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1 Introduction

1.1 Overview
1.1.1 Planning application for tall uilding within elfat have notal increaed over recent ear, with a focu on ‘high rie’ o ce cheme to

meet uine need that require high qualit  oorpace within acceile cit centre location, a well a higher denit cit centre reidential

opportunitie. Coupled with the Local Development Plan (LDP) amition in relation to population growth, additional emploment
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opportunitie and the utainale reue of rown eld ite, thee factor will place increaed preure on elfat Cit Council’ Planning

Department to achieve higher denit cheme in uran area.

1.1.2 If not managed appropriatel, tall uilding can have an advere impact on the unique qualitie of our uilt environment. However, when

handled enitivel, tall uilding can contriute poitivel to the growth of the cit in their utainale ue of land and have the potential to

contriute to the denitie required for compact cit life. Propoal for tall uilding within elfat will therefore e required to demontrate

that the will not have an advere impact on their urrounding, particularl in relation to the character, etting and appearance of the cit’

uilt heritage aet and will e expected to e of the highet architectural deign.

1.2 Purpoe of guidance
1.2.1 Thi upplementar Planning Guidance (PG) provide advice and guidance peci c to tall uilding. It applie to the elfat Cit Council

area and i intended to e a point of reference for:

1.2.2 Thi PG repreent non-tatutor planning guidance that upport, clari e and/or illutrate  example, policie contained within the

current planning polic framework, including development plan and regional planning guidance. The information et out in thi PG hould

therefore e read in conjunction with the exiting planning polic framework, mot notal the trategic Planning Polic tatement (PP) for

Northern Ireland and the elfat Local Development Plan.

2 Polic context

2.1 Regional planning polic and guidance

Regional Development trateg (RD) 2035
2.1.1 The RD provide regional guidance under the three utainale development theme of econom, ociet and environment in relation to

deign iue. Polic RG7 upport uran and rural renaiance  recogniing the unique qualitie of our citie town and village to attract

invetment and activit enuring qualit uran area are improved, maintained and enhanced with adequate proviion of green infratructure

and the deign and management of pulic realm.

trategic Planning Polic tatement (PP) for Northern Ireland (2015)
2.1.2 The PP outline that good deign can change live, communitie and neighourhood for the etter. It alo outline that new uilding

and their urrounding have a igni cant e ect on the character and qualit of a place, de ning pulic pace, treet and vita and creating

the context for future development. mphai i placed on placemaking a a people-centred approach to the planning, deign and

tewardhip of new development and pulic pace that eek to enhance the unique qualitie of a place, how thee develop over time and

what the will e like in the future.

2.1.3 The PP tate that the ke to ucceful placemaking i identi ing the aet of a particular place a well a developing a viion for it

future potential. Thi include the relationhip etween di erent uilding, the relationhip etween uilding and pace, the nature and

qualit of the pulic domain itelf, the relationhip of one part of a village, town or cit with other part and the pattern of movement and

activit that are there etalihed.

2.2 Local planning polic

Plan trateg
2.2.1 The Local Development Plan (LDP) provide the trategic polic framework for the plan area a a whole acro a range of thematic area.

It et out the viion for elfat a well a the ojective and trategic policie required to deliver that viion, aed on a uite of topic-aed

operational policie, including thoe relating to placemaking and uran deign.

2.2.2 The PP tate that poor deign hould e rejected, particularl propoal that are inappropriate to their context, including cheme that

Planning officer in aeing and making recommendation on planning application.

Councillor who make deciion on planning application.

Applicant and their multidiciplinar deign team (architect, uran deigner, landcape architect, engineer, developer and planning

conultant), in preparation of application.

Communitie and their local repreentative.

Other intereted takeholder within the planning proce.



are clearl out of cale, or incompatile with their urrounding. To thi end, the council placemaking and uran deign PG upport the PP

in reiting poor deign, particularl development which i of poor deign qualit.

2.2.3 The guidance contained within thi document will help upport and inform development propoal and their aement from a

placemaking and uran deign viewpoint. Thi document aim to provide clear and concie deign guidance that appeal to a wider audience

 avoiding the ue of jargon and providing de nition for clarit and undertanding. It alo take account of the ever-changing

environmental, ocial and economic ackground experienced gloall. Changing demographic, advance in technolog and environmental

uncertaintie will pla a huge role in how we develop our cit. The guidance will therefore provide further information for thinking ahead to

encourage development that are lating and utainale place for all, thee will e highlighted within appropriate ection throughout the

document.

Local Policie Plan
2.2.4 Once adopted, the Local Policie Plan (LPP) will et out ite-peci c propoal in relation to the development and ue of land in elfat. It

will contain local policie, including ite-peci c propoal, deignation and land ue zoning required to deliver the council viion, ojective

and trategic policie, a et out in the Plan trateg. Thi guidance aim to highlight wa in which thee attriute can contriute to poitive

placemaking within the planning tem.

Image 1: Local Development Plan Polic Context

Diagram illutrate how Polic D3 Tall uilding it elow overarching trategic Policie in particular P5 Poitive Placemaking and it

conideration alongide a range of accompaning topic aed police within the ‘haping a liveale place’ theme a well a other relevant

thematic police.

3 The elfat context

3.1 De ning tall uilding

Polic D3 : Tall uilding

De ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which are igni cantl higher than their urrounding.



3.1.1 elfat i a predominantl low-ling cit with the majorit of commercial uilding along it main treet eing under the threhold of ix

tore, including the cit core. The low-ling nature of elfat mean that the cit i relativel enitive to the impact of increaing height

within it uilt environment. Within elfat Cit Centre, the average datum height i around  ve to ix tore and thi moderate cale of

development i re ective of the cit’ hitoric development and form part of it ditinctive identit. Conidering thi average datum height

acro the cit, tall uilding in the elfat context are de ned a an uilding 35m aove ordnance datum (AOD) or taller. A tall uilding in thi

context would therefore e in the region of 9+ tore.

3.1.2 While thi general approach would have more relevance when conidering application for development within thoe more uran and

uilt up area within our cit centre, further de nition wa conidered necear for thoe area outide or along the fringe of the cit centre.

Here context i vitall important when de ning what i or i not deemed a ‘tall uilding’. For example, a  ve-tore uilding which ma not look

out of place within the cit centre, ma e conidered ‘tall’ if propoed within a predominantl two tore context. In thee circumtance, the

de nition of a tall uilding ha een extended to include thoe uilding which are igni cantl higher than their urrounding.

3.1.3 Therefore, an uilding 35m (AOD) or taller (approximatel 9+ tore) or thoe which are igni cantl higher than their urrounding, will

automaticall trigger the need for applicant to compl with polic requirement of D3 and the aement criteria a et out in thi PG.

3.1.4 The upper height threhold of 35m AOD will include extenion to exiting uilding a well a an additional maing required at roof level

to accommodate plant, uch a air handling unit and li /tair overrun. Thi threhold ha purpoefull een et out in metre a oppoed to

tore height given that the latter can var according to di erent ue, uch a the taller  oor to ceiling height requirement normall

aociated with o ce development when compared to lower  oor to ceiling height aociated with reidential ue.

4 Achieving high qualit deign

4.1 Form and deign
4.1.1 In addition to triggering polic requirement of D3, propoal for tall uilding will alo e expected to meet D1 polic requirement

which contain general placemaking and uran deign criteria that applie to all form of development. Ke component of D1 of particular

relevance to tall uilding include new development eing of the highet architectural qualit and deign that repond poitivel to the

urrounding context.

Image 2: QU Ah uilding, tranmilli Road

Grade + lited in March 2018 a ‘One of the et example of a large cale, Modernit, in-itu concrete uilding in Northern Ireland and a

landmark uilding in outh elfat’, the image illutrate a noted 1964 uilding complex within Queen’ Univerit of elfat that demontrate

high qualit architectural deign. 



Image 3: Cit Hopital Tower, Liurn Road

Image illutrate the 15 tore Cit Hopital Tower, a elfat landmark with it old form and recogniale ellow façade that contriute to the

ene of place and local ditinctivene.

4.1.2 Tall uilding do not need to make an unnecearil loud tatement, nor hould ever tall uilding e deigned a an iconic  aghip or

landmark uilding. Intead, their architectural language hould have lating appeal and reult in a qualit contemporar addition to the uran

landcape that repect it neighour. To ait in achieving deign excellence, conideration ma in future e given to etalihing a Deign

Review Panel to conider deign merit of major application acro the cit including thoe of tall uilding. The Deign Review Panel would

comprie memer from acro a range of  eld including uran deign, architecture, landcape architecture, conervation and engineering.

A a proce independent from Planning, thi Panel could e utilied a and when required to conduct deign review to help enure that tall

uilding are of the highet deign qualit and make a poitive repone and contriution to urrounding context.

4.1.3 Tall uilding have a trategic role to pla in the ocial, economic and environmental utainailit of the cit.  their ver nature, tall

uilding can help tem uran prawl through their e cient ue of land and  encouraging a mix of ue within an adaptale laout that i

 exile enough to accommodate changing need and market demand. At the more technical level, ever opportunit hould e taken to



optimie the uilding green credential o a to meet the cit’ utainailit ojective in relation to uilding performance, material,

landcape work, pulic realm, wate/water management and contruction method. Tall uilding deign hould from it concept,

demontrate how iue of utainale and energ e cient deign have een conidered. In term of uilding performance, it i incument that

all application for tall uilding emrace utainale practice including green uilding technologie where appropriate to do o.

Conideration hould e given to energ conumption during demolition, contruction and throughout it lifepan including thermal lo and

olar gain.

4.1.4 While the deign of a tall uilding will var in repone to urrounding context and intended ue, the can o en follow the traditional

tripartite ordering of three integrated component; ae, middle and top, aleit expreed in a contemporar manner. All three component

have a particular role to pla in the overall compoition of the uilding, with each explained in the following paragraph. It i acknowledged

that there ma however e occaion when variation of thi principle could e conidered appropriate.

Image 4: Tall uilding compoition

Graphic illutrate the tripartite ordering of uilding traditionall related to three ditinct uilding component; the ae, middle and top.

4.1.5 The lower  oor of a tall uilding are o en referred to a the ae. The role of the ae i to ait in creating an attractive, active and

pulic face to the uilding that provide an intereting, afe, welcoming and comfortale pedetrian experience and i repectful of hitoric

plot width. Depending on the cale of the tall uilding, the treatment/articulation of it ae can take a numer of di erent form. One uch

form i that of a ditinctive podium which i viuall eparated from the middle (tower) ection ut help to achieve a tranitional piece that

enale more of a human cale at treet level and relate more mpatheticall with adjacent lower cale uilding.

4.1.6 Another wa to de ne the ae of a tall uilding can e through a di erent articulation of material and opening acro lower  oor,

which di er from that ued within the middle ection of the uilding. lightl taller  oor to ceiling height ma alo e incorporated acro

lower  oor to place emphai on the pulic face of the uilding and provide  oor pace which can e deigned to cater for form of retail and

retaurant ue, a well a accommodating the primar entrance to ue within upper  oor. Where tall uilding are propoed within an

exiting treet, the height of the ae hould take cogniance of an uniform height etalihed  neighouring uilding, e thee conitent

houlder height, eave height, ridge height or prominent uilding detail uch a major and minor cornice feature.

4.1.7 Compriing the larget ection of the uilding, the middle ection hould addre everal iue including the cale, deign and orientation

of the  nal compoition. Thee will e determined  a numer of factor uch a the height of the uilding in proportion to the treet width

and the proportion and depth of opening in conidering olid-to-void relationhip. uch factor can have varing impact on amenit,

privac, wind peed, view a well a the amount of unlight and dalight that reache neighouring uilding, treet and pulic pace, all of

which hould e reolved a part of the deign proce. Careful conideration will alo need to e given to the choice of primar and

econdar material.

4.1.8 The top component repreent the upper ‘cap’ of the uilding which i o en viewed in ilhouette againt the ackdrop of the k and can

contriute to the cit kline. Thi i where additional deign detailing can occur providing further emellihment to the articulation of the

façade which add to the legiilit of the overall compoition. Thi component can include a numer of upper  oor and  wa of their

maing, choice of material and articulation create a coheive and conidered concluion to the uilding form. Here careful conideration

need to e given to other element that can interfere with thi component, including the placement of roof top equipment, li /tair core

overrun, ignage and external amenit pace.

4.2 Reappropriating exiting tall uilding



4.2.1 Due to their inherent trength and routne, the lifepan of tall uilding can o en extend over numerou decade. Allowing thee

tructure to e reimagined to meet the need of future regeneration i the ke to unlocking their urvival. The adaptive reue and reinventing

of our tall uilding tock i therefore one of the mot utainale form of development that can help extend the live of thee uilding while

regenerating rown eld ite. Repurpoing tall uilding that ma have outlived their intended ue can reathe life into thee tructure and

provide new  oorpace opportunitie o en within u, inner cit location. While each cae would need to e aeed on it own merit, in

principle the council upport the adaptive and utainale reue of tall uilding acro the cit.

4.2.2 alancing the retention of the tall uilding’ architectural and hitoric integrit againt it repurpoed ue i vital. Thi i particularl o

where the tall uilding in quetion i within the etting of a heritage aet or i conidered to contain locall ditinctive feature. Where thi i the

cae, ever opportunit hould e taken to retain a much of the character of the uilding a poile, e thee external and/or internal, to

avoid cotl recontruction work and get the uilding ack into ue over a hort pace of time.

4.2.3 Converel where a tall uilding i not conidered to contriute to the character of an area, the opportunit ma exit to reimagine the

uilding on a large cale o that it repond more poitivel to it urrounding context and etting of uilt heritage aet. In thee cae, a more

 exile approach ma e taken in relation to a comprehenive reimagining cheme, however juti cation for doing o will need to e provided

a part of a Tall uilding Deign tatement (TD).

4.2.4 Acro Ireland and the UK there are man example of uilding contructed in the 1960, 1970 and even the 1980, where o en due to

their architectural language and tle eing out of vogue, conideration i given in the  rt intance to their demolition. While thi ma e the

onl viale option for thoe that are tructurall unound and cannot e vial retained, e ort in thee intance hould at leat e made to

alvage a much of the exiting material from the uilding a poile. Where the uilding tructure i ound and the laout of  oorplate are

 exile, a reue and renew approach i encouraged. An propoed net gain in the form of extenion and/or additional tore will need to e

juti ed a part of the TD.

4.2.5 How much new  oorpace that can e added to an exiting uilding will o en e predicated  the  oor loading impoed on it original

deign, which if contructed during the 1960 to 1980 tended to e over peci ed. Adding one or two additional tore to an exiting tructure,

a enaling work to maximie it capacit and ring the uilding ack into ue, i generall widel accepted o long a there i no dicernile

advere impact ariing from the new uild. Thee can include an impact on the etting of lited uilding, conervation area, ATC’, amenit,

overhadowing and poor deign qualit. To enure that the original integrit of the uilding i not compromied and that the  nal reimagined

uilding i contextuall appropriate, careful conideration will need to e given to thoe cheme which claim to require a numer of

additional tore o a to warrant the reue of the uilding a viale.

4.2.6 Our uran environment include a range of high-rie commercial uilding contructed over the lat    ear where facade are either

failing, deteriorating or due to the time period in which the were uilt, look dated and no longer relevant to their changing context. Thee

uilding, o en located at prominent ite, can preent reimagining opportunitie that ee the ulk of the uilding eing retained with it

exiting kin hed for a new one. Advance in uilding contruction technolog have een a rie in thee failing and dated facade eing

replaced  new curtain walling tem. The ue of curtain walling tem a a façade replacement not onl enale the external

appearance of the uilding to e tranformed ut alo o er etter weatherproo ng, improved energ e ciencie, operational cot aving

and increaed marketailit. Additional ene t alo include increaed light penetration to the uilding, improved comfort for uer and

enhanced view out to the urrounding uran landcape. Conideration hould e given to the ue of openale window in conjunction with

energ e cienc and comfort level to enale the circulation of freh rather than conditioned air, which i epeciall appropriate in the current

climate.

Image 5: Grand Central Hotel, edford treet, elfat

 The reimagining and refurihment of the once iconic 1970 Windor Houe into a 4-tar 300 ed ignature hotel that it more comfortal

within the context of the hitoric Linen Quarter.



 

Image 6: River Houe, High treet, elfat

Originall contructed in the late 1960, River Houe wa uject to a £12.6m refurihment program in 2018. The uilding 14 tore have now

een tranformed to Grade A o ce pace o ering co-working and private o ce pace and ha alo achieved a RAM Ver Good rating.



5 Tall uilding guideline

5.1 Contextual anali

Polic D3 : Tall uilding

xiting tall uilding within elfat will not et a polic precedent for imilar development on adjacent ite. In all cae application for

tall uilding will e expected to adhere to upplementar planning guidance.

Planning permiion will e granted for tall uilding, de ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which

are igni cantl higher than their urrounding, where the:

a.   Are a height and cale that i enitive to the context of their urrounding and are proportionate to their location;

5.1.1 In the aement of an development propoal which include a tall uilding, context i paramount. In the context of the cit centre, tall

uilding can mark trategic location uch a gatewa ite and tranport node and when deigned and ited appropriatel, can make a

poitive contriution to the legiilit of the cit (how it i read) and overall character of an area.  their ver nature, tall uilding can provide

a cale and ma commenurate with higher denitie expected in a cit centre location and can o en e een a an economicall viale

option given their ailit to inteni  the ue of land and act a a catalt for regeneration.  However, thi mut e alanced with the potential

impact tall uilding have to igni cantl ditort the cit centre identit, character and local ditinctivene  wa of their cale, height and

maing.

5.1.2 Largel due to the lack of peci c polic to date, propoal for tall uilding within elfat have tended to occur poradicall, with little in

the wa of a trategic approach applied acro the cit. While a numer of thee uilding have contriuted poitivel to the growth of the cit,

converel it can alo e argued that ome, o en hitoric cae, have not een o ucceful and would e regarded a anomalie when

conidered in context. To thi end, exiting tall uilding within the cit will not necearil et a polic precedent for imilar development on

adjacent ite.

5.1.3 From the outet, a holitic approach hould e advocated in the location and iting of tall uilding in line with thoe principle advocated

within D2 ‘Materplanning approach for major development’ PG. Thi i to enure that a ite of an appropriate ize i availale which i

commenurate with the height, cale and maing of development propoed. talihing an appropriate height, cale and maing for taller

uilding within the cit will e et achieved when the repect etalihed uilding height and provide an appropriate tranition toward

lower cale development and open pace that urround them. In all a ected development propoal, the taller element hould repect the

height, cale and maing of their urrounding context including an prevailing datum height. In circumtance where exiting average datum

height are exceeded, development propoal hould demontrate from a deign viewpoint a to wh thi departure i juti ed. The deign

rationale for taller uilding mut clearl demontrate  wa of a Tall uilding Deign tatement (TD) how the propoed height, cale and

maing wa reached and highlight how it will poitivel impact the character and appearance of the area in accordance with good

‘placemaking’ principle.

5.1.4 Contextual anali will therefore form a ke component of the TD, providing a clear and concie evaluation of the exiting and

planned context to demontrate how the tall uilding repond in a poitive manner. Thi include how the tall uilding underpin the trength

of an area and repond poitivel to exiting pattern of development and where appropriate provide an appropriate tranition in cale

down to lower cale uilding, including exiting or potential heritage aet and heritage deignation. The anali hould alo illutrate 

wa of text and graphic how the tall uilding relate to pedetrian and ccle route and wider open pace network uch a park, greenwa

and civic pace a well a exiting tranport infratructure route and node.

5.1.5 In term of uilt form, contextual anali hould alo include exiting and planned uilding height (in metre), including the height of

neighouring context uilding and other tall uilding in cloe proximit to demontrate how the tall uilding relate to urrounding uilding.

Particular emphai hould e placed in the  rt intance on the height of thoe neighouring uilding located within the ame lock and/or

tretch of treet. Concluion derived from contextual anali hould inform ke deign deciion including the cale, height, maing and iting

of the tall uilding, it relationhip with neighouring uilding, it form and articulation and it relationhip with urrounding landcape, open

pace and pulic realm proviion.

5.1.6 Further information relating to the content of a TD can e found in ection 6 of thi document.

Image 7: Analing context



Diagram howing anali work that outline etalihed height acro an area which can contriute to the undertanding of a ite context

and how taller element hould repond to their urrounding.

5.2 Protecting heritage

Polic D3 : Tall uilding

Planning permiion will e granted for tall uilding, de ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which

are igni cantl higher than their urrounding, where the:

.  Do not have an advere impact on the etting, character and appearance of lited uilding, conervation area, area of towncape

character (ATC) and hitoric monument/garden;

5.2.1 elfat contain a wide range of  ne hitoric uilding, man of which have een haped  the cit’ rich indutrial pat. The location of

tall uilding within the etting of lited uilding, conervation area, area of towncape character and hitoric monument/garden, will

require careful and detailed conideration to enure the cale, height, maing, material and detailed deign preerve and where poile

enhance the etting and character of thee uilding and area.

5.2.2 Hitoric uilding with a civic function uch a cit hall, court, ank, hall and churche are o en tandalone, ut in the context of the cit

centre more o en form part of the cit’ treetcape and enrich it ene of place, local identit and eential character.  A primar example

eing Cit Hall a nodal landmark in the cit centre from which the main cit centre treet radiate. The alo tend to have een deigned to a

high qualit with height ued to expre their civic importance and igni cance  wa of projecting element uch a pire and tower, a i

the cae with t. Anne’ Cathedral located on Donegall treet which include a later addition in the form of a 40m tainle teel tower intalled

in 2007. A a reult of contraint impoed  it ize or incompatiilit in relation to the preervation and conervation of lited uilding and

heritage aet in or adjacent to conervation area, area of towncape character and hitoric monument/garden, not ever ite or propert

will e uitale for the iting of a tall uilding.

5.2.3 Converel, if ited in appropriate location and incorporating a high level of deign qualit, ome unlited hitoric uilding ma e uited

to and ene t from an adaptive reue in the form of a tall uilding development propoal. In uch cae, emphai hould e placed on the

long-term protection and enitive reue of the unlited aet, with the hot uilding informing the cale, height, maing, proportion and

detailed deign of an new development o that it make a poitive contriution to it hitoric etting. uch application ma include additional

 oorpace eing added aove a heritage aet where the reultant height would trigger the tall uilding de nition and in turn the polic

requirement of D3 and the aement criteria a et out in thi PG. Full detail of thee apect hould e included a a heritage impact

aement ection within the TD.

5.2.4 Propoal for the reue of unlited hitoric uilding hould upport conervation principle, with an propoed intervention informed 

an undertanding of the uilding’ heritage igni cance. Façade retention propoal are at odd with thi approach and will not normall e

acceptale. Development propoal for tall uilding within conervation area and ATC’ will alo e expected to meet the polic

requirement of uilt heritage policie and an upporting guidance.



5.2.5  elfat cit centre i an identi ed area of archaeological potential, which highlight the likelihood of encountering archaeological

remain relating to the evolution of the cit, particularl in the medieval and pot medieval period. In line with the hitoric environment polic

uite, applicant hould conider the potential impact of development on archaeological remain and enure that the have properl

aeed and planned for archaeological implication of propoal.

Image 8: t Anne’ Cathedral, Donegall treet, elfat

A a focal point of the Cathedral Quarter, t Anne’ Cathedral ha tood for more than 100 ear a a place of Chritian worhip in the heart of

the cit. Careful conideration need to e given to the impact of an development on the etting of thi ke lited uilding, particularl in

relation to tall uilding.

Image 9: Former main ite tower and Peter Froggatt Centre, QU, elfat

A new lirar at Queen’ Univerit freed up the old lirar tower lock for redevelopment. The replacement uilding utilie a retricted

material palette (red cla rickwork, glazed creen and ronze anodied panel) which repond to hitoric context. Deep rick reveal and

extended curtain wall capping piece provide a depth and laering which echoe it Victorian neighour.

5.3 Ke pulic view and vita

Polic D3 : Tall uilding



Planning permiion will e granted for tall uilding, de ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which

are igni cantl higher than their urrounding, where the:

c.  Repect ke pulic view and vita within, acro, into and out of the cit, including important view of landmark uilding and

landcape feature;

5.3.1 When aeing propoal for tall uilding, conideration need to e given to an impact the development ma have on ke pulic

view and vita from hort, medium and long range. The iting of a tall uilding can preent opportunitie to create a point of focu within the

uran environment which contriute poitivel to the legiilit of the cit and aid orientation. However, care need to e taken to enure that

ke pulic view are protected.

5.3.2 Well-deigned tall uilding on prominent ite can pla a role in acting a viual marker that help to open up, encloe, frame or

terminate ke view and viual axi. However, achieving a view terminu will not in itelf provide planning juti cation for the iting of a tall

uilding. While elfat doe not a et ene t from having a formalied range of protected view, ke view and vita in thi context will

include (ut not e limited to) view to and from ke lited uilding a well a view from trategic pulic vantage point acro the cit

including from pulic realm, civic pace, park, pedetrian ridge and the cit’ waterfront area.

5.3.3 In the aence of formalied ke view and vita acro elfat, an impact on view and vita will e aeed on a cae  cae ai.

Thi will require a detailed aement of how the uilding it within the wider context of the cit, mot likel  wa of 3D modelling

and veri ed viual montage, to full undertand if it otruct or intrude on what i conidered a ke view or vita. Where it i deemed that a

tall uilding ma ait in opening up, encloing, framing or terminating important view, the height, cale, iting, form, proportion, maing

and detailed deign of the uilding hould e examined to enure that thee view are enhanced.

Image 10: Tall uilding a wa nding element

Diagram illutrate how taller uilding can act a reference point and viual top within the uran environment, terminating local and long-

range view.

Image 11: View north along Oxford treet, elfat

The reidential tower ‘The Oel’ together with it lower podium provide a viual top  terminating view north along Oxford treet.

Image 12: View eat along High treet, elfat

Deigned  architect William J arre, the Alert Memorial Clock (43m) terminate view eat along High treet and provide a much revered

hitoric reference point along one of the cit’ ke axial vita.



5.4 Clutering and kline

Polic D3 : Tall uilding

Planning permiion will e granted for tall uilding, de ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which

are igni cantl higher than their urrounding, where the:

d.  Contriute to a cluter or an intereting kline when grouped together;

5.4.1 The clutering of tall uilding can contriute to the legiilit of the cit and aid orientation. However clutering can alo raie potential

concern with regard to the cumulative impact of tall uilding, particularl in relation to the etting of heritage aet. New propoal for tall

uilding hould generall e located within exiting cluter of tall uilding or form part of a planned cluter, where conideration ha een

given holiticall to the development and regeneration of an area. Where the uilding form part of an exiting cluter, the TD hould

demontrate how the new addition contriute poitivel to the cluter a an enlarged coheive grouping of uilding. In thi regard, the TD

will illutrate and juti  relationhip etween the new uilding and exiting uilding contained within the cluter. Thi aement will identi 

relationhip etween the new uilding and an dominant element within the cluter and other urrounding uilding, or juti cation a to wh

conideration hould e given to the new addition forming the new dominant element within the cluter. In either cae, conideration will onl

e given to additional tall uilding eing added to exiting cluter where there i a valid placemaking and uran deign rationale for doing

o and where the development doe not prejudice other apect of the PG.

5.4.2 xception ma exit where a tand-alone tall uilding could e juti ed outide an exiting cluter. However, in uch cae, the onu will

e placed on the applicant to demontrate,  wa of the TD, how a free-tanding tall uilding outide an exiting cluter meet other polic

criteria contained within D3.

5.4.3 The placement and deign of tall uilding can have a igni cant impact on the cit kline , horizon or ilhouette. The  nal compoition

and form of the uilding and it careful placement within it ite, if well conidered, can help to uild on and hape the kline, improving and

reinforcing oth the legiilit and image of the cit. The deign of particular apect of the uilding, uch a the ‘top’ component, can ait in

thi regard particularl when conidered in relation to exiting context and ke view and vita. Where a tall uilding form part of a cluter, a

variation of height can alo help to create viual interet in the cit kline.

5.4.4. In aeing tall uilding propoal, ke conideration will e:

1

undertanding exiting uilding height ut alo the topograph, uilt form and landcape of the cit and how the propoal will impact on

exiting vita.

particular conideration hould e given to impact on hitoric church pire, dome, roof profile and other ignature tructure uch a the

cheduled H&W crane.

uch undertanding can help to inform the height, ilhouette, form and detailed deign of a tall uilding.



Image 13: xtract from VU.CITY (3D model of cit)

Aerial view eat acro the cit toward the river highlighting exiting and propoed uilding which rie aove 35m (AOD) in height (coloured

pink) to help identi  an emerging cluter.

Image 14: elfat waterfront kline

The clutering of taller uilding and an emerging kline can e een along the River Lagan which include the reidential tower The Oel and

more recentl new o ce development at Cit Qua.

5.5 Location of civic or viual importance

Polic D3 : Tall uilding

Planning permiion will e granted for tall uilding, de ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which

are igni cantl higher than their urrounding, where the:

e.  upport location of civic or viual importance including major tranport node, civic pace and area of high emploment;

5.5.1 From a utainailit point of view, tall uilding can have a role to pla in placing emphai and drawing attention to area of civic or

viual importance, including major pulic tranport interchange, ke pulic pace and exiting/future area of high emploment. The can

alo act a catalt within area earmarked for regeneration, helping to foter a degree of focu, momentum and certaint to thee o en-

neglected ection of the cit.



5.5.2 Deign excellence will alwa e ought in all development application, particularl thoe which include a tall uilding. However, it i

important that attention i not focued olel on the architectural detailing and aethetic treatment of the uilding, at the expene of how it

interact at treet level and the qualit and deign of thoe pace etween uilding. Quite o en it i the comination of how uilding

ground themelve and the qualit of pace it interact with that contriute more to memorale place over how the uilding look.

Applicant are encouraged to eek further guidance within accompaning PG D2 ‘Materplanning approach for major development'.

5.6 Grounding the uilding at treet level

Polic D3 : Tall uilding

Planning permiion will e granted for tall uilding, de ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which

are igni cantl higher than their urrounding, where the:

f.  erve to provide an acceile pedetrian friendl environment of a human cale through the proviion of active frontage, high

qualit landcape treatment and local pulic realm enhancement at treet level;

5.6.1 How a uilding interact at treet level i critical and thi i acutel o in the cae of tall uilding, which due to their height and maing,

tend to exceed thoe uilding dimenion tpicall aociated with more traditional, dometic uilding of a human cale. At ground  oor the

laout of the tall uilding hould contriute poitivel and help animate the treetcape through a mix of active ue which provide clear

unotructed view onto the treet and urrounding pulic realm to enale a high degree of paive urveillance. Laout hould include high

qualit pulic realm olution that enhance oth the etting of the tall uilding a well a that of neighouring uilding. Propoed entrance

hould e well overlooked, and large tretche of lank and inactive frontage hould e avoided.

5.6.2 Non-active ue uch a refue tore, undercro  parking and utilit/u-tation, hould e kept to a minimum along ground  oor

frontage, particularl thoe fronting onto primar treet and area of pulic realm. Where uch element are required at ground  oor, thee

hould e located internall or poitioned along econdar frontage. In cae where uch ervice cannot e avoided along primar

frontage on fronting pulic realm, thee hould e limited and/or roken up into hort ection and carefull articulated in material that pick

up on the overall palette to minimie their impact while adding depth and interet to the treetcape.

Image 15: Cit Qua, Donegall Qua, elfat

Active frontage, external eating and high qualit pulic realm at Cit Qua all contriute to the animation of the pedetrianied riverfront.

5.7 Overhadowing, overlooking and microclimate

Polic D3 : Tall uilding

Planning permiion will e granted for tall uilding, de ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which

are igni cantl higher than their urrounding, where the:



g.  Minimie the e ect of overhadowing and overlooking epeciall within predominantl reidential area and avoid the e ect of

wind turulence and other advere microclimatic impact;

5.7.1 If not carefull conidered, tall uilding can create igni cant iue of overhadowing and overlooking. Propoal for tall uilding

adjacent to or in cloe proximit of other uilding need to enure that the privac and amenit of oth future reident, a well of thoe

exiting reident, are not compromied. In order to mitigate amenit iue, peci c attention ma need to e paid to the propoed planform

and location of haitale room a well a the deign and orientation of window in an e ort to direct view awa from neighouring uilding

and private amenit pace.

5.7.2 nvironmental qualit can e adverel impacted  tall uilding through the lo of unlight and/or dalight and the overhadowing of

pulic and private amenit pace, treet, civic pace and park. In thi regard, conideration ma need to e given to puruing a more

lender uilding footprint for the taller component that maximie a north-outh orientation o a to limit the extent of overhadowing.

unlight/dalight and hadow anali tudie hould form part of the TD with emphai placed on oth equinoxe (March 21 and eptemer

21) a aeline, demontrating the exiting cenario againt that reulting from the tall uilding. Depending on the tpe of adjacent ue and

their enitivit to lo of unlight/dalight and overhadowing, further aement of other date and time of the ear ma e required.

5.7.3 Tall uilding can alo impact the microclimate of urrounding pace due to their cale, height, maing, alignment and choice of

material. Condition uch a wind peed, temperature, unlight, air qualit, noie and re ectivit, can all e igni cantl in uenced  taller

tructure and therefore require careful conideration to enure that urrounding pace are comfortale and welcoming. The impact of tall

uilding on microclimate can e demontrated through microclimate tudie uch a wind tunnel teting and hadow anali and hould

form part of the anali ection of the TD.

Image 16: eparation ditance

Diagram illutrate how tower eparation ditance can e etalihed   oor plate ize, meaured from uilding face to uilding face.

Propoal hould avoid minimum eparation ditance that will impact acce to unlight/dalight, outlook, privac and view.

Image 17: Overhadowing

Image generated from VU.CITY 3D model of cit illutrating how the iting of the The Oel Tower ha reulted in much of it hadow eing cat

acro the River Lagan and M3 Motorwa.



5.8 Civil aviation and telecommunication

Polic D3 : Tall uilding

Planning permiion will e granted for tall uilding, de ned a an uilding 35m aove ordnance datum (AOD) or taller or thoe which

are igni cantl higher than their urrounding, where the:

h.  Compl with all necear civil aviation requirement and not interfere, to an unacceptale degree, with telecommunication,

televiion and radio tranmiion network.

5.8.1 The location of a tall uilding or tructure ma preent a potential hazard to aviation.  virtue of their location and nature, tall uilding

and tructure ma need to e lit if the are conidered a igni cant navigational hazard. Conultation will therefore e required with the Civic

Aviation Authorit to eek view with repect to tall uilding and tructure.

5.8.2 Tall uilding and tructure can alo a ect reception of wirele ervice, including dometic televiion reception. Conideration of the

impact of a new development on wirele ervice hould therefore e undertaken during the earl deign and planning tage. An aement

of an conequential impact that the tall uilding ma have on wirele ervice hould therefore e taken efore development take place

and allow for an mitigation meaure at planning tage. Conultation ma therefore e required with Ofcom a the regulator for UK

communication indutrie to eek view in thi regard.

6 Tall uilding Deign tatement

6.1 Content
6.1.1 All application that trigger the polic requirement of D3 mut include a Tall uilding Deign tatement (TD) a part of their

umiion in addition to an other upporting information (uch a a Deign and Acce tatement). Thi will et out the deign viion for the

propoal outlining how the polic criteria contained within D3 have een full addreed, alongide juti cation for the appropriatene of a

tall uilding on the propoed ite. Further locational aed policie will e aeed at the LPP tage.

6.1.2 The TD hould include a thorough uran deign anali which cover.

Image Credit
Image contained within thi document are uject to copright retriction and cannot e reproduced without the owner’ permiion. Image

copright are owned  elfat Cit Council, except where tated elow.
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Image: Peter Froggatt Centre, QU

Architect: TODD Architect

Contextual Anali – character appraial of immediate and local context including exiting and planned uilding height (clearl hown in

metre), topograph, uran grain, maing and materialit. Concluion hould e drawn outlining how thee have een addreed.

Deign Rationale – etting out the deign viion for the propoal including architectural approach, treetcape treatment, palette of

material, open pace proviion, pulic realm meaure, oft and hard landcape treatment, ecurit deign meaure, parking proviion and

ervicing arrangement.

Viual Appraial - including 3D modelling and verified viual montage of propoal demontrating how it repond to concluion drawn

from contextual anali including an impact on ke view and drawing/viualiation demontrating the form and character of the

propoed uilding.

Heritage Impact Aement – identification and aement of the impact of the propoal on the ignificance and etting of an affected

heritage aet and area of archaeological potential.

Microclimatic Impact – evidence of wind teting, unlight/dalight and hadow anali and how thee have influenced the propoed

deign approach.

utainale Deign Meaure – including apect uch a caron footprint, energ efficiencie, green and lue infratructure, utainale

contruction method and wate management.



Photo credit: TODD Architect

Footnote

1 ‘klining i when high uilding reak the kline, horizon or ilhouette, which ma e formed  uilt form or vegetation. Topograph i

o en a critical factor with klining and i mot likel to occur around ridgeline of the urrounding hill although it can alo occur eond thee

area where uilding height interrupt the exiting ilhouette of uilt area or vegetation.'  Oxford Technical Advice Note 7 ‘High uilding’ (Oct

2018).
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