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Draft Plan Strategy for Lisburn City and Castlereagh Council Local Development
Plan 2032
Counter Representation to Representation Ref 036 seeking the inclusion of
Drumkeen Retail Park within Forestside District Centre.
Forestside Acquisitions Limited wish to respond to the representation submitted by Inaltus
on behalf of Drumkeen Holdings Limited (Inaltus Ref 16/11(9) (dps).
Their representation states the plan is unsound due to:


Failure to properly take into account the representation by Drumkeen Holdings
Limited at the POP stage which sought the expansion and designation of the
district centre to include their site (P2).



Failure to take account of the SPPS and the requirement to define a network and
hierarchy of centres including district centres (C3).
Failure to designate the boundary as a strategic matter and deferring to the local
policies plan is inappropriate, with the retail capacity study flawed (CE2); and




Lack of flexibility for accommodation of retail demand and need (CE4).

They highlights inconsistencies between Technical Supplement 5 and the retail capacity
study and the 2006 Colliers retail update for BMAP1 including comparison floorspace need

1

Reference to predicted convenience turnover of £105m and £204m for comparison in 2015
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(assessed at up to 4700sqm compared to 18,063sqm by Colliers) and the study findings
that there is a lack of capacity for new convenience floor space.
They also highlight issues with the methodology and assumptions that lead to an
underestimate of future retail need including the catchment and difference in approach to
Lisburn and Sprucefield.
Cross reference to Forestside District Centre’s Objection
My clients own Forestside Shopping Centre and have also made representation to the
draft plan strategy (dps). In some points there is no disagreement with the representation
from Drumkeen Holdings Limited including:


At Para 31, Inaltus consider that the plan should set out which uses will be
permitted in the hierarchy of centres and seeks recognition of the role of
Forestside District Centre and its relationship with Carryduff. It requests that
the DPS should make clear both locations are suitable for additional retail
investment of a scale defined in the capacity study. The representation from
Forestside similarly set out how the draft plan lacked appropriate detail for the
promotion of Forestside District Centre, in particular its omission from
Strategic Policy 14, Town Centres, Retailing and Other Uses. There is
agreement that there should be recognition of the current and future role of
Forestside District Centre within Policy SP 14.



Inaltus and Forestside both request that the District Centre should be included
within the sequential hierarchy of retail locations in Policy TC1 Town Centre,
Retailing and Other Uses (Page 56).



Both seek revised wording in Policy T4 in that, as drafted the reference to
‘local need’ as not reflective of the function of Forestside.



Both consider that the restricted catchment in the retail capacity study 2
artificially undermines the significance of Forestside. Exit surveys undertaken
at Forestside in 2013 and in 2017 indicate that 80% of customers live within
15 minutes of the centre3. Outside this area the key draws from within the 1530 minute catchment are from Ballynahinch, Saintfield and Ballygowan.

2

The ARUP report (section 8.3)
Survey by CARD with statistical accuracy of +/_ 3.5% indicated a very sure accuracy of the
Forestside shopper
3
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Areas of Rebuttal to Representation DPS 036
Forestside Acquisitions Ltd do not however agree that the inclusion of Drumkeen Retail
Park assists in the consolidation of the Centre and have a number of matters to add to the
consideration of the boundary (when the extent of designation is considered under the
local policies plan).
Addition of Drumkeen Retail Park creates ambiguity in role for Forestside
The PAC previously considered the role of district centres in the BMAP Inquiry as per their
report of March 2011. While the policy references are to the now superseded Para 49 PPS
5, the detail is set out at Appendix 1. At Para 6.3.2 they set out:
Policy context for District Centres is provided by paragraph 49 of PPS 5, which states that
the primary role of District Centres is the provision of locally accessible convenience goods
and that District Centres will be retained and enhanced. Paragraph 51 provides guidance
on the consideration of non-retail uses in District Centres. This policy support for District
Centres must be tempered by the strong emphasis on city and town centres as the
preferred location for major retail proposals. In other words, District Centres have a role
to play but that should be a supporting role.
The PAC considered how some centres have been classified as District Centres despite
their trading at a level above many town centres (Abbey Centre, Forestside and
Bloomfield). They recognize that Belfast City Centre is the highest order location in
Northern Ireland and does not fulfil a major convenience shopping role (which leads to the
requirement for local needs to be met locally). It considered that there is a significant role
to be played by District Centres in meeting these local needs.
In July 2011, the PAC report into the district proposals were published (Extracts at
Appendix 2). They considered any expansion to district centres could only be justified
where it served a local need. In respect of Forestside there was no need for the Drumkeen
Retail Park to be brought within the boundary of the district centre as ‘the existence of
retail warehousing and offices on the edge of a district centre is not justification for their
inclusion in a centre which has a different retail function in PPS 5 terms’.
Subsequent to this (in March 2012) a revised Regional Development Strategy 2035 (RDS)
was published and urged a precautionary approach based on the likely risk of out of centre
shopping developments having an adverse impact on the city centre shopping area.
The SPPS was published in September 2015 and superseded PPSP 5. At para 6.276 it
repeats earlier policy references to retaining and consolidating district centres as a focus
for local everyday shopping and the need to ensure their role is complimentary to the role
and function of the town centre. There is nothing in the SPPS that adds to or alters the
status or role of the district centres as debated at the BMAP Inquiry.
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It is not necessary to repeat the detail relating to the BMAP Court judgement and its
quashing following the judicial review decision in 2017 as the case did not raise matters
specific to district centres.
The draft DPS at Volume 2, Page 57, sets outs its understanding of district centres under
Policy T4. It again repeats the references to this local provision referring to ‘a focus for
local shopping’, ‘offering a complimentary role in providing shoppers with convenience and
choice’ and ‘forming an important role for local communities, allowing people to shop
where they live’.
It adds that ‘Proposals for other town centre uses within these designated centres must
remain appropriate to the primary convenience retailing role of these centres, ensuring
that their function, scale and character is maintained’.
Policy T4 requires retail proposals meet a local need. Both Inaltus and Forestside have
raised this reference to ‘local need’ as not reflective of the function of Forestside4.
Technical Supplement 6 contains a retail capacity study to accompany the DPS. At Para
4.37 the Arup report refers to the Preferred Option 14a – Extend District and Local Centre
Boundaries at Forestside and Dundonald: it states:
‘there is little scope for any additional convenience retail floorspace at Forestside, but the
catchment would support modest additions to the comparison retail offer and the existing
uses around Drumkeen Retail Park and Homebase would support and consolidate
Forestside in its role as a District Centre’.
While the DPS notes that the extract boundary will be determined as part of the local
policies plan, the inclusion of Drumkeen Retail Park as requested by Inaltus (and as
referred to in the POP) further removes the role of Forestside from its ‘primary convenience
retailing role’ and elaborates the need for an amendment to the wording of Policy T4 to
make it reflective of the centres true role.
Inclusion of the retail warehouse units will not consolidate the district centre but will dilute
its local retail offer further as set out below in Table 1: Retail Floorspace Balance of District
Centre & Alteration Due to Proposed Inclusion of Drumkeen Retail Park.

4 Drumkeen asked for it to be changed to ‘defined retail need’, Forestside asked for removal of the reference

to local and replacement with a test of more specific to maintaining the role and function of ‘as demonstrated
via an up to date health check’.
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The boundary extension does not complement the role of Forestside
Factors which were important in defining town centre boundaries have been long
established since the Craigavon Area Plan Inquiry (para 4.04.03) as set out in Appendix
3. They remain relevant to boundaries for other retail designations including district centres
and include their planning background, accessibility for walking, cycling, public transport
and car, defensible boundaries, provision of opportunities for new development and
investment and the function of the centre. . Forestside sits on an island surrounded by
roads. Given the significant width of Upper Galwally, few customers move between
Forestside and Drumkeen on foot yet the extension sought would introduce a less
defensible boundary than currently in operation.
According to the GOAD dataset the net floorspace for Drumkeen is 6330sqm, almost a
third of the size of Forestside. The TX Maxx consent for Unit 1 (albeit now used by B&M
Bargains) included additional space representing further opportunity. The extant use is
bulky comparison retail (other than a small convenience component within B&M and at the
Sainsburys petrol station).
The Retail Capacity document (in terms of comparison retail expenditure capacity),
forecast nearly £8 million by 2027 at the low end of the range of available spend and up
to £22 million at the high end. The indicative floorspace is 1,400 sq m net to 4,700 sq m
net. The forecast capacity to 2022 is negligible, with most of the forecast growth from
2022-27. As Drumkeen Retail Park has been fully utilized the only opportunity it provides
to allow for the provision of this need is via mezzanines or redevelopment/re-configuration
with little additional choice in offer likely via these additions.
Forestside has approval for 3 new restaurant/coffee shops units close to the entrance. The
approved coffee shop at Drumkeen provides for no additional uses beyond that already
found or committed within the district centre.
Is Forestside Trading to the Extent Claimed by Inaltus?
Inaltus claimed inconsistencies within the evidence base (i.e. the retail capacity study)
compared to that set out in the BMAP Colliers Capacity Study. BMAP relied on household
survey across 18 zones based on survey and the resulting tables were updated in 2006
(pre inquiry) to include additional commitments and update assumptions. It sets out the
shopping patterns 14 years ago and pre-recession, at a time when online retailing trends
were not yet fully established.
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In terms of convenience in particular, it was also a study which set out the circumstance
for Forestside prior to the development of Tesco Newtownbreda and Tesco Castlereagh
Road, both large successful stores 6 and competitors to Forestside, located in close
proximity and drawing a significant level of trade from east Belfast and Castlereagh. Both
were erected after the BMAP capacity figures. The competing offer in the catchment has
changed since the BMAP turnover figures were assessed and the comparison to these
outdated figures is of little value in respect of turnovers or the assessment of retail need
when there is more recent information available.
At Paragraph 17 Inaltus state ‘Any growth estimates is therefore limited to only the growth
in population and spend and pro rate increase in inflow and does not take account of the
need to provide retail floorspace to relieve the pressures currently experienced in shops
due to overtrading’.
My clients dispute the assertion that the centre is under pressure. It strives to provide a
quality shopping experience but Forestside is not immune from changes in the retail
environment or from competition.
Summary
In summary, there is overlap in many of the points raised in the Inaltus objection including
that Forestside’s is a unique centre which extends beyond a local catchment and requires
a unique policy rather than one that refers to generic district centre policy.
However, the expansion of the Centre to include Drumkeen Retail Park is not supported
in evidence within the Arup report (TS6) given it does not show significant capacity and
there is no benefit to bulky retailing being located within a district centre.
The inclusion of Drumkeen Retail Park would further dilute the convenience role of the
Centre, necessitating a change to the DPS Policy T4. If Drumkeen Retail Park is included
the resulting rebalance in its role towards comparison retailing would necessitate a
consideration of its status beyond that of a traditional district centre. The Council have
pushed back the consideration of the boundary to a different stage of the plan process to
its corresponding policy and accordingly at this time thee boundary must reflect the role of
the district centre envisaged in policy.

C.C Forestside Acquisitions Ltd

6

Combined circa 9600sqm net floorspace
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Appendix 1 – Extract from BMAP Public Inquiry Report – 2011
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Appendix 2 - Extract from BMAP Public Inquiry Report for Castlereagh
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Appendix 3 – Extract from Craigavon Area Plan Report of Public Inquiry 2001
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