the block is also revised, with an overall reduction
of approximately 1.9-2m from the highest section, but a slight increase of the lower
section of 1.3m. Materials include a mix of render and brick. Massing is considered to
be slightly less than the previous permission given the reduction in the height and
extent of built form. Visual impacts to the site will also therefore be less than the
previous permission and as demonstrated in the supporting visual impact assessment.
These aspects are therefore considered acceptable and in accordance with policy
requirements.

9.16 The proposed materials, design and fenestration are consistent with the area,
incorporating a similar, fenestration, and solid to void ratios, and in the locality. The
proposed design is therefore compliant with criteria [g] of PPS7.

Impact on Residential Amenity

9.17 There are significant distances between the site and existing properties which are
considered sufficient to mitigate against amenity impacts on existing properties in
terms of dominance, overshadowing, and overlooking/loss of light. The floorplan
arrangement is very similar to the previous permission. It ensures that habitable rooms
have adequate outlook to adjacent public space and will not result in direct overlooking
or intervisibility of other apartments within the development.

9.18 Boundary treatments proposed repeat those evident in the local context and are
acceptable. Conditions are necessary to secure the provision of these elements prior to
occupation, including evidence that the retaining structures have been completed to a
suitable structural design by an appropriate competent person / engineer to ensure
public safety and amenity.

9.19 Amenity space provision includes external communal garden areas at ground floor
which total approximately 939sg sqm, equating to approximately 18sgm per unit, which
is above the minimum standard (10sgm min). This excludes the sloped landscaped
areas located along the northern and eastern boundaries of the site but are also of
amenity value to the site and prospective residents. Communal provision is in line with
supplementary guidance which requires provision of between 10-30sgm, taking
account of the context. Provision therefore is at the median of this requirement and is
therefore acceptable. The overall open space provision of the site is 2515sgm which is
well above the 10% of site area minimum requirement in PPS8. In addition, adequate
public open space and management arrangements is provided as part of the
development and related requirements under PPS7 and PPS8 are therefore satisfied.
The site also benefits from close proximity to public open space to the south and
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9.20

9.21

9.22

9.23

9.24

9.25

9.26

northwest/opposite of the site, the latter which includes a direct pedestrian linkage to
Knock Road. Environmental Health have confirmed adequate arrangements are
proposed to ensure residential amenity will be protected.

Policy LC 1 of PPS 7 (Addendum) sets out that in established residential areas
planning permission will only be granted for the infilling of vacant sites to accommodate
new housing, where all the criteria set out in Policy QD1 of PPS7, and additional
criteria are met. Annex E of PPS 7 Addendum states that Policy LC 1 will not apply
“along key and link transport corridors (including designated arterial routes)”. As such,
LC1 does not apply to the proposed development.

Notwithstanding the above, the accommodation proposed range in size from
approximately 62 sqm to 85 sgm and comprise 3p/2bed apartments. These sizes are
compliant with the space standards prescribed in LC1. (60-65sgm and 80-85sgm) and
are therefore acceptable.

Impact on Trees and Landscape Proposals

The layout includes a landscaping scheme for the areas of open space, and includes
the planting of trees, hedge, shrub, and screen planting. A tree health and condition
survey and impact drawing information has been submitted in support of the
application. The loss of existing trees is offset by the new tree planting proposed
(approx.36). BCC Landscape team has no objections to the proposed arrangements.

Objectors have raised concerns regarding impact on and loss of existing trees and
vegetation. Taking account of the response from the Landscape team, the acute need
for social and affordable housing within the area, and the additional planting proposed
it is considered that the loss of trees is acceptable. Root systems and damage to
retained trees can be avoided through planning conditions. The extent of works
required to the exiting trees is set out in the health and condition report. A planning
condition is necessary to ensure remedial works are completed in accordance with
these details. Conditions are also necessary to secure provision of the new planting as
well as protecting existing trees during construction and maintenance and
management of the landscaping proposed and retained trees.

PPS15 - Flooding and drainage

Rivers Agency and NI Water have been consulted on the application and assessed the
submitted flood risk assessment. Neither consultee has any objections to the proposal.
Therefore, it is considered that the proposal will not result in or be impacted
unacceptably by flooding. It is considered that the proposal is compliant with PPS15
requirements.

Impact on Built Heritage:

HED (Historic Monuments) has assessed the application and based on the information
provided is content that the proposal is satisfactory to SPPS and PPS 6 archaeological
policy requirements.

PPS3 - Traffic, Parking, and associated Roads considerations

DFI Roads were consulted and are satisfied that there is sufficient vehicle and bicycle
parking provision proposed, the access arrangements are adequate, and that the
proposal will not result in a significant impact on traffic or road safety. The proposal
includes 52 parking spaces and dedicated internal cycle. A 1:1 parking ratio is
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9.27

9.28

9.29

9.30

9.31

9.32

9.33

9.34

9.35

therefore proposed. Whilst this is less than standard, DFI Roads has had regard to the
fact that the proposal is an affordable housing scheme and the applicant’s evidence
that car ownership for the type of housing proposed is less than the usual standard for
private housing.

DFI Roads has also had regard to the applicant’s travel plan and Green transport
measures to promote alternative travel to the private car. These include provision of
travel cards for each apartment for the first three years of occupation and a car club
scheme with a recognised car hire provider. DFI Roads advise that these measures
are acceptable and assist in mitigating the impacts of parking under-provision below
the standards set out in guidance. These measures will require a S76 Planning
Agreement to secure green travel measures.

In assessing the level of proposed parking, regard is also had to the sustainable
location of the site which is on an arterial route and has good access to shops,
services, jobs, and public transport. The level of proposed parking is therefore
considered acceptable and compliant with PPS3, associated guidance, and criteria [f]
of QD1.

The proposal includes modifications to the site access and provision of internal access
roads and associated infrastructure. DFI Roads offers no objections to these
alterations and the proposed access arrangements are considered acceptable having
to PPS 3 and DCAN15. Objections are noted in respect of concerns raised on parking
provision, access, traffic, and related issues. However, these aspects are considered
acceptable due to the assessment and response from DFI Roads.

Consultee Responses

Environmental Health has no objections to the proposal in terms of public health
matters including contamination, noise, disturbance, and associated matters subject to
conditions.

DEARA Regulation Unit has no objections regarding land contamination issues.
DEARA Water Management Unit has no objections subject to conditions.

DAERA Natural Heritage have considered an ecological report submitted in support of
the application. They have no objections to the application subject to a condition
requiring the submission of a final Construction Environmental Management Plan prior
to the commencement of development. This includes a requirement to survey several
existing trees identified for removal for bats. Accordingly, the application is compliant
with PPS2.

Shared Environmental Service have been consulted as the site is hydrologically linked
to Belfast Lough via the watercourse that traverses the northern site boundary. Belfast
City Council in its role as the competent Authority under the Conservation (Natural
Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended), and in accordance
with its duty under Regulation 43, has adopted the HRA report, and conclusions
therein, prepared by Shared Environmental Service, dated 03/03/2022. This found that
the project would not have an adverse effect on the integrity of any European site.
Accordingly, the application is compliant with PPS2.

NI Housing Executive have no objections to the application and advise that they are
supportive of the proposals. They have advised that the proposed development site is
located within the Middle East Housing Need Area which has a five year need for 307
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9.36

9.37

units 2021-2026. They have also provided following table provides a summary of
Braniel/Cherrywood and Clarawood CLA (areas adjacent to the site) Waiting List
information for December 2021:

o Singlesz | Couplese | Familiesx | Elderlyn | TOTALx®
All-Applicantsn 371x 31z 1620 1972 | 761m
Housing-Stressuo 239 26 1360 144u 5451
Allocations-to™q] 4u

September-2020n SO0 380 380 135=

The proposal will assist in meeting some of the overall housing needs for the area.

NIE have been consulted on the application to ascertain any adverse impacts on NIE
infrastructure and have no objections. Accordingly the proposal will not adversely
impact on NIE infrastructure.

Representations

35 objections have been received raising the following issues (summarised):

a.

2o

>

LT

Health and safety impacts on/from adjacent golf course/risk of injury/liability if a
ball inadvertently is hit into this site;

Detrimental impacts to the environment;

Risk of ground collapse from earthworks/proposed basement;

It ignores the surrounding established environment and usage of the golf
course;

this is a major development for which the developer failed to consult
stakeholders (including SPGC which has been established for 100 years);

It assumes use of Shandon Park Golf Club land to enable the development to
proceed;

It will not achieve most of the aims the application documentation claims;

The development, if constructed as indicated in the application, will completely
destroy the existing boundary treeline. The hedgerow (which was partly on our
land) has already been removed by the contractors.

The site layout indicates steep banking and retaining walls along the boundary;
Work has commenced when planning permission has not been granted and
should be stopped;

The height and positioning of this building is inappropriate;

The site location accessed directly off a protected carriageway, on a bend and
at the bottom of a hill, at a point where cars are often travelling at pace is a
serious concern for cars accessing and egressing the proposed apartment
development as well as pedestrians who may live in this development;
Impacts on traffic;

Inappropriate for residential use in such close proximity to the A55 due to
pollution from vehicle fumes and noise;

Tourism impacts from inappropriate development;

Impact on birds and wildlife from loss of vegetation;

Height inappropriate for local character and does not blend in with the local
landscape and topography;

landscape plan is very basic in its layout and detail and in no way helps to
address the loss of a well established habitat that has already in part been
removed with further loss to occur should the development proceed,
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9.38

9.39

9.40

9.41

9.42

9.43

Response:

Many of the issues above have been considered as part of the assessment of the
report above. Other issues raised are discussed below:

a. Whilst the health as safety concern is noted and acknowledged as a potential issue,
this is considered a civil matter between the relevant parties to ensure that health and
safety is not adversely affected in the development and ongoing activities at the site. It
is not considered that the likely impacts would be so severe as to warrant withholding
on this basis. In any event the extant permission has determining weight in relation to
this issue as the proposed apartments blocks are located in broadly the same position
as the previous approval.

b. the proposal will not adversely impact the environment taking account of the extant
permission and consultee responses as discussed above.

c. any subsidence, structural damage as a result of the development site is a civil
matter between the relevant parties. It is the responsibility of the developer and other
agencies to ensure that development works are completed in a safe and appropriate
manner

d. considered above and the proposal is considered acceptable as discussed.

e. the application was subject to a PACC process and public consultation was
undertaken (further discussion below).

f. the applicant has been made aware of the queries/challenges on land ownership and
boundary locations. The applicant has confirmed that the development is wholly
located within their ownership.

j. there is an extant permission on the application site and therefore siteworks in
association with that permission can be undertaken lawfully.

0. it is not considered that the proposal will impact on tourism to any unacceptable
degree. It is compliant with relevant policies as discussed above.

Pre-Community Consultation

For applications that fall within the category of Major development as prescribed in the
Development Management Regulations, Section 27 of the Planning Act (Northern
Ireland) 2011 places a statutory duty on applicant for planning permission to consult
the community in advance of submitting an application.

Section 27 also requires that a prospective applicant, prior to submitting a major
application must give notice, known as a ‘Proposal of Application Notice’ (PAN) that an
application for planning permission for the development is to be submitted.

Where pre-application community consultation has been required and a PAN has been
submitted at least 12 weeks in advance of the application being submitted, the
applicant must prepare a Pre-application Community Consultation Report to
accompany the planning application.

It is considered that the Pre-application Community Consultation Report (PACC)
submitted with the application has demonstrated that the applicant has carried out their
duty under Section 27 of the Act to consult the community in advance of submitting an
application.

It is noted that objectors have raised concerns regarding lack of consultation and
notification of the development. The PACC report and process meets legislative
requirements and on that basis is acceptable. The application has been advertised and
neighbours notified following receipt of the application and following receipt of revised
information. Notification has been completed in accordance with legal requirements.
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9.44

Developer Contributions

In this case the application site is subject to an extant permission for a similar proposal
that was not subject to a planning agreement under previous legislation namely the
Planning (Northern Ireland) Order 1991. The site is not identified or zoned for social or
affordable housing under the relevant development plans and as such constitutes a
‘windfall’ social housing site. in these circumstances it is considered that it is not
appropriate to require developer contributions for this case.

10.0

10.1

10.2

Summary of Recommendation

Having regard to the Development Plan and relevant material considerations, the
proposal is considered acceptable subject to resolution of the outstanding matters.

It is recommended that delegated authority is given to the Director of Planning and
Building Control to grant planning permission subject to conditions and enter into a
S76 Planning Agreement with the applicant to secure green travel measures.

Conditions/Reasons for Refusal:

Conditions to Follow
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ANNEX
Date Valid 1st October 2021
Date First Advertised 15th October 2021

Date Last Advertised

Details of Neighbour Notification (all addresses)

The Owner/Occupier, 1 Greenlea Gardens,Belfast,Down,BT5 7JD

The Owner/Occupier, 1 Whincroft Road,Belfast,Down,BT5 7JY

Dennis McConnelll, Kingsland Drive, Belfast, Down, Northern Ireland, BT5 7EY
The Owner/Occupier, 10 Glen Rise,Belfast,Down,BT5 7LF

The Owner/Occupier, 11 Glen Rise,Belfast,Down,BT5 7LF

John McCormick 14, Motelands, Belfast, Down, Northern Ireland, BT4 2JH
Harry Thompson 15 Ascot Gardens Belfast Down

Gordon Strain 15, Knock Link, Belfast, Down, Northern Ireland, BT5 6GG

William McDowell 17, Fort Road, Dundonald, Down, Northern Ireland, BT16 1XR
The Owner/Occupier, 209 Knock Road,Belfast,Down,BT5 6QE

The Owner/Occupier, 211 Knock Road,Belfast,Down,BT5 6QD

Colin Stevenson 221, Orby Drive, Belfast, Down, Northern Ireland, BT5 6BE
MALCOLM CALVERT 25 Greenwood Park Belfast Down

Peter MCALLISTER 250 Lisnahunshin Road Tehorny Cullybackey

Grahame Jenkins 29, Richhill Crescent, Belfast, Down, Northern Ireland, BT5 6HF
Stephen Taylor 3, Charters Avenue, Belfast, Down, Northern Ireland, BT5 7QH
Alan McCormick 58, Shandon Park, Belfast, Down, Northern Ireland, BT5 6NY
The Owner/Occupier, 6 Glen Rise,Belfast,Down,BT5 7LF

The Owner/Occupier, 7 Glen Rise,Belfast,Down,BT5 7LF

Marianne Hood, 73 Shandon Park Belfast Down

Simon Moore, 73 Shandon Park Belfast Down

Peter Young, 78, Gilnahirk Road, Belfast, Down, Northern Ireland, BT5 7DJ

The Owner/Occupier, 8 Glen Rise,Belfast,Down,BT5 7LF

The Owner/Occupier, 8 Greenlea Gardens,Belfast,Down,BT5 7JD

The Owner/Occupier, 87 Knockwood Park,Belfast,Down,BT5 6GB

The Owner/Occupier, 89 Knockwood Park,Belfast,Down,BT5 6GB

The Owner/Occupier, 9 Glen Rise,Belfast,Down,BT5 7LF

The Owner/Occupier, 91 Knockwood Park,Belfast,Down,BT5 6GB

The Owner/Occupier, 93 Knockwood Park,Belfast,Down,BT5 6GB

Diarmuid Maguire, Captain Shandon Park Golf Club,2 Carnesure Manor,Comber,BT23 5SJ
The Owner/Occupier, Knock Filling Station,211 Knock Road,Belfast,Down,BT5 6QE
Lyle Carson Shandon Park Golf Club

The Owner/Occupier, Shandon Park Golf Club, 73 Shandon Park, Belfast, Northern Ireland, BT5
6NY

Richard Lewis

Michael Brown

John West

Martin McDowell

Julian Wilson

Michelle Page

Richard Cloke

Nicci Wilson
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David Scott

Paul Stewart
Raymond Limmer
Frazer Hood
Maeve Hamilton
David Currie
John Slane
Simon Moore
Kenneth Hanna
Alan Paterson
Derek Stewart
Cathal Cunningham

Date of Last Neighbour Notification

Date of EIA Determination

ES Requested No

Planning History

Ref ID: LA04/2020/2215/PAN

Proposal: Proposed residential development comprising 2no. apartment buildings containing
52no. units with associated incurtilage parking and landscaping.

Address: 150 Knock Road, Belfast, BT5 6QD,

Decision: PANACC

Decision Date:

Ref ID: LA04/2020/2208/LDE

Proposal: Rear part of site development commenced on 19th February 2018 with construction of
substructure foundations associated with approved planning application ref. no. Z/2011/0426/F
Address: 150 Knock Road, Carnamuck, Belfast, BT5 6QD,

Decision: PG

Decision Date:

Ref ID: LA04/2018/0240/DC

Proposal: Discharge of condition 15 of planning application ref. no. Z/2011/0426/F
Address: 150 Knock Road, Belfast, BT5,

Decision: AL

Decision Date:

Ref ID: Y/1974/0047

Proposal: ERECTION OF A DWELLING

Address: SHANDON PARK GOLF CLUB, KNOCK ROAD
Decision:

Decision Date:

Ref ID: 2/2011/0426/F

Proposal: Demolition of petrol filling station. Development of residential scheme comprising 2
No. apartment buildings containing 52 No. units, basement and surface car parking, and
landscaping

Address: 150 Knock Road, Belfast, BT5,

Decision: PG

Decision Date: 08.03.2013
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Ref ID: Z/1987/0721

Proposal: Redevelopment of filling station

Address: KNOCK ROAD FILLING STATION BELFAST
Decision:

Decision Date:

Ref ID: Z/1989/0496

Proposal: Extension to petrol station

Address: SHANDON PARK FILLING STATION, KNOCK DUAL CARRIAGEWAY BELFAST BT5
Decision:

Decision Date:

Ref ID: Z2/1985/1698

Proposal: ERECTION OF CAR WASH AND LIQUID PETROLEUM GAS STORE
Address: KNOCK ROAD FILLING STATION

Decision:

Decision Date:

Ref ID: 2/2000/2007/0

Proposal: Proposed sit in and drive through restaurant and associated car parking.
Address: Land adjacent to 150 Knock Road, Belfast BT5 6QD

Decision:

Decision Date:

Ref ID: Z/1992/0606

Proposal: Construction of fast-food premises to rear of petrol filling station
Address: 150 KNOCK ROAD BELFAST BT5

Decision:

Decision Date:

Ref ID: Z/2010/0775

Proposal: Residential development

Address: 150 Knock Road, Carnamuck, Belfast, Northern Ireland, BT
Decision: ESA

Decision Date:

Ref ID: Z2/2004/2684/F

Proposal: Erection of replacement commercial premises to include convenience store, petrol
forecourt, jetwash and drive through car wash.

Address: 150 Knock Road, Carnamuck, Belfast, Northern Ireland.

Decision:

Decision Date: 10.10.2005

Ref ID: Y/1989/0470

Proposal: Construction of palisade fencing and protective mesh

fencing.

Address: BOUNDARY OF SHANDON PARK GOLF CLUB AND SOUTHLAND DALE AND
WHINCROFT WAY, LOWER BRANIEL.

Decision:

Decision Date:
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Drawing Numbers and Title

Notification to Department (if relevant) N/A

Date of Notification to Department:
Response of Department:
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