
 
 
 
 

 
26 October 2015

 
 

Chairman: Alderman M Henderson MBE 
  
 The Right Worshipful the Mayor, Councillor RT Beckett 
  
Aldermen: Alderman D Drysdale and Alderman G Rice MBE 
  
Councillors: Councillor A Girvin, U Mackin, Councillor L Poots, Councillor 

John Palmer, Councillor M Tolerton, Councillor R Butler and 
Councillor P Catney 

 
 
The Monthly Meeting of the Planning Committee will be held in the Council 
Chamber, Island Civic Centre, The Island, Lisburn, on Monday 2 November 
2015 at 6.00 pm, for the transaction of business on the undernoted Agenda. 
 
Please note that food will be available in Lighters Restaurant from 5.30 pm. 
 
You are requested to attend. 
 
 
 
 
DR THERESA DONALDSON 
Chief Executive 
 
 
 
 
 
 



 
 

 
Agenda 

 
1. Apologies 

 
2. Declarations of Interest 

 
3. Minutes 

 
3.1    Minutes of the Special Planning Committee Meeting held on 1 October 

2015 (copy attached) 
 

3.2   Minutes of the Planning Committee Meeting held on 5 October 2015 
 

4. Report from the Director of Development and Planning 
 

4.1   Report from the Head of Planning 
 

4.1.1 Schedule of Applications to be Determined 
 

(1) S/2013/0560/F – Major Application – Proposed relocation of 
approved retail floor space, reconfiguration of approved layout and 
reduction in approved housing units and storey heights at 
Ballantine Garden Village, Lisburn to provide crèche, petrol filling 
station, boutique craft units, retail units and coffee shop (extension 
to existing ornamental cottage).  Includes 12 No relocated 
apartments (reduction in numbers from previous approval ref 
S/2006/0691) and removal of 2 No residential units from previous 
approval ref S/2008/0202/F.  Also includes associated garages, 
carports, landscape features and all other associated site works on 
lands adjoining and south west of 126 Hillhall Road Lisburn, 
Ballantine Garden Village 

 
(2) S/2015/0087/F – Major Application – Renewal of existing approval 

S/2009/1046/F for the replacement dwelling and retention of 
existing dwelling to convert to garage and storage on site 500 
metres west of no. 30 Tullynore Road Hillsborough BT26 6QE 

 
(3) LA05/2015/0347/F- Major Application – Amendment to approved 

landscaping of planning applications (Y/2007/0512/F and 
Y/2008/0476/F) to vary site works to adjust the levels and reduce 
gradient within the northern half of the site on lands at 70 Gransha 
Road Dundonald Belfast 
 



(4) LA05/2015/0260/F – Major Application – Proposed prefabricated 
double classroom unit and associated site works at Millennium 
IPS, 139 Belfast Road, Lisdoonan, Saintfield 
 

(5) LA05/2015/0514/F – Local Application (Mandatory) Proposed 
chalet bungalow farm dwelling with garage on land to rear of 102 
Glenavy Road Lisburn with frontage to Hungry house Lane 
 

(6) LA05/2015/0262/F – Local Application (Mandatory) Amended siting 
for previously approved farm dwelling S/2012/0478/RM for 1 No 4 
bedroom 2 storey house and double garage.(Amended plans) Site 
40m North of 1, Ballymacward Road, Dundrod, Crumlin 
 

(7) Y/2015/0065/F – Local Application (previously deferred) – Variation 
of condition 4 of Y/1986/0061 To allow a catalogue showroom 
retailer (Argos) to occupy 115 sq m of the existing 4000 sq metre 
Homebase store at Homebase Upper Galwally Belfast 
 

(8) S/2014/0458/F – Local Application (previously deferred) – Two 
storey dwelling on a farm and associated domestic garage with 
access lane from Mill Road on lands to the rear of 3,9 and 11 Mill 
Road Lisburn. 
 

(9) S/2014/0776/F – Local Application (previously deferred) – Dwelling 
on a Farm at Inverbrae Farm, 21 Comber Road, Hillsborough, Co 
Down BT26 6LN. 
 

4.1.2   Local Development Plan 
 
4.1.3   Statement of Community Involvement (SCI) 

 
4.1.4   Development Management 

 
4.1.4.1  Quarter 2 End Statistics 

 
4.1.4.2  Decisions Issued – October 2015 

 
4.1.5   DETI Consultation on the Closure of the Northern Ireland 

Renewables Obligation to New Onshore Wind in 2016 
 

4.1.6   Amount of Unrecognised Income Associated with Live Planning 
Applications 

 
4.1.7   The Planning (Hazardous Substances) (No 2) Regulations 

(Northern Ireland) 2015 S.R. 2015 No 344 
 



 

4.1.8   Letter to Chief Executives Regarding Ombudsman’s Finding – 
Enforcement Case and Maladministration 

 
4.1.9   Enforcement 
 

4.2   Conference – How to Operate Skillfully and Advantageously within the 
Scottish Planning System 

 
5. Confidential Business 
 

Members are requested to access the Confidential Report on Sharepoint 
under the Confidential Folder – Planning Committee 

 
5.1 Enforcement 

 
5.1.1   Cases with Court Proceedings for November 2015 
 
(Confidential for reason of information relating any individual; information 
which is likely to reveal the identity of an individual; and information in 
relation to which a claim to legal professional privilege could be 
maintained in legal proceedings) 

 
6. Any Other Business 

 
 

--ooOOoo--
 
 
To: Members of Lisburn & Castlereagh City Council  
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LISBURN CITY & CASTLEREAGH DISTRICT COUNCIL 
 
 
Minutes of Meeting of the Special Planning Committee held in the Council 
Chamber,  Lisburn and Castlereagh City Council offices, Island Civic Centre, The 
Island, Lisburn on Thursday 1 October 2015 at 6.00 pm 
 
PRESENT: Alderman M Henderson MBE (Chairman) 

  

 The Right Worshipful the Mayor, Councillor R.T. Beckett 

  

 Aldermen D Drysdale and G Rice MBE 

  

 Councillors: R Butler, P Catney, A Girvin, U Mackin, John 
Palmer, and M Tolerton 

  

OTHER MEMBERS: Alderman J Tinsley, Councillors A Anderson, A Ewing, A 
Girvan and J Gray 

  

IN ATTENDANCE: Director of Development and Planning 
Planning Manager (BE) 
Principal Planning Officer (RH) 
Committee Secretary  

 
Commencement of Meeting 
 
The Chairman, Alderman M Henderson, welcomed everyone to the meeting.  The 
Director of Development and Planning made some Health and Safety announcements.  
 

1.     Apologies 
 
It was agreed to accept an apology from Councillor Poots.  
  
2. Declarations of Interest  
 
The Chairman sought Declarations of Interest from Members and reminded them to 
complete the supporting forms which had been left at each desk.  No declarations of 
interest were received. 
 
3     Confidential Report by the Director of Development and Planning – In Committee 
 
The Director of Development and Planning explained that the reason for the meeting 
being “In Committee” was that the business being considered was a requirement under 
statutory provision.   
 

3.1    Review of the Scheme of Delegation 
 
The Director of Development and Planning explained that the Planning Scheme of 
Delegation had been in operation since 1 April 2015 and was due for review.  He 
advised that the Planning Manager would give a presentation to demonstrate how 
the Scheme was operating and that Members would then have an opportunity to 
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provide comment.  The Director explained that the Officers would then consider 
the various comments and report back to a future meeting of the Committee with a 
revised Scheme of Delegation 

 
The Planning Manager took Members through a presentation which looked at the 
purpose of the Scheme of Delegation.  The presentation outlined how the Scheme 
allowed the Council and the Planning Committee to delegate certain planning 
decisions to appointed Officers. The  presentation highlighted a number of key 
issues under the following headings: 

 

 Mandatory exclusions  

 Delegated applications 

 Weekly ‘Safeguard’ list 

 Weekly applications validated 
 

With regard to general performance, the Planning Manager advised that 27 
applications had been presented to the Planning Committee from April to 
September 2015 and that approximately 450 decisions had been issued in the 
same period.  The benefits of the current Scheme and potential risks associated 
with change were outlined. 

 
Councillor Mackin sought clarification as to the factors used to determine a major 
application and what safeguards were in place for Members, in terms of the pre 
application discussions.      
 
The Principal Planning Officer explained that the thresholds for major applications 
were defined by the Development Management Regulations (2015).  In addition 
thresholds associated with development categories, in terms of the number of 
dwellings, site area and whether commercial or retail, reference was also made to 
other criterion such as site area.   
 
With regard to the pre-application discussions, the Principal Planning Officer 
clarified that planning advice is provided without prejudice and that pre-application 
discussions provide for planning issues or concerns to be highlighted and 
addressed by applicants prior to an application being submitted.  The Officer also 
explained that it was only when a formal application was submitted would it be 
subjected to the statutory planning processes. 

 
Councillor Palmer noted that in Belfast City Council a development with five or 
more dwellings had to come before the Planning Committee.  He felt that it may be 
useful for Officers to carry out a scoping exercise of all councils in Northern Ireland 
to determine whether Lisburn and Castlereagh City Council’s protocols were 
performing favourably.  Furthermore, he was of the view that the Committee 
should have greater input into enforcement issues. 
 

        The Director of Development and Planning stated that there was an emerging 
picture of planning performance across Northern Ireland and it was important to 
recognise that the current Scheme of Delegation was a key contributor to the 
number of planning decisions being issued by the Council.  Acknowledging that 
some applications were subject to the “called in” process, the focus of the 
Committee remains on moving major applications through the system.  With 
regard to enforcement, the Director commented that that particular work area 
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could sometimes be controversial for Members but acknowledged that the 
Committee may wish to consider some elements of this matter further. 

 
In response to a query from Councillor Catney with regard to the development 
plan, the Planning Manager advised that it may be several years before the 
development plan was in place.  In the meantime, BMAP was the framework that 
the council had to work within. 

 
        Alderman Drysdale expressed his support for Officers having delegated authority 

to deal with enforcement issues.  However, he felt that in an effort to improve 
communication that Enforcement Officers should liaise with the Chairman prior to 
instigating any enforcement action that was deemed to be controversial. 
 
The Director of Development and Planning outlined that there was a clear 
obligation on Officers to bring to the Chairman or the Committee’s attention any 
enforcement issue that may lead to controversy. 

 
        The Planning Manager outlined that the Committee may wish Officers to look at 

how conditions could be delegated to Officers.  The view expressed was that 
delegating conditions to Officers would enable Members to approve an application 
in principle, with Officers including suitable condition(s) to address concerns 
raised.   

 
Councillor Mackin supported this suggestion and felt that it would give the 
Committee an input in advance of issuing a decision.   

 
3.2.    Review of the Protocol for Operation of Planning Committee 

 
The Planning Manager reminded Members that the purpose of the protocol was to 
outline practical handling arrangements for the operation of the Planning 
Committee, ensure a consistent approach and offer protection to the Committee 
as it delivered its role in respect of the various elements of the planning function.   
 
The presentation, highlighted a number of key considerations, in terms of the 
following: 

 

 Frequency of meetings; meeting finishing times; arrangements for dealing with 
unfinished business 

 Referral of Delegated Applications – timescales within which applications can be 
‘called in’; revisions to provide clarity in terms of procedures that have evolved 
over the last 5 month period 

 Format of Committee meetings : consideration of Committee papers – timing 
issues; release of Schedule of Applications and Reports 

 Pre-determination hearings – speaking rights 

 Public speaking – release of DM Officer Reports; timescale for registering and 
speaking; reference to MPs/MLAs; separate guidance leaflet for customers 

 Visual presentation/length of statements; maintaining order 

 Committee decisions – defending appeals/judicial challenges; PAC award of 
costs; delegated decision making in respect of decisions to officers 

 Deferrals – further clarity on procedure; speaking rights in respect of new 
information only 
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 Site Visits  
 

Councillor Mackin concurred with the issues identified for consideration and 
provided further comment as follows: 
 
Councillor Mackin expressed the view that while the Planning Committee minutes 
went to full Council for ‘noting’, Members of the Planning Committee should have 
an opportunity to approve the Minutes prior to them being tabled at the monthly 
Council meeting.   
 
It was therefore suggested that the minutes were tabled at Council one month 
after the Committee meeting, i.e. October Planning Committee Minutes be tabled 
at the November Council meeting.     
 
There was general consensus amongst Members. 

 
With regard to the frequency of meetings, Councillor Mackin felt that the Council 
already had adequate procedures in place to enable the Committee to convene a 
meeting as and when required.  Furthermore, he did not consider that it was 
necessary for a finishing time limit to be placed on Planning Committee meetings.   
 
Councillor Mackin made reference to lateness in receiving the Planning Report 
and Planning Schedule and expressed the view that requests for speaking rights 
for members of the public (objectors, applicants/agents) should be extended from 
at least 3 to 5 minutes. He was also of the view that this timescale should also 
apply to MLA’s and MP’s.  

 
          Alderman Tinsley arrived at the meeting at 6.20 p.m. 
 

Councillor Palmer expressed the view that the procedure associated with the 
Applications Received ‘Called In’ process should not have the DEA restriction.  
 
Alderman Henderson reminded the Committee that this decision had been taken 
by the Party Group Leaders, with a view to Members referring any issues to one 
of their Party colleagues.     
 
Councillor Becket expressed his support for ‘call ins’ being restricted to the 
particular Member’s DEA. 
 
Councillor Butler outlined that this arrangement may work for larger political 
parties and he felt that this matter should be revisited.    

 
Alderman Rice stated that although no site visits had as yet been organised, she 
believed that they provided the opportunity to better understand the details of a 
proposal in the context of the application site and surrounding land.    
 
Councillor Palmer expressed his support for speaking rights being extended from 
3 to 5 minutes.   
 
With regard to the consultee list, he was of the view that, in addition to Transport 
NI being consulted on traffic management issues, the PSNI should also be 
included in the consultee list.   
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Councillor Mackin queried whether it was in order for an individual with speaking 
rights to be permitted to table additional information.  While this was at the 
discretion of the Chairman, he did not feel it was appropriate for additional 
information to be tabled that had not been made available to Members in 
advance of the meeting.   
 
Councillor Mackin also referred to the site visit procedures which did not permit 
Members to debate the particular proposal or allow members of the public to 
address Councillors in attendance.  He felt that these procedures would be 
difficult to enforce.   
 
Councillor Catney left the meeting at 6.55 p.m. 
 
Alderman Drysdale stated that while he agreed with speaking rights being 
extended to 5 minutes, he felt that where there was more than one speaker, the 
Committee would need to consider whether each speaker should be permitted 5 
minutes.   
 
With regard to the duration of meetings, he suggested that Officers, in 
conjunction with the Chairman, should consider the matter further with a view to 
coming back with a recommendation regarding Committee finishing times. 
 
Alderman Drysdale expressed the view that rather than being referred to the 
Planning website, he felt that it would greatly assist individuals with speaking 
rights for an information leaflet to be made available clearly outlining the 
procedures they must adhere while attending a Planning Committee meeting.   

 
The Director of Development and Planning thanked Members for their comments.  
He added that Officers were aware of the problem with regard to the timing and 
issuing of the Planning Report each month.   
 
The Director explained that this was due to internal processes and having 
discussed the matter with the Chief Executive, the draft report meeting would 
now take place two weeks prior to the Planning Committee meeting, thereby 
allowing at least 5 working days prior to each Committee meeting. 

 
AGREED: Officers table a revised Scheme of Delegation and Protocol for the Operation 
of the Planning Committee for consideration at a future Planning Committee meeting. 
 
There being no further business, the meeting ended at 7.15 p.m. 
 
 
 
      
 ____________________________________       
 CHAIRMAN / MAYOR     
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LISBURN & CASTLEREAGH CITY COUNCIL 

 

Minutes of the Meeting of the Planning Committee held in the Council Chamber, 
Lisburn City Council offices, Island Civic Centre, The Island, Lisburn on 
Monday, 5 October 2015 at 6.00 pm 
 
 
PRESENT: Alderman M Henderson MBE (Chairman) 
  
 The Right Worshipful the Mayor, Councillor T 

Beckett 
  
 Aldermen:   D Drysdale, G Rice MBE 
  
 Councillors: A Girvin, R Butler, P Catney U  

Mackin, L Poots, John Palmer and M 
Tolerton  

  
OTHER MEMBERS Councillor O Gawith 
  
IN ATTENDANCE Director of Development and Planning 
 Planning Manager 
 Principal Planning Officers (RH and LJ) 
 Senior Planning Officers (MCO, RT) 
 Committee Secretary 
 Attendance Clerk 
  
 Cleaver Fulton & Rankin 
 Kate McCusker (Legal Advisor) 
 
Commencement of Meeting 
 
The Chairman, Alderman M Henderson, welcomed everyone to the meeting of 
Lisburn & Castlereagh Planning Committee. 
 
The Director of Development and Planning took those present through the Fire 
Evacuation Procedure.   
 
1. Apologies 
  
There were no apologies. 
  
2. Declarations of Interest 
  
The Chairman sought Declarations of Interest from Members and reminded them to 
complete the supporting forms which had been left at each desk.  Declarations of 
Interest were received, as follows: 
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 Councillor L Poots in respect of Planning Application Nos. S/2013/0169//F and 
S/2015/0192/F.  He had been involved in the ‘call-in’ and would be leaving the 
meeting during the discussion of both applications.   
 

 Councillor U Mackin in respect of Planning Application S/2013/0169/F.  He had 
been involved in several meetings regarding the application and there could be 
a perception that he had already formed an opinion.  He would therefore be 
leaving the Chamber during the discussion.  

 Councillor U Mackin in respect of Planning Application S/2015/0192/F.  He had 
been involved in the call-in but had no other involvement. 
 

 Councillor R Butler in respect of Planning Applications S/2013/0169/F and 
S/2015/0192/F.  He had been involved in the requests to have the applications 
called-in but had no other involvement and had not expressed an opinion. 

  
3. Minutes of Meeting of the Planning Committee held on 7 September 2015 
  
It was proposed by Councillor U Mackin, seconded by Alderman G Rice and agreed 
that the Minutes of the Meeting of the Planning Committee held on 7 September 2015 
be adopted as an accurate record of proceedings, subject to the following 
amendments: 
 
Page 368 Item 2 
Declarations of Interest 
 
At the request of Councillor U Mackin, it was agreed that the last sentence be 
amended to read “He supported the call-in of the application but had no other 
involvement”. 
 
Page 384 Item 12 
Planning Application S/2009/0839/F 
At the request of Councillor U Mackin, it was agreed to include in the Minute 
“Councillor Mackin left the meeting prior to the discussion commencing and returned  
at the commencement of Item 4.1.2”. 
 
4. Report of the Director of Development and Planning 
  
It was agreed that the report and recommendations of the Director be adopted, 
subject to any decisions recorded below:- 
   
 4.1 Schedule of Applications to be Determined 
   
The Chairman advised that there were a number of speakers in attendance making 
representation on two of the applications which had been Called-In - Item 4.1.1 (3) 
and 4.1.1 (4).  The Schedule of Applications would be taken out of order to enable 
these applications to be taken first.   
 
Councillor L Poots and Councillor Mackin left the meeting at 6.10 p.m 
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Members were reminded that they needed to be present for the entire item.  If absent 
for any part of the discussion they would not be able to vote on the application. 
   
  4.1.1 (3) S/2013/0169/F – Local Application (Called-In) – Proposed 

installation of a wind turbine on a tubular tower – with blade tip 
height up to 40m on lands 100 metres North East of No.24 
Mullaghdrin Road East, Dromara, Dromore 

   
The Senior Planning Officer (RT) advised that this was a local application which had 
been ‘called-in’ in accordance with the Protocol for the Operation of the Planning 
Committee.   
 
The officer provided a detailed description of the site and its surroundings and 
advised that based on careful assessment of the development plan, relevant planning 
policies, objectors and all other material considerations, she was recommending that 
planning permission be granted, subject to a number of conditions. 
 
The Chairman, Alderman M Henderson, called upon the Dr. Alan Lennon to speak on 
behalf of the objectors.   
 
Dr  Lennon outlined a number of points in relation to the planning application, 
including: 
 

 150 objectors 

 the application fell outside DETI policy for on-shore wind turbines 

 Reference was made to Policy RE1 and the requirement of the Planners to 
consider the cumulative effect of the turbine 

 photographs provided by the Planners did not reveal the full visual impact of 
the turbine 

 no economic benefit  

 In Northern Ireland 50% more turbine capacity had been approved. 

 Reference was made to DETI targets.  
 
The Chairman advised Dr Lennon that his three minutes speaking time was up.  Dr 
Lennon asked if he could raise 2 more points. 
 
Alderman Drysdale asked Dr Lennon to outline the two points.   
 
Dr Lennon referred to the Planning Department’s statutory requirement to obtain 
sufficient information on protected species and to carry out a bat survey.  He also 
referred to the requirement to carry out a survey with regard to the wider visual impact 
of the proposal. 
 
At this point, the Chairman advised that as Dr Lennon had spoken for a total of 5½ 
minutes accordingly the same time would be given to the applicant/agent, should they 
wish to address the Committee.  The Cairman thanked Dr Lennon and invited 
Members to ask any questions of clarification in relation to the application. 
 
Several Members sought clarification on a number of issues, including: 
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 potential to relocate the turbine elsewhere within the site to reduce the visual 
impact; 

 clarification that the objectors were local to the area; 

 clarification as to why objectors felt that Planning Officers had not taken full 
account of the wider impact of the proposal; 
 

Dr Lennon confirmed that the objectors were all local to the area.  He advised that he 
had met with Planning Officers in September and that he had been advised that it 
was not the role of officers to carry out a wider economic survey. 
 
The Chairman called upon the agent, Mr Monaghan, to speak on behalf of the 
applicant and advised him that, similar to the objector, he had 5½ minutes to address 
the Committee. 
 
Mr Monaghan outlined a number of points pertaining to the application, including: 
 

 given the number of objections, the application had been fully scrutinised by 
Planning Officers, and in his opinion, all the required planning policies had 
been satisfied; 

 reference was made to an earlier application and to the level of site survey 
work that had been carried out prior to submitting the new application in order 
to ensure that issues raised had been fully addressed. 

 the main issue for the objectors was the visual impact 

 the application had been recommended for approval over two months ago 
 
The Chairman thanked Mr Monaghan and invited Members to ask questions in 
relation to the application. 
 
Several Members sought clarification on a number of issues, including: 
 

 whether any attempts had been made to seek a meeting with the objectors to 
alleviate their fears 

 shadow flicker 

 scale of this application compared with the previous application 
 
Mr Monaghan advised that the previous application was for a larger wind turbine and 
that this application had been withdrawn.  In an effort to address the issues raised, 
the current application was for a smaller wind turbine and sited in a different location.  
Mr Monaghan confirmed that he had not met with the objectors as he was aware that 
they were meeting with the Planning Officers and that he would consider any issues 
raised by the Planning Officer in due course.  Furthermore, as the application had 
been recommended for approval for a number of months he had no reason to seek a 
meeting.  
 
The Chairman thanked Mr Monaghan and asked if Members had any issues they 
wished to raise with the Planning Officers.   
 
The Senior Planning Officer addressed a number of queries from Members in respect 
of the following: 
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 Economic impact 

 Access arrangements 

 Judicial advice, in terms of Planning Policy RE1 – wider impact assessment 
 
The Chairman referred to the Senior Planning Officer’s recommendation to approve 
the application.   
 
Following a vote, it was unanimously 
 
AGREED: To support the recommendation to approve Planning Application 
S/2013/0169/F, subject to the following conditions and reasons stated: 
 

 As required by Article 61 of the Planning Act (Northern Ireland) 2011, the 
development hereby permitted shall be begun before the expiration of 5 
years from the date of this permission. 

Reason: Time Limit 
 

 The sound power level of the installed wind turbine shall not exceed 84.5 
dB(a) (at a standardised height of 10metres) at all wind speeds up to 
10m/s as detailed in the noise report received by Planning Service 27 
January 2014. 

 
Reason: to ensure the installed turbine does not have a sound power level 
in excess of that presented within the noise impact assessment  

 
 Within 28 days of the wind turbine operator being notified of a reasonable 

complaint regarding noise from the installed wind turbine, a noise survey 
shall be undertaken, submitted to and agreed in writing with the Council.  
This survey shall be undertaken in accordance with ETSU-R-97 and 
measure and report the noise impact from the installed wind turbine at the 
noise sensitive property in question. 

 
Reason: To control the noise levels from the development at noise 
sensitive locations 

 
 If the results of the noise survey required by condition 2 exceeds 35dB 

(LA90,10min) (including the application of any tonal penalty when 
calculated in accordance with the procedures described in Pages 104 - 
109 of ETSU-R-97) at any wind speed up to 10m/s, the operator may 
choose to demonstrate compliance with ETSU-R-97 via condition 4, or the 
turbine shall cease to operate until a programme of works to achieve 35dB 
(LA90,10min) at any wind speed up to 10m/s has been submitted to and 
approved in writing by the Council and implemented.  A further noise 
survey shall be undertaken within one week of implementation of works 
and a report submitted to and agreed with the Council to demonstrate 
compliance. 
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Reason: To control the noise levels from the development at noise 
sensitive locations  

 
 The permission shall be for a limited period, expiring 25 years from the 

date on which electricity from the turbine is first connected to the grid. 
Within 12 months of the cessation of electricity generation at the site, or 
upon the expiration of this permission, whichever is sooner, all structures 
and access tracks associated with the turbine shall be removed and all 
land affected by the development restored in accordance with a 
decommissioning scheme submitted to and approved by the Council prior 
to the commencement of any works, or in accordance with any variation to 
the scheme to which the Council subsequently agrees in writing.  

Reason:  In the interests of visual amenity 
 
Councillor U Makin returned to the meeting at 6.50 p.m. 
 
 4.1.1 (4) S/2015/0192/F – Local Application (Called In) – Erection of 2 No. 

single storey infill dwellings _ Policy CTY8 adjacent to (North of) 3 
Oak Hill, Ravernet Road, Lisburn 

 
The Senior Planning Officer (MCO) advised that this was a local application which 
had been ‘called-in’ to the Planning Committee for determination, in accordance with 
Planning Protocol.  She provided a detailed description of the site and its 
surroundings and referred Members to the relevant planning policy context, the main 
one being PPS 21. The Officer made reference to the planning history and an 
associated appeal outcome.  The Officer advised that the access arrangements in 
respect of this application had been altered and the dwellings were now single storey 
in height.  The design had been simplified and the majority of the trees and vegetation 
were being retained.  The Officer added that, based on careful consideration of the 
relevant material considerations, it was being recommended that the application be 
approved, subject to a number of conditions.                                                                                                                                                                                       
 
The Chairman called upon Mr Iain Gillespie to speak in opposition to the application. 
 
Mr Gillespie raised a number of issues, including:   
 

 unacceptable change to rural area 

 the proposal did not fit into the landscape 

 the dwellings were 6 metres from floor to ridge level which was higher than 
single storey 

 adverse impact on wildlife 
 
The Chairman thanked Mr Gillespie and invited Members to ask questions in relation 
to the application. 
 
Several Members raised a number of issues, including: 
 

 evidence to support the loss of mature trees 

 whether the 21 objectors lived in the local area 
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Mr Gillespie outlined that the site consisted of hedgerows, bank and mature trees 
which would have to be removed completely to facilitate the development.  He 
outlined that on the Planning Portal there was a report from NIEA which indicated that 
this site was likely to support birds, bats, etc. He further advised that all the objectors 
lived locally to the site. 
 
The Chairman thanked Mr Gillespie and invited Mr McAdam to speak in support of 
the application. 
 
Mr McAdam raised a number of issues, including: 
 

 it was a gap site which complied with all relevant policy  

 all relevant consultees had no objections 

 proposal had been reduced to two single storey dwellings ensuring that the 
development integrated into its surroundings and the design was appropriate 
to the rural location  

 no planning reasons to refuse the application 
 
The Chairman invited Members to ask questions in relation to the application.  
Members sought clarification on a number of issues, including: 
 

 overall height of the dwellings and how much had they been reduced by 

 whether it was necessary to remove hedges, mature trees and other 
vegetation 

 whether the applicant had control of all sightlines 
 
Mr McAdam confirmed that the previous application for two 2 storey dwellings had a 
ridge height of 8½ metres.  The proposed single storey dwellings had a ridge height 
of 5½ to 6 metres.  He added that one mature and two younger trees were being 
removed, together with a small amount of hedges but he would also be adding to the 
landscape and all existing vegetation would be retained. 
 
With regard to the sightlines, Mr McAdam advised that he had an agreement with the 
neighbour. 
 
The Chairman thanked Mr McAdam and invited Councillor O Gawith to address the 
Committee. 
 
Councillor Gawith advised that the applicant had asked him to look at the application 
and he had made it clear that his role as an Elected Member was to take account of 
anything brought to him.  In comparison to the previous application, the new 
application dealt with all relevant matters such as the style of the dwellings which 
appeared would enhance the area.  The infill was of high standard and the retention 
of vegetation and most of the trees was acceptable.  He was supporting the 
recommendation to approve the application. 
 
The Chairman thanked Councillor Gawith and invited Members to put questions to the 
Planning Officers. 
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The Planning Officers addressed a number of questions with regard to the following: 
 

 Policy CTY 8, CTY 13 and CTY 14 

 Previous planning appeal 

 Ridge height of proposed dwellings 

 Frontage of site 

 Ribbon development 
 
The Director of Development and Planning referred to the Senior Planning Officer’s 
recommendation to approve the application, subject to a number of conditions.  The 
recommendation was put to a vote and a recorded vote was taken, as follows: 
 
For 
Councillor P Catney 
Alderman G Rice 
The Right Worshipful the Mayor, Councillor R T Beckett 
Councillor M Tolerton 
Councillor J Palmer 
Councillor R Butler 
Alderman M Henderson 
Total : 7 
 
Against 
Alderman D Drysdale 
Councillor U Mackin 
Councillor A Girvin 
Total : 3 
 
AGREED  To support the recommendation to approve Planning Application 
S/2015/0192/F, subject to the following conditions and reasons stated: 
 

 As required by Section 61 of the Planning Act (Northern Ireland) 2011, the 
development hereby permitted shall be begun before the expiration of 5 
years from the date of this permission. 
 
Reason: Time Limit 
 

 The vehicular access, including visibility splays and any forward sight 
distance, shall be provided in accordance with Drawing No. 06 bearing the 
date stamp 9th March 2015, prior to the commencement of any other 
development hereby permitted.  The area within the visibility splays and 
any forward sight line shall be cleared to provide a level surface no higher 
than 250mm above the level of the adjoining carriageway and such splays 
shall be retained and kept clear thereafter. 
 
Reason: To ensure there is a satisfactory means of access in the interests 
of road safety and convenience of road users. 
 

 The gradient of the access road shall not exceed 4% (1 in 25) over the first 
10m outside the road boundary.  Where the vehicular access crosses a 



PC  05.10.2015 

 
 

footway, the access gradient shall be between 4% (1 in 25) maximum and 
2.5% (1 in 40) minimum and shall be formed so that there is no abrupt 
change of slope along the footway. 
 
Reason: To ensure there is a satisfactory means of access in the interests 
of road safety and the convenience of road user. 
 

 No dwelling shall be occupied until hard surfaced areas have been 
constructed in accordance with approved drawing No.06 bearing the date 
stamp 09th March 2015 to provide adequate facilities for parking and 
circulating within the site.  No part of these hard surfaced areas shall be 
used for any purpose at any time other than for the parking and movement 
of vehicles. 
 
Reason: To ensure that adequate provision has been made for parking. 

 
 The existing natural screenings of this site, as indicated on approved plan 

No. 05 bearing the date stamp the 9th March 2015, shall be retained.  If any 
retained tree or hedge is removed, dies or is seriously damaged within 5 
years from the date of the occupation of the buildings, another tree or hedge 
of a native species shall be planted during the next planting season. 
 
Reason: To ensure the continuity of amenity afforded by the existing trees 
and hedges. 

 

 During the first planting season, after the occupation of the dwelling, the 
planting scheme shall be carried out in accordance to the stamped approved 
plan No. 06 date stamped 9th March 2015. 

 
Reason: To ensure maintenance of screening to the site. 

 
 If within a period of 5 years from the date of the planting of any tree, shrub 

or hedge, that tree, shrub or hedge is removed, dies or is seriously damaged, 
another tree, shrub or hedge of the same species and size as that originally 
planted shall be planted at the same place. 

 
Reason: To ensure the provision, establishment and maintenance of a high 
standard of landscape. 

 
Councillor L Poots returned to the meeting at 7.45 p.m. 
 
At this point in the proceedings Members agreed to adjourn at 7.50 p.m.  The meeting 
recommenced at 7.55 p.m. 
 

4.1.1 (1)    S/2012/0563/F Major Application – Improvement to grazing land 
(retention of and additional infill with inert material EWC Code 17 05 
04 (Amended drawings and additional information received) on lands 
opposite 5 and 7 Lower Road, Glenavy 
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The Senior Planning Officer (RT) advised that this application was categorised as a 
major application, in accordance with the Development Management Regulations 
(2015), in that, the site area exceeded 1 hectare.  The Officer provided a detailed 
overview of the site and surroundings and advised that the infilling of this land to 
improve the agricultural quality of the land was policy compliant and the scheme, as 
proposed was acceptable.  The Officer explained that when complete, the land form 
would be in keeping with the current land use and that the development would not 
cause detriment to the area or any neighbouring properties.  The Officer outlined that 
based on careful consideration of all the relevant material planning considerations 
that the recommendation presented to Members was to approve, subject to a number 
of conditions.   
 
The Chairman invited Members to put questions to the Planning Officer.  
 
Councillor U Mackin sought clarification as to why NIEA Natural Heritage was 
recommending refusal. 
 
The Senior Principal Officer advised that when the land was initially infilled a pond 
had been created which could now be a source for wildlife.  Reference was also 
made to a planning appeal, whereby the Commissioner determined that such ponds 
were not natural features of the site, and as such, the Commissioner could not accept 
that there would be an impact on habitat.   
 
The Director of Development and Planning referred Members to the recommendation 
from the Senior Planning Officer to approve the application, subject to a number of 
conditions.  A vote was taken, and it was unanimously. 
 
AGREED: To support the recommendation to approve Planning Application 
S/2012/0563/F, subject to the following conditions and reasons stated: 
 

 As required by section 61 of the Planning Act (Northern Ireland) 2011, the 
development hereby permitted shall be begun before the expiration of 5 
years from the date of this permission. 

Reason: Time Limit  
 

 The vehicular access, including visibility splays and any forward sight 
distance, shall be provided in accordance with Drawing No.03 bearing the 
Area Planning Office date stamp 23rd April 2015, prior to the operation of 
any other works or other development hereby permitted. 
 
Reason: To ensure there is a satisfactory means of access in the 
interests of road safety and the convenience of road users. 

 
 The development hereby permitted shall not be become operational until 

hard surfaced areas have been constructed and permanently marked in 
accordance with the approved Drawing No 03 bearing the Area Planning 
Office date stamp 23rd April 2015 to provide for parking and servicing 
within the site.  No part of these hard surfaced areas shall be used for 
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any purpose at any time other than for the parking and movement of 
vehicles. 
 
Reason: To ensure that adequate provision has been made for parking, 
servicing and traffic circulation within the site. 

 
4.1.1 (2)     LAO5/2015/0084/F – Major Application – Proposed pavilion building and 

related car parking, proposed landscaping and private road link 
connecting to existing Halftown Road access on lands at Balmoral  

                      Park, Halftown Road, Maze Long Kesh (MK) Lisburn 
 
The Senior Planning Officer (MCO) advised that this application was categorised as a 
major application in accordance with the Development Management Regulations 
(2015), in that, the site area exceeded 1 hectare.  The Officer provided an overview of 
the site and surroundings and advised that the proposal was for a pavilion building 
and associated car parking in lands at the Maze Long Kesh site.  It was considered 
that the erection of a building on this site was entirely policy compliant and the 
proposed scheme was acceptable and in keeping with the broader objectives of the 
site. 
 
The Senior Planning Officer recommended that planning permission be granted, 
subject to a number of conditions. 
 
The Chairman invited Members to put questions to the Planning Officers.   
 
In response to a query from Councillor U Mackin with regard to the potential for the 
building to be used for concerts, the Senior Planning Officer outlined that events such 
as concerts would require a licence which was not within the remit of Planning.  She 
added that the local authority had responsibility for granting licences. 
 
The Planning Officer responded to a query from Councillor M Tolerton with regard to 
Neighbour Notification. 
 
The Director of Development and Planning referred Members to the recommendation 
from the Senior Planning Officer to approve the application, subject to a number of 
conditions.  A vote was taken and it was unanimously 
 
AGREED: To support the recommendation to approve Planning Application 
LA05/2015/0084/F, subject to the following conditions and reasons stated: 
 

 As required by section 61 of the Planning Act (Northern Ireland) 2011, the 
development hereby permitted shall be begun before the expiration of 5 
years from the date of this permission. 

Reason: Time Limit  
 

 The vehicular access, including visibility splays and any forward sight 
distance, shall be provided in accordance with Drawing No.03 bearing the 
Area Planning Office date stamp 23rd April 2015, prior to the operation of 
any other works or other development hereby permitted. 
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Reason: To ensure there is a satisfactory means of access in the 
interests of road safety and the convenience of road users. 

 
 The development hereby permitted shall not be become operational until 

hard surfaced areas have been constructed and permanently marked in 
accordance with the approved Drawing No 03 bearing the Area Planning 
Office date stamp 23rd April 2015 to provide for parking and servicing 
within the site.  No part of these hard surfaced areas shall be used for 
any purpose at any time other than for the parking and movement of 
vehicles. 
 
Reason: To ensure that adequate provision has been made for parking, 
servicing and traffic circulation within the site. 

 
Senior Planning Officers (RT) and (MCO) left the meeting at 8.05 p.m. 
 
         4.2      Statement of Community Involvement (SCI) 
 
The Planning Manager outlined the purpose of the Report and explained that the 
Principal Officers would deliver a presentation that would outline how individuals and  
the community could get involved  in the production of the Local Development Plan 
and in the development management process.  The Planning Manager recommended 
that the Committee agree to a public consultation being initiated in respect of the draft 
SCI.  
 
The Principal Planning Officer with responsibility for the local development plan stated 
that anyone wishing to participate in the planning process would be encouraged to do 
so.  Particular reference was made to, people living or working in the area, elected 
representatives, voluntary and community groups, business, etc.  
 
The Principal Planning Officer took Members through the local development plan 
section of the presentation outlining in detail the aspects associated with the following 
areas 
 

 Stage 1 : Initial Plan Preparation 

 Stage 2 : Plan Strategy 

 Stage 3 : Local Policies Plan 

 Stage 4 : Monitoring and Review 
 
The Development Management Principal Planner  took Members through the 
development management section of the presentation outlining: 
 

 Pre-Application Stage 

 Application Stage 

 Further Information Stage 

 Planning Committee Stage 

 Post Application Stage 
 
The Planning Officers then addressed a number of queries in relation to the following: 
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 Suggestion to make contact with Ballybeen Improvement Group 

 Pre Application Discussions – no reference in the report to local planning 
applications 

 In addition to major applications, further consideration should be given to the 
impact on local communities with regard to local planning applications 

 Neighbour Notification Scheme – request to review the fact that planning 
applications are brought to the attention of occupiers of buildings on 
neighbouring land within 90m of the application site, with a view to widening 
this, particularly in rural areas  

 
With regard to Neighbour Notification, Councillor L Poots expressed his support for 
retaining the 90m boundary of the application site. 
 
Alderman Drysdale commended Officers for the tremendous amount of work they had 
put into this process which was greatly appreciated by the Members of the 
Committee. 
 
It was proposed by Councillor M Tolerton, seconded by Alderman G Rice, and 
 
AGREED: That public consultation be initiated in respect of the draft Statement of 
Community Involvement. 
 
       4.3      Data Sharing Agreement 
 
The Planning Manager referred to correspondence from the Chief Planner’s Office 
regarding the transfer of Departmental records to Councils and Data Sharing 
Agreements.  Members were asked to note the detail within the following documents: 
 

 Analytical Services Branch Data Sharing Agreement 

 Information Management and Protective Security Branch Sharing Agreement 

 Service Level Agreement in respect of the Planning Portal 
 
The Planning Manager made reference to a Data Sharing Agreement, having been 
signed a few months ago.  Reference was also made to discussion between a 
number of Councils and the Department and to the revised documents. 
 
The Planning Manager recommended that the Committee agree that the documents 
be signed, subject to typographical errors being corrected by the Planning 
Department. 
 
Alderman Drysdale commented that as Data Protection was a serious issue, he 
wanted to highlight the fact that Officers needed to ensure that there were adequate 
controls in place to ensure the protection of such data when released.  
 
The Director of Development and Planning outlined that there was an increasing 
amount of Data Sharing Protocols established with the Department and that they had 
a requirement to provide data to councils and vice versa.  The Director also added 
that the Department would also be required to comply with the Data Protection 
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Principles but undertook to check with them that the Agreement as drafted did ensure 
the necessary protection. 
 
It was proposed by Alderman G Rice, seconded by Alderman D Drysdale, and 
 
AGREED: To sign the documents in respect of the Data Sharing Agreements, subject 
to typographical errors being corrected by the Planning Department and confirmation 
that the documents as drafted did ensure the necessary protection of data. 
 
      4.4      Local Development Plan 
 
The Planning Manager advised that the purpose of the report was to update Members 
on four position papers which would inform the Lisburn & Castlereagh City Council 
Local Development Plan.  The Manager advised that she had recently attended the 
workshop to consider the four preparatory studies and four more papers had been 
prepared consisting of updated information on Transportation, Telecommunications 
Public Services and Utilities, Built Heritage and Natural Heritage which were being 
presented to Members for noting. 
 
The Planning Manager outlined that Planning Officer (LJ) would now deliver a 
presentation to Members. 
 
The Principal Planning Officer took Members through the presentation including the 
key findings in respect of each of the four position papers. 
 
.  Members raised the following issues: 
 

1) Improving transport links between smaller villages such as Knockmore, 
Glenavy, etc, including the re-opening of the railway line at Knockmore 

2) Need to improve transport links between Castlereagh and Lisburn 
3) Support for shifting to more sustainable forms of transport such as walking, 

cycling and public transport, in particular, a cycle path between Belfast and 
Sprucefield 

4) Request for Officers to review and amend the list of police stations within 
Lisburn and Castlereagh 

5) Consideration of a pedestrian zone in Lisburn City Centre 
 
Councillor U Mackin left the meeting at 8.45 p.m. and returned at 8.45 p.m. 
 
The Chairman expressed the view that considering the significant amount of work 
carried out by Officers in producing the four documents, and the fact that they were 
ongoing discussion documents, rather than noting they should be approved by the 
Committee. 
 
It was proposed by Councillor U Mackin, seconded by Councillor P Catney, and 
 
AGREED:  To approve the content of the four position papers relating to the 
Development Plan, in terms of Transportation, Telecommunications Public Services 
and Utilities, Built Heritage and Natural Heritage. 
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    4.5       Development Management – Decisions Issued September 2015 
 
Members had been provided with a copy of the Decisions Issued in respect of 
planning applications during the month of September 2015. 
 
The Planning Manager advised that the information would be posted to the Planning 
Portal in due course. 
 
AGREED: To note the report from the Planning Manager regarding decisions issued 
in respect of applications within the Lisburn and Castlereagh Council area in 
September 2015. 
 
     4.6      Planning Application Fees 
 
The Planning Manager referred Members to correspondence from the Department of 
the Environment’s Chief Planners Office in respect of a situation which had arisen 
regarding Planning Application Fees. 
 
In response to a query from Councillor U Mackin with regard to planning fee 
exemptions for churches, he was advised that correspondence from the Department 
of the Environment relating to this particular issue was tabled for discussion later in 
the meeting. 
 
AGREED: To note the information within the correspondence from the Department of 
the Environment in respect of Planning Application Fees. 
 
      4.7      Northern Ireland Planning Portal 
 
The Planning Manager referred Members to correspondence received from the 
Department of the Environment’s Chief Planner’s Office regarding the upgrade of the 
Planning Portal which had taken place on 15 September 2015.  She also referred to 
the general user guide for the Planning Portal which was a guide on the Processing of 
Online Comments/Representations. 
 
Alderman G Rice sought an update with regard to training for Members in the use of 
the Planning Portal. 
 
The Planning Manager advised that there had been an issue with the iPads but that 
this matter would be revisited. 
 
AGREED: To  
 

(a) note the information within the correspondence from the Department of the 
Environment’s Chief Planner’s Office relating to the upgrade of the Planning 
Portal 

 
(b) arrange training for Members in the use of the Planning Portal 

 
     4.8      Letter to Council Chief Executives re: Findings of the Ombudsman 
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The Planning Manager asked Members to note the content of correspondence from 
the Department of the Environment’s Chief Planner’s Office which had been 
circulated to all Chief Executives.  She advised that the Planning Unit was currently 
dealing with a number of legacy complaints.            
 
AGREED : To note the information in the correspondence from the Department of the 
Environment’s Chief Planner’s Office relating to the findings of the Ombudsman.  
 
    4.9      Strategic Planning Policy Statement for Northern Ireland 
 
The Planning Manager advised that the Strategic Planning Policy Statement had 
been published last week and she stressed the importance of Members reading the 
document.   She added that it was a material consideration in the determination of 
individual planning applications, planning appeals and planning enforcement.  
 
AGREED: To note the content of the correspondence from the Department of the 
Environment regarding the Strategic Planning Policy Statement for Northern Ireland. 
 
    4.10     Exemptions to Planning (Fees) Regulations (NI) 2015 
 
The Planning Manager referred Members to correspondence from the Minister of the 
Environment regarding exemptions to Planning (Fees) Regulations 2015.  
 
AGREED: To note the content of the correspondence from the Minister of the 
Environment regarding exemptions to Planning (Fees) Regulations 2015. 
 
5.         Confidential Business 
 
In Committee 

 
It was proposed by Councillor P Catney, seconded by Alderman G Rice, and 
 
AGREED: That Item 5.1 be considered ‘In Committee’. 
 
5.1   Enforcement 
 
        5.1.1 Cases with Court Proceedings in October 2015 
 
AGREED: To note the list of enforcement cases with court proceedings in October 
2015. 
 
Out of Committee 

 
It was proposed by Alderman G Rice, seconded by Councillor P Catney, and agreed 
to come ‘Out of Committee’ and normal business was resumed.   
 
AGREED: That the Committee come ‘Out of Committee’ and that normal business be 
resumed. 
 
6.     Any Other Business 
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        6.1.  Planning Papers   
 
Councillor Mackin commented that no paperwork regarding the planning applications 
being considered at the meeting had been left in the Members’ Rooms. 
 
The Planning Manager apologised and advised that this had been an oversight. 
 
AGREED: That Officers ensure that all relevant planning papers are placed in the 
Members’ Rooms prior to each Planning Committee meeting. 
 
      6.2   Planning Committee Agenda 
 
Alderman Drysdale outlined that given the significant amount of reports and 
documents within the Planning Agenda, he suggested that each report and the 
appendices, etc should be sectioned off using a sheet of coloured paper.  He also 
sought an update with regard to the issuing of hard copy Planning Agenda.   
 
Members were of the view that a hard copy of the Planning Agenda should continue 
to be issued to Committee Members and that the situation be reviewed in three 
months..    
 
AGREED: That,  
 

(a) in future, the reports and appendices within the Planning Committee  
Agenda be sectioned off using coloured paper for ease of reference 

 
(b)      hard copy Planning Agenda continue to be issued to Committee Members 

and the situation be reviewed in three months 
 
There being no further business the meeting ended at 9.15 p.m. 
 
 
 
 

___________________ 
CHAIRMAN/MAYOR 

 
 



     

LISBURN & CASTLEREAGH CITY COUNCIL 
 
MEETING OF THE PLANNING COMMITTEE – 2 NOVEMBER 2015 
 
REPORT BY THE DIRECTOR OF DEVELOPMENT AND PLANNING  
 
PURPOSE AND BACKGROUND 

 
 

The purpose of this report is to set out for Members’ consideration a number of 
Planning Matters. 
 
  
1.0 Report by the Planning Manager 
 
Attached at APPENDIX 1 is a Report by the Planning Manager. 
 
Recommendation 
 
It is recommended that the Committee considers the Planning Manager’s Report. 
 
 
2.0 Conference – How to Operate Skillfully and Advantageously within the 
 Scottish Planning System 
 
The above conference has been organised by White Paper and is taking place at the 
Playfair Building, Surgeons’ Hall in Edinburgh on Thursday 26 November 2015 from 
10.00 am to 4.00 pm.  The approximate cost per delegate, including flights and 
accommodation, is £401.83.  Further information is attached at APPENDIX 2. 
 
Recommendation 
 
It is recommended that the Chairman and/or Vice Chairman attend together with two 
officers. 
 
 
 
 
 
 
COLIN MCCLINTOCK  
DIRECTOR DEVELOPMENT AND PLANNING  
26 October 2015 
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LISBURN & CASTLEREAGH CITY COUNCIL 
 
MEETING OF THE PLANNING COMMITTEE – 2 NOVEMBER 2015 
 
REPORT BY THE PLANNING MANAGER  
 
PURPOSE AND BACKGROUND 
 
 
The following decisions are required: 
 
To consider the Schedule of Applications to be determined. 
 
To note the update on the Local Development Plan. 
 
To note information in respect of the Statement of Community Involvement (SCI). 
 
To note information on the Decisions Issued Report for October 2015. 
 
To note information in respect of Development Management Q2 End Statistics. 
 
To note the information on DETI Consultation on the closure of the Northern 
Ireland Renewables Obligation to New Onshore Wind in 2016. 
 
To note information on the amount of unrecognised income associated with live 
Planning Applications. 
 
To note information on the Planning (Hazardous Substances) (No 2) Regulations 
(Northern Ireland) 2015 SR 2015 No 344. 
 
To note Letter to Chief Executives regarding Ombudsman’s Finding - 
Enforcement Case and Maladministration. 
 
To note information in respect of Enforcement Q2 End Statistics. 

 
 
ITEMS FOR DECISION 
 
 
1. SCHEDULE OF APPLICATIONS TO BE DETERMINED  

 
1.1 S/2013/0560/F – Major Application – Proposed relocation of approved 

retail floor space, reconfiguration of approved layout and reduction in 
approved housing units and storey heights at Ballantine Garden Village, 
Lisburn to provide crèche, petrol filling station, boutique craft units, retail 
units and coffee shop (extension to existing ornamental cottage).  Includes 
12 No relocated apartments (reduction in numbers from previous approval 
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ref S/2006/0691) and removal of 2 No residential units from previous 
approval ref S/2008/0202/F.  Also includes associated garages, carports, 
landscape features and all other associated site works on lands adjoining 
and south west of 126 Hillhall Road Lisburn, Ballantine Garden Village 

 
Attached at APPENDIX 1.1PM is a copy of a report together with a 
location map in relation to the above application. 

 
Recommendation 

 
It is recommended that the Committee considers the report from the 
Planning Manager and determines whether planning permission should be 
APPROVAL as outlined in Officer’s report. 

 
  

1.2 S/2015/0087/F – Major Application – Renewal of existing approval 
S/2009/1046/F for the replacement dwelling and retention of existing 
dwelling to convert to garage and storage on site 500 metres west of no. 
30 Tullynore Road Hillsborough BT26 6QE 

 
Attached at APPENDIX 1.2PM is a copy of a report together with a 
location map in relation to the above application. 

 
Recommendation 

 
It is recommended that the Committee considers the report from the 
Planning Manager and determines whether planning permission should be 
APPROVAL as outlined in Officer’s report. 

 
 
1.3  LA05/2015/0347/F- Major Application – Amendment to approved 

landscaping of planning applications (Y/2007/0512/F and Y/2008/0476/F) 
to vary site works to adjust the levels and reduce gradient within the 
northern half of the site on lands at 70 Gransha Road Dundonald Belfast 

  
Attached at APPENDIX 1.3PM is a copy of a report together with a 
location map in relation to the above application. 
 
 
Recommendation 

 
It is recommended that the Committee considers the report from the 
Planning Manager and determines whether planning permission should be 
APPROVAL as outlined in Officer’s report. 
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1.4  LA05/2015/0260/F – Major Application – Proposed prefabricated double 
classroom unit and associated site works at Millennium IPS, 139 Belfast 
Road, Lisdoonan, Saintfield 

 
Attached at APPENDIX 1.4PM is a copy of a report together with a 
location map in relation to the above application. 
 
Recommendation 

 
It is recommended that the Committee considers the report from the 
Planning Manager and determines whether planning permission should be 
APPROVAL as outlined in Officer’s report. 

 
 
1.5  LA05/2015/0514/F – Local Application (Mandatory) Proposed chalet 

bungalow farm dwelling with garage on land to rear of 102 Glenavy Road 
Lisburn with frontage to hungry house lane 

 
Attached at APPENDIX 1.5PM is a copy of a report together with a 
location map in relation to the above application. 

 
Recommendation 

 
It is recommended that the Committee considers the report from the 
Planning Manager and determines whether planning permission should be 
APPROVAL as outlined in Officer’s report. 

 
 

1.6 LA05/2015/0262/F – Local Application (Mandatory) Amended siting for 
previously approved farm dwelling S/2012/0478/RM for 1 No 4 bedroom 2 
storey house and double garage.(Amended plans) Site 40m North of 1, 
Ballymacward Road, Dundrod, Crumlin 
 
Attached at APPENDIX 1.6PM is a copy of a report together with a 
location map in relation to the above application. 
 
Recommendation 

 
It is recommended that the Committee considers the report from the 
Planning Manager and determines whether planning permission should be 
APPROVAL as outlined in Officer’s report. 

 
 

1.7 Y/2015/0065/F – Local Application (previously deferred) – Variation of 
condition 4 of Y/1986/0061 To allow a catalogue showroom retailer 
(Argos) to occupy 115 sq m of the existing 4000 sq metre Homebase store 
at Homebase Upper Galwally Belfast 
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Attached at APPENDIX 1.7PM is a copy of a deferred consideration report 
in relation to the above application.  The initial report is also attached for 
convenience at APPENDIX 1.7(a)PM. 

 
Recommendation 

 
It is recommended that the Committee considers the reports from the 
Planning Manager and determines whether planning permission should be 
REFUSAL as outlined in Officer’s report. 

 
 

1.8 S/2014/0458/F – Local Application (previously deferred) – Two storey 
dwelling on a farm and associated domestic garage with access lane from 
Mill Road on lands to the rear of 3,9 and 11 Mill Road Lisburn. 

 
Attached at APPENDIX 1.8PM is a copy of a deferred consideration report 
in relation to the above application.  The initial report is also attached for 
convenience at APPENDIX 1.8(a)PM. 

 
Recommendation 
 
It is recommended that the Committee considers the report from the 
Planning Manager and determines whether planning permission should be 
APPROVAL as outlined in Officer’s report. 

 
 
1.9 S/2014/0776/F – Local Application (previously deferred) – Dwelling on a 

Farm at Inverbrae Farm, 21 Comber Road, Hillsborough, Co Down BT26 
6LN. 

 
Attached at APPENDIX 1.9PM is a copy of a deferred consideration report 
in relation to the above application.  The initial report is also attached for 
convenience at APPENDIX 1.9(a)PM. 

 
Recommendation 

 
It is recommended that the Committee considers the report from the 
Planning Manager and determines whether planning permission should be 
REFUSAL as outlined in Officer’s report. 
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ITEMS FOR NOTING 
 
 
2. LOCAL DEVELOPMENT PLAN  

 
Attached at APPENDIX 2PM is a report from the Planning Manager to update 
Members on two position papers at APPENDIX 2(a)PM - Position Paper 9 
“Countryside Assessment” and APPENDIX 2(b)PM – Position Paper 10 
“Development Constraints” .  Associated Settlement Appraisal document and flood 
risk maps have been prepared.  Due to the size of these documents they have not 
been included in the report but have been made available for Members to view. 

 
Recommendation 

 
It is recommended that Members note the information provided. 
 
 

3. STATEMENT OF COMMUNITY INVOLVEMENT (SCI) 
 

Members are asked to note that the Public Consultation in respect of the 
Statement of  Community Involvement was initiated on 19 October 2015.  Details 
are available on the Council website – See Appendix 3PM.  The consultation 
period will run for 8 weeks with comments required in writing by no later than 
Monday 14 December 2015.  

 
Recommendation 

  
 To note the update in respect of the Statement of Community Involvement. 
 
 
4. DEVELOPMENT MANAGEMENT  
 

4.1 Quarter 2 End Statistics 
 

Attached at APPENDIX 4.1PM are Development Management Statistics 
associated with Quarter 2 end including details of applications received, 
decided, live application numbers by length of time in the system. 

 
Recommendation 

 
It is recommended that Members note this information. 

 
4.2 Decisions Issued – October 2015 
 

Members are advised that the Decisions Issued Report for October is not yet 
available.  The Decisions Issued Report for the month of October 2015 will 
be circulated by e-mail and posted to the Planning Portal in due course. 
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Recommendation 
 

It is recommended that the Committee notes the above information on the 
Decisions Issued Report for October 2015.   
 

 
5. DETI CONSULTATION ON THE CLOSURE OF THE NORTHERN IRELAND 

RENEWABLES OBLIGATION TO NEW ONSHORE WIND IN 2016  
 

Attached at APPENDIX 5PM is a report from the Planning Manager which 
summarises the key findings associated with correspondence from the Director of 
Planning Policy Division dated 2 October 2015 in respect of the above Public 
Consultation which proposes early closure of NI Renewables Obligation (NIRO).  A 
copy of this correspondence is attached at APPENDIX 5.1PM. 

  
Recommendation 
It is recommended that Members note the above information regarding 
consultation on the early closure of the NI Renewables Obligation. 

 
 
6. AMOUNT OF UNRECOGNISED INCOME ASSOCIATED WITH LIVE PLANNING 

APPLICATIONS 
 

Attached at APPENDIX 6PM is a copy of correspondence from the Director of 
Finance and Business Planning Division outlining the amount of unrecognised 
income associated with live applications as at 31 March 2015. 

 
Recommendation 

 
It is recommended that Members note the above information regarding the amount 
of unrecognised income associated with Live Planning Applications at the point of 
transfer. 
 

 
7. THE PLANNING (HAZARDOUS SUBSTANCES) (NO 2) REGULATIONS 

(NORTHERN IRELAND) 2015 S.R. 2015 No 344 
 
 Attached at APPENDIX 7PM is a copy of correspondence dated 5 October 2015 

received from the Planning Policy Division regarding the above Statutory Rule 
which came into operation on 16 October 2015. 

 
 Recommendation 
 

It is recommended that Members note this information. 
 
 



7 
 

8. LETTER TO CHIEF EXECUTIVES REGARDING OMBUDSMANS FINDING - 
ENFORCEMENT CASE AND MALADMINISTRATION 

 
Attached at APPENDIX 8PM is a letter from the Department’s Chief Executive’s 
Office regarding Ombudsman’s Finding - Enforcement Case and 
Maladministration. 
 
Recommendation 

 
It is recommended that Members note this information. 
 
 

9. ENFORCEMENT 
 

Attached at Appendix 9PM are Enforcement Statistics associated with Quarter 2 
end.   

 
Recommendation 
 
It is recommended that the Committee note this information. 
 
 
 

 
 
BARBARA ELLIOTT  
PLANNING MANAGER 
26 October 2015 
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Summary of Recommendation 

1. This application is categorised as a major planning application in accordance 

with the Development Management Regulations 2015 in that the area of the 

site exceeds 1 hectare. 

 

2. The application is presented to the Planning Committee with a recommendation 

to approve. 

  
Description of Site and Surroundings 

 
3. The site is located to the South of Hillhall Road on the Eastern edge of Lisburn 

and approx. 1 mile from the City Centre. It is within the settlement limit and 

zoned for housing in the Belfast Metropolitan Area Plan (BMAP). The overall 

site has planning permission for a housing development, local commercial 

centre, and retirement units.  

 

4. The site subject of this application measures approximately 2.1 hectares in size 

and extends from the Hillhall Road to around approx. 200 metres into the site. 

 
Proposed Development 

 
5. Proposed relocation of approved retail floor space, reconfiguration of approved 

layout and reduction in approved housing units and storey heights at Ballantine 

Garden Village, Lisburn, to provide crèche, petrol filling station, boutique retail 

units and coffee shop (extension to existing ornamental cottage). Includes 12 

No relocated apartments (reduction in numbers from previous approval ref 

S/2006/0691) and removal of 2 No residential units from previous approval ref 

S/2008/0202/F. Also includes associated garages, carports, landscape features 

and all other associated site works. 

 

6. Due to the complexities of the amendments to the approval, a proposal analysis 

has been included for ease of reference between the approved scheme and the 

current application (see page 24). This diagram is for information purposes 

only. 
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Relevant Planning History 

 
7. The relevant planning history includes the following: 

 
Application 
Reference 

Description of Proposal Decision 

S/2003/1059/O Residential development Approval 

S/2005/0440/F Proposed 205 no. dwellings, 12 no. 
commercial units & other associated site 
works 

Approval/Appeal

S/2005/0898/F 
 

Proposed road improvements and new 
roundabout 

Approval 

S/2005/1600/F 
 

Road network for proposed residential 
development and associated siteworks 

Approval 

S/2006/0646/F 
 

Proposed 263 no. dwellings with 
associated site works 

Approval 

S/2006/0691/F 
 

Proposed retail/apartment complex to 
include 16 apartments, 5 retail units, 1 
crèche, 2 office units and other 
associated siteworks, including car 
parking facilities 

Approval 

S/2008/0714/F 
 

Proposed 39 No. dwellings comprising 
detached and semi-detached (2&3 
storey) with detached garages and other 
associated site works 

Approval 

S/2008/1040/F 
 

Minor amendment to PSD drawing 
(approved April 2012) 

Approval 

S/2008/1040/F 
 

Erection of 27 no. apartments in 4 no. 
buildings with stores/yards & associated 
site works 

Approval 

S/2009/0080/F 
 

Re-development of sites 35-46 of 
previous approval S/05/0440/F. to 
provide 11 No dwellings (in lieu of 12 
previously approved) comprising of 5 
NO detached & 6 townhouses, access & 
landscaping 

Approval 

S/2009/0154/F Proposed change of house type from 
previous approved application 
comprising of 6 no. townhouses & 2 apts

Approval 

S/2009/0300/F 
 

Proposed development of 237 no. 
dwellings (detached, semi-detached, 
townhouses & apartments) and garages, 
carports, bin/cycle stores with 
associated site works. Revision to 
previously approved planning application 
Ref S/2006/0646/F 

Approval 

S/2011/0383/F 
 

Amended layout and proposed change 
in house type to include 452 no 

Approval/Appeal
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Application 
Reference 

Description of Proposal Decision 

dwellings (101 No detached, 132 semi-
detached, 151 No townhouses and 69 
No apartments)garages, car ports, 
retirement village managers house/office 
and all other associated site works 

S/2013/0423/F Proposed amendment of residential 
development permitted under refs: 
S/2011/0383/F and S/2008/0714/F. 
Changing 39 No dwellings (9 No 
detached and 30 No semi-detached 
dwellings, previously referenced as sites 
387-413b) to 33 No dwellings 
comprising of 14 No detached, 16 No 
semi-detached and 3 No townhouse 
dwellings, with associated car parking, 
landscaping and relocation of bus-gate 
to facilitate a two phased development. 

Approval/Appeal

 

Planning Policy Context 

 
8. The relevant planning policy and guidance context which relates to the 

application is as follows: 

 
 Belfast Metropolitan Area Plan (BMAP) 2015 

 Strategic Planning Policy Statement 

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

 Planning Policy Statement (PPS) 3 - (Clarification): Access, Movement 

and Parking 

 Planning Policy Statement (PPS) 4 - Planning and Economic 

Development 

 Planning Policy Statement (PPS) 7 – Quality Residential Environments 

 

Consultations 

 

9. The following consultations were carried out 

Consultee Response 

Transport NI No objections – Conditions and informatives 
recommended 
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Consultee Response 

NI Water No objections –Informatives recommended 

Environmental Health No objections – Conditions and informatives 
recommended 

NIEA Water Management 
Unit 

No objections –informatives recommended 

Planning Retail Unit No objections. 

 

Representations 

 
10. There have been 12 letters of objection received in relation to the application.  

The following issues have been raised: 

 Road safety, potential congestion, inconvenience for pedestrians 

 Unsuitable location for a petrol station 

 Concerns with the Transport Assessment 

 Visual Impact 

 Noise Nuisance disturbance from petrol station 

 Potential smell from petrol station. 

 Devaluation house prices 

 Character of area 

 Litter 

 

Consideration and Assessment 

 
11. The main issues to consider in the determination of this full planning application 

are: 

 Principle of Development 

 Access, Movement and Parking 

 Retailing and Town Centres 

 Quality Residential Environments 

-  Impact on character of area 

-  Residential amenity 

-  Layout / Design / Materials 

-  Landscaping 

- Parking and Access 
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 Economic Development 

 Noise, Nuisance and Disturbance 

 

Principle of Development 

12. The site is located within Lisburn City as defined by the Belfast Metropolitan 

Area Plan 2015.  The site also lies within Zoning LC03/20 as identified on Map 

No 2/001, (Lisburn City) (Land between Hillhall Road, M1 Motorway and 

Plantation Road). 

 

13. The application site comprises an area approximately 2.1 hectares within a 

larger area of 17.75 hectares, and is known as Ballantine Garden Village. 

 
14. Paragraph 3.8 of the SPPS indicates that the guiding principle for planning 

authorities in determining planning applications is that sustainable development 

should be permitted, having regard to the development plan and all other 

material considerations, unless the proposed development will cause 

demonstrable harm to interests of acknowledged importance.  

 
15. In practice this means that development which accords with an up-to-date 

development plan should be approved and proposed development that conflicts 

with an up-to-date development plan should be refused, unless other material 

considerations indicate otherwise. 

 
16. An important consideration in this regard is that the application site falls within 

land zoned for housing in the current development plan.  This is a committed 

site and thus there are no key site requirements associated with this particular 

zoning. 

 
17. It is therefore contended that the principle of development at this site is 

acceptable, subject to compliance with all other relevant material planning 

considerations.   
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Access, Movement and Parking. 

18. Planning Policy Statement 3 – Access Movement and Parking sets out policies 

for vehicular and pedestrian access, transport assessment, the protection of 

transport routes and parking.  It forms an important element in the integration of 

transport and land use planning and it embodies the Government’s 

commitments to the provision of a modern, safe, sustainable transport system. 

 

19. Given that the proposal includes a petrol filling station and other commercial 

uses which will attract different types of traffic movements a Transport 

Assessment (TA) was submitted with the application. 

 
20. The TA submitted provides a comprehensive review of the potential transport 

impacts of the proposed development and identifies mitigation measures to 

deal with any increase in traffic generated by the proposal.  

 
21. Transport NI was consulted and has offered no objection to the development.  

A number of conditions have been recommended in order to ensure that there 

is a satisfactory means of access in the interests of road safety and the 

convenience of road users.   

 
22. Based on the information contained within the TA and taking into account 

advice from Transport NI in relation to access movement and parking it is 

considered that the application as presented will provide adequate provision for 

parking and circulating within the site.   

 

Retailing and Town Centres 

23. Strategic Planning Policy Statement for Northern Ireland (SPPS) sets out 

regional planning policy for securing the orderly and consistent development of 

land in Northern Ireland.  The aim of the SPPS is to support and sustain vibrant 

town centres through the promotion of established town centres as the 

appropriate first choice location of retailing and other complementary functions 

consistent with the Regional Development Strategy 
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24. The principle of retail / commercial activity on the site has been accepted and 

approved previously.  Planning Permission was granted within the context of 

planning application S/2006/0691/F for 778 sq.m of retail floor space.  This 

application seeks to reconfigure some of the retailing elements approved 

previously. 

 
25. In relation to the retail element there is an increase in retail floor space of 33 

sq.m to 811 sq.m. In addition to these amendments the application introduces a 

petrol filling station at the entrance to the site.  This did not form part of the 

previous application. 

 
26. It is proposed to relocate 458sq.m (of the total 818 sq.m) retail floor space from 

the approved retail square (S/2006/0691) to create a convenience store 

adjacent to the entrance and within the petrol filling station forecourt at the 

North East of the site. 

 
27. The previously approved retail square within the southern portion of the site will 

retain 4 smaller retail units 360 sq. m and will introduce a craft village which is a 

new element to the scheme.  

 
28. The 4 small retail units will be Class A1 allowing retail use only. The craft 

village operates as a craft workshop, no Class A1 retail sales will occur from 

any of these craft units. 

 
29. The agent has accepted that if approved this particular element of the proposal 

would be non-retail based and that this could be controlled by way of suitable 

planning condition, it is envisaged this would be a space for uses such as 

artist’s studio, jewellery maker, pottery etc. 

 
30. An extension and change of use is proposed to the existing site office to create 

a coffee shop (sui generis use).  This shop will be located between the Petrol 

filling station and the retail square (see proposal analysis on page 24). 
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31. It is considered that the net increase of 33 sq. m total for retail use is 

acceptable given the extant planning approval which allowed for 778 sq. m of 

retail space.  

 
32. The reconfiguration retains an element within the square to the south and 

allows for a portion for retail within the petrol station.  

 

Quality Residential Environments 

 
33. In addition to retail element, the proposal includes residential uses, the principle 

of which has been accepted by the grant of earlier permission (see planning 

history). Residential use was always a primary vision for this zoning. 

 

34. PPS 7 – Quality Residential Environments sets out the Councils planning 

policies for achieving quality in new residential developments. 

 
35. In terms of the residential element, the proposal involves the development of 2 

No blocks of pied-a-terre of apartments containing 3 each (6 No in total) located 

to the south of the square.  

 
36. 2 Mews apartments have been relocated from above the previously approved 

retail square to the rear of the pied-a-terre apartments. These apartments are 

located above car ports which is an arrangement that has been accepted and 

approved elsewhere in the development. 

 
37. There are also 2 No dwellings at KC04 and KC05 to the south east of the petrol 

station and there is an area excluded containing previously approved dwellings 

to the south east of the petrol station (see proposal analysis on page 24). 

 
38. Policy QD1 sets out the criteria to which new development should conform, this 

includes respecting the surrounding context and landscape features; provision 

of open space; movement patterns; and adequate parking provision.  The 

design and layout should draw on the positive aspects of the surrounding 

context. 
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Impact on Character of Area 

39. The reconfiguration of the housing element of the development allows for a 

terrace of apartments (pied-a-terre) including 6 positioned where there had 

previously been retail units with apartments above. There will also be 2 Square 

Mews apartments to the rear of the pied-a-terre apartments. 

 

40. It is contended that the reconfiguration of this housing element will not result in 

a detrimental impact on the character of the area as the configuration of the 

square remains relatively similar to that approved.  

 
Impact on Residential Amenity  
 

41. The reconfiguration of the housing element means that the pied-a-terre  and 

Square Mews apartments will now be concentrated in one area at southern end 

of the site at the rear of the retail square .  As such, it is contented that this 

change will not negatively impact on residential amenity.  

 

42. Furthermore, the dwellings to the North East of The Square KC04 and KC05 

are adjacent to other approved residential dwellings and meet the required 

standards. 

 
43. It is important to note that a portion of the site is excluded from the red line 

boundary (see attached plan). This land contains an approved terrace of 

dwellings and as such was taken into consideration when assessing the 

acceptability of the petrol filling station.  

 
44. Environmental Health comments have confirmed that the protection of 

residential amenity by way of condition of any extraction and filtration systems 

when end users are identified to ensure no adverse impact on these dwellings.  

 
Layout/Design/Materials  

45. The layout of the residential elements is largely in accordance with the previous 

approval and the design is in-keeping with the materials and architectural styles 

echoed elsewhere within wider development.  
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46. The overall Ballantine Garden Village approvals (S/2011/0383/F and 

S/2006/0692/F) allow for a mix use development. The residential element 

includes a variety of house types including, detached properties set in generous 

plots, terraced dwellings and retirement homes. The design of the overall 

scheme is of an ecclesial architectural style and the materials to be used in the 

overall development include, natural slate roof, facing brick or stone facing brick 

with stone detailing and select timber boarding. 

 

Provision of Open Space 
 

47. The proposed dwellings provide adequate provision of private amenity space 

above the 70 sq.m as recommended in creating places, and the apartment’s 

front into the square, with close proximity to other integral areas of open space 

within the development. 

 

48. It is contended that the reconfigured housing element meets with the criterion 

based elements of Policy PPS 7 and that a quality residential environment can 

be achieved. 

 

Landscaping 

49. In terms of landscaping provision, the revised scheme indicates that 

landscaping is to be provided largely in accordance with the previously 

approved scheme.  

 

50. There is no existing landscaping to be retained therefore the provision of new 

planting to help soften the development has been included. Drawing no 21 

(Landscape proposals) indicates the landscaping proposed and includes, extra 

standard trees and buffer planting to screen the petrol station, Ornamental 

shrub and perennial planting around the coffee shop and heavy 

duty/ornamental trees around the retail. 

 
51. It is therefore contended that the proposed landscaping will help soften and aid 

screening of the proposal when viewed from the Hillhall Road and soften the 

amount of hard standing within the site. 
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Parking and Access 

52. In relation to parking and access, drawing number 19 indicates that there is 

provision of parking for 2 in curtilage spaces for dwellings KC04 and KC05 and 

adequate assigned on street parking for the apartments and visitors. 

 

53. TransportNI has been consulted in relation to access and parking provision and 

offer no objections.  In light of this, it is contended that the reconfiguration of the 

housing element is acceptable 

 

Economic Development  

 
54. PPS 4 – Planning and Economic Development sets out the planning policies for 

economic development uses and indicates how growth associated with such 

uses can be accommodated and promoted in development plans. 

 

55. The application seeks approval for the relocation of a Crèche (use class D1 

community). The crèche was previously approved (subject to siting and design 

considerations) to the south west of the site where the retail units will now be 

located within the square, to a position to the north east of the proposed petrol 

filling station.   

 
56. Its relocation to an area closer to the site access means that users will not need 

to travel through the residential area in order to get to the facility.   

 
57. A further form of Economic Development is the inclusion of the Petrol Filling 

Station in this application, which is classified as a sui generis use. 

 
58. The position of the proposed petrol filling station is again located towards the 

entrance to the whole site at the roundabout on the Hillhall Road. This is 

considered to be a logical location and one that will serve to reduce any 

potential disturbance for residents and to keep traffic close to the main arterial 

route.  
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59. PPS 4 - Economic Development sets out the general criteria for economic 

development in PED 9 which would be the most appropriate policy 

consideration for the Sui generis petrol filling station and the craft village. This  

policy allows for economic development providing it meets the criteria. 
 

60. It is considered that the proposed uses are compatible with the surrounding 

land uses providing a necessary facility for the residents of the surrounding 

areas. Earlier consideration has accounted for the safeguarding of residential 

amenity and there are no adverse impacts on features of natural or built 

heritage. 

 

61. The site is not located in an area of flood risk and the consideration of noise 

and nuisance is contained in the next section.  Relevant consultations have 

satisfied emissions and access can be controlled by way of conditions. Design 

and quality have already been considered and are acceptable.  It is therefore 

contended that the elements relating to economic uses are policy compliant. 

 
62. In considering economic development the policy context associated with the 

newly published Strategic Planning Policy for Northern Ireland (SPPS) must be 

considered. 

 
63. It is noted that the craft units proposed are not an A1 retail use however they 

also do not sit comfortably with any of the definitions of business use as 

outlined Part B (Business) of the Use Classes Order Northern Ireland 2015. 

However It has been accepted that the craft units are of a business nature. 

 
64. Whilst paragraph 6.85 of the SPPS recognises that there are instances when a 

business use may be acceptable outside town or city centres, it indicates that 

uses should be determined on their own merits. 

 
65. It has been stated that the craft units are intended to underpin the vitality and 

viability of the previously approved housing scheme and they will not have an 

impact on the town centre. 
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66. Given the mix of uses within Ballentine Garden village it is contended that 

approval of the craft workshops would make a positive contribution to the 

overall Ballantine Garden Village development.  It is however recommended 

that a planning condition is attached to any approval to ensure that the craft 

workshops remain for non-retail and that general sales are not permitted.  

Noise, Nuisance and Disturbance  

 
67. Given that the scheme contains a mixture of residential and non-residential 

uses the potential for noise nuisance and disturbance is a material planning 

consideration. 

 

68. Advice was sought from Environmental Health in relation to the potential for 

noise, nuisance and disturbance resulting from the proposed petrol filling 

station. Initial comments suggested conditions that failed the key tests of 

conditions in that the conditions were not considered to be enforceable.  

 
69. In an attempt to address the concerns expressed, an acoustic report was 

sought to demonstrate that the petrol filling station would not cause a noise 

nuisance to the occupiers of the proposed neighbouring properties. The noise 

attenuation measures that have been suggested to be incorporated by the 

filling station include, all air handling and plant extraction units to be enclosed 

within the building, no car washing or vacuum cleaning facility will be available 

within the petrol filling station, and operating, delivery and waste collection 

hours of the petrol filling station will be restricted to the hours of 0700 – 2300 

hours Monday to Friday and 0800-2200 Saturday and Sunday. 

 
70. Following careful consideration of the Acoustic Report, Environmental Health 

has offered no objection.  Furthermore, a number of conditions have been 

recommended in order to retain control over future proprietors regarding any 

attenuation odour abatement or residential amenity concerns.  

 
71. In addition, a condition has been recommend by Environmental Health 

suggesting that a lighting scheme report should be prepared in relation to the 
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potential for light illuminating from the petrol station forecourt. This is required 

so as to protect the residential amenity of adjacent residential properties.  

 
72. It is therefore contended that any potential impacts can be suitably controlled to 

an acceptable level by way of condition. 

 

Consideration of Representations 

 

73. Twelve letters of objection were received in respect of the proposal. The 

following issues were raised: 

 
Road safety, potential congestion, inconvenience for pedestrians 

 
74. Concerns were raised that a petrol filling station will attract an increase in traffic 

numbers to the area and that the vehicle movements associated with such a 

use would contribute to congestion and present an inconvenience to 

pedestrians. 

 

75. A Transport Assessment submitted as part of the proposal provides a 

comprehensive overview of the potential transport impacts and includes 

proposed measures to mitigate any adverse impacts. Transport NI has 

considered the TA within the context of the application as a whole and has 

offered no objections to the proposal subject to conditions and informatives 

which have been recommended. 

 
Unsuitable location for a petrol station 
 

76. The petrol filling station is to be located within an area to the north east of the 

site adjacent to the Hillhall Road.  It will be served by the existing roundabout 

and road infrastructure.  

 

77. Access to the petrol station will be from the Hillhall Road roundabout and the 

access road comprises approx. 35 metres in length.  Traffic will not have to 

move through existing residential dwellings hence the disturbance to local 

residents should be minimal.  
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78. Transport NI has considered the detail associated with the application and has 

offered no objections subject to conditions and informatives. 

 
 
Concerns with the Transport Assessment 
 

79. A concern was raised in relation to the model used to complete the TA. 

Transport NI was made aware of the concerns expressed and confirmed that 

they had no issues with the model or the data supplied. 

 

80. Furthermore Transport NI has considered the information and data supplied 

within the context of the Transport Assessment and have no concerns 

regarding it. 

 
Visual Impact/Character of area 
 

81. The area is characterised by a mix of residential house types and sizes. The 

design of the overall scheme is of an ecclesial architectural style  

 

82. Furthermore, the retail/commercial has always been part of the overall 

development of the site. The design of the Retail units, Crèche, Petrol Station, 

and craft village, is very much in keeping with the overall design of the site.  

 
83. It is therefore considered that approval of this application will not be detrimental 

to the character of the area in that the scale form massing design and materials 

proposed for this development are in keeping with that previously approved for 

the overall Ballantine Garden Village scheme (S/2011/0383/F). 

 
Noise Nuisance disturbance and potential smell from petrol station 
 

84. Concerns have been raised that the Petrol station and its functions, including 

the car wash and vacuuming machine, will increase the potential for noise 

nuisance and disturbance. The agent has confirmed that there will be no 

provision for a car wash or vacuuming machine within the petrol station and has 

agreed to a condition prohibiting the use of a vacuum or car washing facility. 
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85. Concerns expressed regarding the smell of petrol arising from the operation of 

the facility, are not a material consideration and as such cannot be taken into 

account.  

 

86. In any case, Environmental Health has been consulted and has offered no 

objection with a number of conditions and informatives being recommended. 

 
 

Devaluation of Properties 
 

87. A number of objections were raised in relation to the potential for property 

values to decline.  This issue in not a material consideration and as such, 

cannot be given any weight in the determination of the application. 

 
Litter 
 

88. The issue of additional litter was raised by way of objection.  This is not a 

material planning consideration and as such, cannot be given any material 

weight in the determination of the application.   

 
Conclusion 

 
89. Based on careful consideration of all the relevant material planning 

considerations, it is contended that the proposal satisfies all of the relevant 

planning policies and will not cause detriment to the character of the area or the 

residential amenity of any neighbouring properties. 

 

Recommendations 

 
90. It is recommended that planning permission is granted subject to conditions. 
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Conditions 

 
91. The following conditions are recommended: 

 
 As required by section 61 of the Planning Act (Northern Ireland) 2011, 

the development hereby permitted shall be begun before the expiration 

of 5 years from the date of this permission. 

Reason: Time limit  

 

 The development hereby permitted shall not become operational until 

the vehicular accesses, including visibility splays and any forward sight 

distance, have been constructed in accordance with the approved 

layout Drawing No. 21 – ‘12-1041-001 D, Access Arrangements’ and 

bearing Lisburn & Castlereagh City Council date stamp 02 April 2015. 

The area within the visibility splays and any forward sight line shall be 

cleared to provide a level surface no higher than 250mm above the 

level of the adjoining carriageway and such splays shall be retained 

and kept clear thereafter. 

Reason: To ensure there is a satisfactory means of access in the 

interests of road safety and the convenience of road users. 

 

 The Private Streets (Northern Ireland) Order 1980.  The Department for 

Regional Development hereby determines that the width, position and 

arrangement of the street, and the land to be registered as being 

comprised in the streets, shall be as indicated on drawing No. 12-1041-

003 A ‘PSD Road Plan’ and bearing Lisburn & Castlereagh City Council 

date stamp 02 April 2015. 

Reason: To ensure there is a safe and convenient road system within 

the development and to comply with the provisions of the Private 

Streets (Northern Ireland) Order 1980. 

 

 The development hereby permitted shall not become operational until 

hard surfaced area have been constructed in accordance with the 

approved layout Drawing No. 21 – ‘12-1041-001 D, Access 
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Arrangements’ and bearing Lisburn & Castlereagh City Council 

Planning Office date stamp 02 April 2015 to provide adequate facilities 

for parking, servicing and circulating within the site. No part of these 

hard surfaced areas shall be used for any purpose at any time than for 

the parking and movement of vehicles. 

Reason: To ensure that adequate provision has been made for 

parking. 

 A minimum of 6 No. cycle parking spaces shall be provided and 

permanently retained close to the accesses to the proposed 

development for use by visitors to the development. 

Reason: to encourage the use of alternative modes of transport for 

development users. 

 

 No development of the retail units, craft work units, coffee shop, crèche 

or petrol filling station shall take place until details of the location of the 

bin storage areas have been submitted to the Council’s Planning Unit 

for consultation with Environmental Health. 

Reason: To protect the residential amenity of existing residents. 

 

 No development of the crèche, coffee shop and petrol filling station 

shall take place until details of the means of ventilation for the 

extraction and dispersal of cooking smells/fumes, including details of its 

odour control measures, location and noise levels have been submitted 

to Council for consultation with Environmental Health. A drawing should 

show the location and height of termination of the extraction flue, and 

any relevant measures proposed to reduce odour or noise to nearby 

dwellings. The outlet from any extraction system should terminate at a 

height not less than 1m above the ridge height of the building. Details 

are also required of the type of fuel to be used for cooking at each unit. 

If gas is proposed storage and ventilation details are required. 

Reason: To protect the residential amenity of existing residents 
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 No development of the crèche, coffee shop and petrol filling station 

shall commence until details are provided of the design and location of 

any air handling units or refrigeration equipment such as compressors 

or heat exchangers.  

Reason: To protect the residential amenity of existing residents. 

 

 The petrol station hereby approved shall not operate a car washing or 

vacuum facility at any time 

Reason: To protect the residential amenity of existing residents. 

 

 The operating, delivery and waste collection hours of the petrol filling 

station will be restricted to the hours of 0700 – 2300 hours Monday to 

Friday and 0800-2200 Saturday and Sunday. 

  

Reason: To protect the residential amenity of existing residents 

 

 No development shall take place until a report detailing the lighting 

scheme and predicted light levels at neighbouring residential properties 

has been submitted to Council’s Planning Unit for consultation with 

Environmental Health. Environmental Health will need to be satisfied 

that the lighting scheme proposed is the minimum required for working 

purposes and that it minimises potential visual impact. This relates to 

both the day and night time effects of the proposed lighting.  

Reason: To protect the residential amenity of existing residents. 

 

 The net retail floorspace of the Retail Units hereby permitted shall be 

used only for the retail services or for the retail sale of convenience 

goods and for no other purpose, including any other purpose in Class 

A1 of the Schedule to the Planning (Use Classes) Order (Northern 

Ireland 2004). 

Retail Services for this purpose are hereby defined as;- 

a)  As a post office. 

b)  For the sale of tickets or as a travel agency 
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c)  For hairdressing 

d)  For the hiring out of domestic or personal goods or articles; or 

e)  For the reception of goods including clothes or fabrics to be 
washed, cleaned or repaired either on or off the premises 

f)  Where the service is to visiting members of the public as may be 
determined in writing by the Council as generally falling within the 
category of “retail  service”. 

Convenience goods for this purpose are hereby defined as;- 

a)  food, drink and alcoholic drink; 

b)  tobacco, newspapers, magazines and confectionery; 

c)  stationery and paper goods; 

d)  toilet requisites and cosmetics; 

e)  household cleaning materials; 

f)  other retail goods as may be determined in writing by the Council 
as generally falling within the category of 'convenience goods'. 

Reason: To control the nature range and scale of retailing activity to be 

carried out at this location to ensure compliance with the objectives and 

policies for retailing and town centres. 

 
 The craft workshop units proposed shall not be used for the retail 

services or for the retail sale of convenience goods or other purposes 

as stated in Class A1 of the Schedule to the Planning (Use Classes) 

Order (Northern Ireland) 2015. 

Reason: To control the nature range and scale of retailing activity to be 

carried out at this location to ensure compliance with the objectives and 

policies for retailing and town centres. 

 

 All hard and soft landscape works shall be carried out in accordance 

with drawing No. 21 bearing the Lisburn & Castlereagh City Council 

date stamp 9th October 2015 and the approved details and the 

appropriate British Standard or other recognised Codes of Practice.  

The works shall be carried out during the 1st available planting season 

after occupation of the dwellings/buildings hereby approved.  
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Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 

 

 If within a period of 5 years from the date of the planting of any tree, 

shrub or hedge, that tree, shrub or hedge is removed, uprooted or 

destroyed or dies, or becomes, in the opinion of the Council, seriously 

damaged or defective, another tree, shrub or hedge of the same 

species and size as that originally planted shall be planted at the same 

place, unless the Council gives its written consent to any variation. 

Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 

 

 The proposed landscaping should be carried out in accordance with the 

Landscape Management plan submitted to the Department and the 

Lisburn & Castlereagh City Council date stamped 9th October 2015. 

Reason: To ensure the sustainability of the tree cover on the site 

through the successful long term proactive maintenance. 
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Site Location – S/2013/0560 
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Proposal Analysis – For Information Only 
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Photographs – S/2013/0560/F 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

2 November 2015 

Committee Interest Major Application 

Application Reference S/2015/0087/F    

Date of Application 11 February 2015 

District Electoral Area Downshire East 

Proposal Description Renewal of existing approval S/2009/1046/F for the 
replacement dwelling and retention of existing 
dwelling to convert to garage and storage 

Location Site 500 metres west of no 30 Tullynore Road, 
Hillsborough, BT26 6QE 

Applicant/Agent Mr W Law/Ballymullan Architect (BMA) LTD 

Representations 0 

Case Officer Mark Hanvey 

Recommendation APPROVAL 

 

Summary of Recommendation 

 
1. This application is categorised as a major planning application in accordance 

with the Development Management Regulations 2015 in that the area of the 

site exceeds 1 hectare. 

 

2. This application is presented to the Planning Committee with a 

recommendation to approve.    
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Description of Site and Surroundings 

 

3. The application site is located via an existing laneway. The access onto the 

public road is located adjacent to No.30 Tullynore Road. The application site is 

located approximately 500m west from the roadside dwelling.  

 

4. The existing building on the application site is single storey with a pitched roof 

covered with corrugated metal sheeting. The walls are largely intact consisting 

of natural stone and blockwork. A number of mature trees surround the existing 

building with views available across the surrounding countryside.  

 

Proposed Development 

 

5. Full permission is sought for a replacement dwelling and retention of the 

existing dwelling to convert to garage and storage. The application is for the 

renewal of an existing approval  

 

Relevant Planning History 

 
6. The relevant planning history includes the following:  

 

Application 
Reference 

Description of Proposal Decision 

S/2009/1046/F Proposed replacement dwelling 
incorporating retention of existing 
dwelling to provide garage & storage 
accommodation as part of the cluster. 
 

Permission 
granted  
09.03.2010 

 

Planning Policy Context 

 
 

7. The relevant planning policy context which relates to the application is as 

follows: 

 
 Belfast Metropolitan Area Plan 2015 
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 Strategic Planning Policy Statement (SPPS) 

 Planning Policy Statement 21: Sustainable Development in the 

Countryside 

 Planning Policy Statement 3: Access, Movement and Parking 

 
Consultations 

 
8. The following consultations were carried out 

Consultee Response 

Transport NI  No objections subject to conditions 

Environmental Health No objections 

NIEA – 
Water Management Unit 

No objections 

NI Water No objections 

 

Representations 

 
9. There have been no representations received in relation to the application. 

 

Consideration and Assessment 

 

10. The main issues to consider in the determination of this planning application 

are: 

 Principle of Development 

 Siting and Design 

 

Principle of Development 

11. The application site lies within the Lisburn Countryside as designated in the 

Belfast Metropolitan Area Plan 2015. The application site is subject to the 

provisions of the Strategic Planning Policy Statement (SPPS) and Planning 

Policy Statement (PPS) 21. 
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12. Paragraph 3.8 of the SPPS indicates that the guiding principle for planning 

authorities in determining planning applications is that sustainable development 

should be permitted, having regard to the development plan and all other 

material considerations, unless the proposed development will cause 

demonstrable harm to interests of acknowledged importance. 

 
13. The SPPS directs that provision should be made for the replacement of existing 

dwellings where the building to replaced exhibits the essential characteristics of 

a dwelling and, as a minimum all external structural walls are substantially 

intact.  

 
14. The planning history is a key consideration in the determination of this 

application in that it has been accepted that the existing building exhibits the 

essential characteristics of a dwelling with window and door openings on the 

external walls and a chimney expressed on the ridgeline.  

 
15. The building has the form and proportions of a dwelling house.  All external 

walls are substantially intact.    

 
Siting and Design 
 

16. Policy directs that replacement dwellings must be located within the curtilage of 

the original dwelling where practicable.  

 

17. The proposed dwelling is located within the vicinity of the existing dwelling 

which is in this instance is to be retained. Although there are mature trees 

present there is no defined curtilage around the existing building. The mature 

trees will be retained where practicable; however some will have to be removed 

to facilitate the construction of the proposed dwelling. Also a planting schedule 

has been submitted to demonstrate additional planting proposed to aid the 

integration of the building within the site.  It is recommended that trees to be 

planted and retained should be addressed by way of condition 

 
18. Policy also directs that replacement dwellings must not have a visual impact 

significantly greater than the existing building.  
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19. It has been accepted under the previous planning permission that the proposed 

dwelling will not have a visual impact significantly greater than the existing 

building. The proposed development involves the retention of the existing 

building as a garage and store. Policy states that in cases where the original 

building is retained, it will not be eligible for replacement again.   

 
20. In addition to the points raised in the SPPS with regard to replacement 

dwellings, Policy CTY 3 of PPS 21 states that the design of the replacement 

dwelling should be of a high quality appropriate to its rural setting and have 

regard to local distinctiveness; all necessary services are available or can be 

provided without significant adverse impact on the environment or character of 

the locality; and access to the public road will not prejudice road safety or 

significantly inconvenience the flow of traffic.  

 
21. The design is as previously approved and was considered appropriate in that  

there would be no significant adverse impact on the environment or character 

of the locality. The proposed design is a modern two storey farm house, with 

render finish and flat tiled, pitched roof. The chimneys are located on the ridge. 

There is an attached garage which is designed to resemble a barrel roofed 

agricultural shed.  

 
22. In terms of access considerations, the access to the proposed development is 

to be via the existing laneway accessed from Tullynore Road. 

 
23. Transport NI has confirmed that there are no objections subject to condition.  It 

is therefore contended that the access arrangements as proposed will not 

prejudice road safety or significantly inconvenience the flow of traffic. 

 

Conclusion 

 

24. The application seeks to renew a previous permission associated with planning 

application S/2009/1046/F for the replacement dwelling and retention of 

existing dwelling to convert to garage and storage.  The development as 

presented remains compliant with planning policy.  
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Recommendation 

 

25. It is recommended that planning permission is granted subject to conditions. 

 

Conditions 

 
26. The following conditions are recommended: 

 

 As required by Section 61 of the Planning Act (Northern Ireland) 2011, the 

development hereby permitted shall be begun before the expiration of 5 

years from the date of this permission. 

Reason: Time Limit. 

 

 Upon occupation of the new dwelling, the dwelling to be replaced, 

coloured green on the approved plan 01 date stamped 11th February 

2015, shall no longer be used or adapted for purposes of human 

habitation and may only be used for the purposes specified in this 

permission or any other purpose incidental to the enjoyment of the 

approved dwelling house. 

Reason: To ensure that the proposed development does not result in the 

creation of an additional dwelling in this rural area. 

 
 No retained tree shall be cut down, uprooted or destroyed, or have its 

roots damaged within the crown spread nor shall arboricultural work or 

tree surgery take place on any retained tree be topped or lopped other 

than in accordance with the approved plans and particulars, without the 

written approval of the Council. Any arboricultural work or tree surgery 

approved shall be carried out in accordance with British Standard 3998, 

1989 Recommendations for Tree Work. 

Reason: To ensure the continuity of amenity afforded by existing trees. 

 

 If within a period of 5 years from the date of the planting of any tree, shrub 

or hedge, that tree, shrub or hedge is removed, uprooted or destroyed or 
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dies, or becomes, in the opinion of the Council, seriously damaged or 

defective, another tree, shrub or hedge of the same species and size as 

that originally planted shall be planted at the same place, unless the 

Council gives its written consent to any variation. 

Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 

 

 All hard and soft landscape works shall be carried out in accordance with 

the approved details and the appropriate British Standard or other 

recognised Codes of Practice. The works shall be carried out during the 

first available planting season after the occupation of the dwelling hereby 

approved. 

Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 
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Location Map – S/2015/0087/F 
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Photographs – S/2015/0087/F 

 

 



Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

2 November 2015 

Committee Interest Major Application 

Application Reference LA05/2015/0347/F 

Date of Application 29 June 2015 

District Electoral Area Castlereagh East 

Proposal Description Amendment to approved landscaping of planning 
applications (Y/2007/0512/F and Y/2008/0476/F) to 
vary site works to adjust the levels and reduce 
gradient within the northern half of the site 

Location Lands at 70 Gransha Road, Dundonald, Belfast 

Applicant/Agent Lynwood Echo Homes Ltd 

Representations None 

Case Officer Grainne Rice 

Recommendation APPROVAL 

 

Summary of Recommendation 

 

1. This application is categorised as a major planning application in accordance 

with the Development Management Regulations in that the area of the site 

exceeds 1 hectare. 

 

2. The application is presented to the Planning Committee with a recommendation 

to approve. 
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Description of Site and Surroundings 

 

3. The site is located at lands to the north of No. 70 Gransha Road, Dundonald.  

The site boundaries are marked and protected by internal perimeter bunds 

formed of mounded earth which has stabilised and become vegetated. 

 

4. Boundary vegetation is limited to occasional remnant hedgerow species and 

some more recent planting on the top and outside edges of the bunds, 

particularly on the Gransha Road boundary.   

 
5. The interior of the site presents as rough grassland with some occasional low 

scrub species.  The site is located within the open countryside within the Belfast 

Metropolitan Area Plan 2015.   

 

Proposed Development 

 

6. Full planning permission is sought for an amendment to approved landscaping 

of planning applications (Y/2007/0512/F and Y/2008/0476/F) to vary site works 

to adjust the levels and reduce gradient within the northern half of the site. 

 

Relevant Planning History 

 

7. The relevant planning history includes the following:  

Application 

Reference 

Description of Proposal Decision 

Y/2006/0338/F  
70 Gransha Road, 
Dundonald 
 

Erection of replacement fire damaged 
dwelling and outbuildings 

Approval 
22.11.2006 

Y/2007/0347/F  
70 Gransha Road, 
Dundonald 

Site works to include mounding and 
structure planting  in association with 
planning approval reference 
Y/2006/0338/F for a replacement dwelling 
 

Approval 
20.09.2007 

Y/2007/0512/F 
70 Gransha Road, 
Dundonald 

Erection of dwelling. (proposed change of 
house type in substitution of replacement 
dwelling under approval Y/2006/0338/F) 

Approval 
25.06.2008 



Application 

Reference 

Description of Proposal Decision 

Y/2008/0476/F 
70 Gransha Road, 
Dundonald 

Amendment to proposal for erection of 
dwelling (previous application 
Y/2007/0512/F)  & for site works 
(previous application Y/2007/0347/F) 
comprising revised entrance walls, gates 
& mounding to include retrospective 
mounding along NE,SE & SW boundaries 
with associated structure planting. 

Approval 
02.03.2009 

 

 

Planning Policy Context 

 
8. The relevant planning policy and guidance context which relates to the 

application is as follows: 

 Belfast Metropolitan Area Plan (BMAP) 2015 

 Strategic Planning Policy for Northern Ireland (SPPS) 

 Planning Policy Statement (PPS) 2 – Natural Heritage 

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

 Planning Policy Statement (PPS) 3 (Clarification): Access, Movement and 

Parking 

 

Consultations 

 

9. The following consultations were carried out: 

Consultee Response 

Transport NI No objections 

NI Water No objections - Informatives offered 

Environmental Health No objections 

NIEA – Natural Environment 
Division 

On the basis of the information provided is content 
with the proposal – Informatives offered 

 

Representations 

 

10. There have been no representations received in relation to the application. 



Consideration and Assessment 

 
11. The main issues to consider in the determination of this planning application 

are: 
 
 Principle of Development 

 Visual Impact  

 Natural Heritage Interests 

 Access, Movement and Parking 

Principle of Development 

12. Paragraph 3.8 of the SPPS indicates that the guiding principle for planning 

authorities in determining planning applications is that sustainable development 

should be permitted, having regard to the development plan and all other 

material considerations, unless the proposed development will cause 

demonstrable harm to interests of acknowledged importance.  

 

13. In practice this means that development which accords with an up-to-date 

development plan should be approved and proposed development that conflicts 

with an up-to-date development plan should be refused, unless other material 

considerations indicate otherwise. 

 
14. The planning history is a key consideration in the determination of this 

application. The site has secured approval for a replacement dwelling, a 

change of house type in substitution of previous replacement dwelling and 

associated site works and mounding.   

 
15. This current application is for an amendment to the approved landscaping of 

planning applications (Y/2007/0512/F and Y/2008/0476/F) to vary site works to 

adjust the levels and reduce the gradient within the northern half of the site. 

 

Visual Impact 

16. A supporting letter was submitted with the application to indicate that this 

planning application seeks planning permission for the re-grading of the 



northern half of the approved residential dwelling site.  The works are intended 

to reduce the gradient across the site and provide a more conducive landscape 

for the private garden.   

 

17. The average increase in levels is circa 0.65m across the site.  This change will 

result in a negligible impact owing to the existing site context and the perimeter 

bunding.  Given the position of the proposed works on the site it is contended 

that the change in levels would not be unduly prominent from any critical 

viewpoints. The regrading is intended to soften the impact of the interior bunds 

and produce a more natural contour within the site. 

 
18. The landowner seeks to utilise the surplus greenfield soil arising from the 

nearby residential development at Fort Manor.  It is material that will result in a 

net benefit to the area by redirecting heavy goods traffic the short distance to 

this site, as opposed to the current arrangement of hauling the soil some 6 

miles to the opposite side of Belfast through residential areas.   

 
19. The applicant intends to undertake this work in accordance with the NIEA’s 

greenfield soils guidance, which promote the re-use of greenfield soil arising 

from construction projects.   

 
20. As such prior to the commencement of work the applicant will make a 

declaration in accordance with the said guidance.  There is currently no 

limitation on the movements of soils from Fort Manor to the Springfield Road 

facility and as such it is contended that the redirection and control of the traffic 

movements is a demonstrable planning gain.  The construction period is 

temporary and it is estimated that the ground works would be completed in a 

few months. 

 
21. By way of summary, it is contended that the proposed works would not create 

an unacceptable visual impact on the character of the area and would not 

cause demonstrable harm to interests of acknowledged importance. 

  



Natural Heritage Interests 

22. Substantive weight is attached to advice offered by the NIEA Natural 

Environment Division in the assessment of Natural Heritage Interests.  

 

23. An ecology report was submitted with this planning application.  This was 

carried out by Corvus Consulting who stated that they inspected the site on 6 

August 2015 and 31 August 2015 and that they were content that there would 

be no significant impact on any local ecological receptors as a result.   

 
24. The site hosts no protected, priority or otherwise notable habitats or species of 

flora or fauna and as such none will be adversely affected.  A few scattered 

mature trees and a length of mature intact hedgerow formed in a double line 

provide some limited ecological interest to the site although these features are 

to the south of the northern section of the site and will remain unaffected by the 

regrading works.   

 
25. The report concluded that having inspected the site, that the localised re-

grading works in the northern section of the site will cause no appreciable harm 

to any local ecological receptors.   

 
26. NIEA Natural Environment Division wase consulted with the ecology report and 

responded that on the basis of the information provided that they were content 

with the proposal and that the proposed development is unlikely to have any 

adverse impacts on natural heritage features.  On this basis the proposal does 

not offend any natural heritage policies contained within Planning Policy 

Statement 2. 

 

Access, Movement and Parking 

27. PPS 3 – Access Movement and Parking sets out policies for vehicular and 

pedestrian access, transport assessment, the protection of transport routes and 

parking.  It forms an important element in the integration of transport and land 

use planning and it embodies the Government’s commitments to the provision 

of a modern, safe, sustainable transport system. 



28. TransportNi was consulted on the planning application and offered no objection 

to this development proposal.  This application refers to adjusting the levels of 

the internal access road and landscaping and will not impact on the existing 

visibility splays from the access onto the Gransha Road. 

 

Conclusion 

 

29. Having considered the nature of the proposal against all the relevant planning 

policies and material considerations including consultation responses, it is 

considered that the application satisfies all the above policy tests and is policy 

compliant. 

 

Recommendation 

 

30. It is recommended that planning permission is granted subject to the following 

conditions: 

 

Conditions 

 

31. The following conditions are recommended: 

 

 As required by Section 61 of the Planning Act (Northern Ireland) 2011, 

the development hereby permitted shall be begun before the expiration 

of 1 years from the date of this permission. 

Reason: Time Limit. 

 

 During the first available planting season after the completion of the 

works hereby approved landscaping shall be carried out in accordance 

with those details contained on Drawing No. 01, date stamped 26 June 

2015. 

Reason: To ensure the works integrate into the countryside. 

 



 If within a period of 5 years from the date of the planting of any tree, 

shrub or hedge, that tree, shrub or hedge is removed, uprooted or 

destroyed or dies, or becomes, in the opinion of the Council, seriously 

damaged or defective, another tree, shrub or hedge of the same 

species and size as that originally planted shall be planted at the same 

place, unless the Council gives its written consent to any variation. 

Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

2 November 2015 

Committee Interest Major Application 

Application Reference LA05/2015/0260/F 

Date of Application 8 June 2015 

District Electoral Area Castlereagh South  

Proposal Description Proposed prefabricated double classroom unit and 
associates site works. 

Location Millennium Integrated Primary School 
139 Belfast Road 
Lisdoonan 
Saintfield 

Applicant/Agent South Eastern Education and Library Board 

Representations One  

Case Officer Margaret McCrum  

Recommendation APPROVAL  

 

Summary of Recommendation 

 

1. This application is categorised as a major planning application in accordance 

with the Development Management Regulations 2015 in that the site area 

exceeds 1 hectare.   

 
2. The application is presented to the Planning Committee with a recommendation 

to approve.  
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Description of Site and Surroundings 

 

3. The application site is occupied by Millennium Integrated Primary School, 139 

Belfast Road, Saintfield.  The school lies adjacent and east of Belfast Road and 

is defined within an area of ground extending north west/south east along the 

road. 

   

4. The southern half of the site is occupied by permanent and temporary school 

buildings which are interspersed with outdoor physical education and play 

areas.  One of the areas of open space has been extended east behind the 

school buildings.  It is within this area that the proposed prefabricated 

classroom unit will be located.   

 
5. The northern portion of the site is use for the circulation of vehicles and a car 

parking area for persons attending the school.  This area is defined by a 

roundabout, with a central green area and car parking spaces provided to its 

north and east.  The area of car parking has recently been extended with the 

granting of permission in January 2014.  This permission provides for 30 

additional spaces in an area to the east of the roundabout. 

 

6. The school is located in a countryside location, beyond any settlement limit 

defined by the Belfast Metropolitan Area Plan 2015.  It is located approximately 

2 Km south-east of Carryduff and approximately 3.6 Km north-north-west of 

Saintfield. The site accesses to and from Belfast Road which is a Protected 

Route.  

 
7. The surrounding area is mainly rural in nature, defined by an undulating 

landform with well-established field boundaries of trees and hedges.  The road 

frontage to either side of the school is defined by several detached dwellings 

whilst adjacent and north of the school a laneway extends east from Belfast 

Road to serve farm buildings and three dwellings.  To the west, on the opposite 

side of the Belfast Road and set a short distance back the land use is given 

over to a large quarry operation.  
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Proposed Development 

 

8. The application seeks full planning permission for the erection of a 

prefabricated double classroom unit and associated site works. 

 

Relevant Planning History 

 

9. The relevant planning history includes the following: 

 

Application 
Reference 

Description of Proposal Decision 

Y/1999/0562/O Construction of Integrated Primary School 
with associated car parking, hard and soft 
play areas, bus turning circle and 
landscaping. 

Approval 

19.06.2002 

Y/2002/0343/RM 
 

Construction of integrated primary school 
with associated car parking and hard and 
soft play areas incorporating bus turning 
circle and landscaping. 

Approval  

25.11.2002 

 

Y/2002/0344/F 
 

Erection of temporary buildings including 
four classrooms, a staff room, an office, a 
temporary toilet block and associated 
siteworks (all for a limited time). 
 

Approval 

08.05.2003 

 

Y/2005/0287/F Replacement of existing nursery 
accommodation with new accommodation. 

Approval 

26.09.2005 

Y/2008/0107/F 
 

Provision of a 5 metre high ball stop 
fencing to front perimeter and a single 
storey rear extension accommodating a 
new special needs department. 

Approval 

10.10.2008 

 

Y/2008/0123/F 
 

Provision of a new modular unit to rear of 
site accommodating an after school facility 

Approval 

11.07.2008 

Y/2013/0135/F 
 

Provision of new modular unit to provide 
additional teaching space for special needs 
(retrospective) 

Approval 

12.09.2013 

Y/2013/0304/F 
 

Extension of curtilage of school facility to 
allow for construction of 30 space bitmac 
car park on existing grass area, erection of 
2.4m high green wire mesh fencing to car 
park perimeter on 3 sides. 
 

Approval 

27.01.2014 
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Application 
Reference 

Description of Proposal Decision 

Y/2014/0063/F 
 

Provision of new modular unit to provide 
additional classroom accommodation 

Approval 

21.05.2014 

Y/2014/0292/F 
 

Proposed extension and refurbishment to 
front and rear of main building to provide 
new entrance, library, offices, welfare 
facilities, external stores and multi-purpose 
rooms. 

Approval  

27.10.2014 

 

 

Planning Policy Context 

 
 

10. The relevant planning policy context for this application is as follows: 

 Belfast Metropolitan Area Plan (BMAP) 2015; 

 Strategic Planning Policy Statement for Northern Ireland Planning for 

Sustainable Development  

 Planning Policy Statement 21 Sustainable Development in the 

Countryside  

 A Planning Strategy for Rural Northern Ireland - Policy PSU1 Community 

Needs 

 Planning Policy Statement 3 Access, Movement and Parking  

 

Consultations 

 
11. The following consultations were carried out 

Consultee Response 

Northern Ireland Water No objections  

NI Transport No objections subject to condition  

Environmental Health  No objections subject to condition 
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Representations 

 
12. One letter of objection was received in respect of the proposal.  The following 

issues were raised 

 Impact on Amenity (with reference to earlier approvals) 

 No Neighbour Notification 

 

Consideration and Assessment 

 
13. The main issues to consider in the determination of this planning application 

are: 

 Principle of Development 

 Sustainable Development in the Countryside 

 Community Needs Planning Strategy for Rural Northern Ireland 

 Access Movement and Parking 

 Open Space 

 
Principle of Development 

14. It is important to note that the recently published SPPS cancels the policy tests 

associated with PPS 1 - Guiding Principles.  The newly published SPPS 

advocates that the guiding principle for planning authorities in determining 

planning applications is that sustainable development should be permitted, 

having regard to the development plan and all other material considerations, 

unless the proposed development will cause demonstrable harm to interests of 

acknowledged importance. 

 

15. This application is for a prefabricated double classroom unit and associated site 

works within the grounds of an established school.  As such, it is contended 

that the proposal will not cause demonstrable harm to any interests of 

acknowledged importance.     
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16. Furthermore, the proposal is not considered to be contrary to the Belfast 

Metropolitan Area Plan 2015 as it seeks to further consolidate an established 

educational site. 

 

Sustainable Development in the Countryside. 

17. As indicated above, the school is located in a countryside location, beyond any 

settlement limit defined by the Belfast Metropolitan Area Plan 2015.  As such, 

the policy context associated with PPS21 is a material consideration. 

 

18. Policy CTY1 – Development in the Countryside makes reference to 

circumstances in which planning permission will be granted for non-residential 

development in the countryside.  A necessary community facility to serve the 

local rural population is cited as one such case.  

 
19. This application, to provide additional classroom accommodation to serve an 

established local primary school, is considered to be a necessary community 

facility serving the local rural population.  The principle of the prefabricated 

double classroom unit is therefore considered acceptable within the context of 

Policy CTY1. 

 

Community Needs  

 
20. Policy PSU1 of a Planning Strategy for Rural Northern Ireland refers to the 

needs of the community in terms of health, education and other public facilities 

and states that emphasis will be placed upon making the best possible use of 

existing sites. 

 

21. This application seeks permission for an additional mobile classroom to serve 

an existing school it is considered to be making the best possible use of an 

existing education site.  It is therefore contended that the proposal complies 

with Policy PSU1. 
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Access, Movement and Parking  

 
22. PPS 3 – Access Movement and Parking sets out policies for vehicular and 

pedestrian access, transport assessment, the protection of transport routes and 

parking. 

 

23. Policy AMP 7 - Car Parking and Servicing Arrangements states that 

development proposals will be required to provide adequate provision for car 

parking and appropriate servicing arrangements.  

 
24. Transport NI were consulted in relation to this proposal and are satisfied the 

proposal incorporates adequate parking and turning space for vehicles 

attracted to the School by virtue of the new classroom provision.  It is therefore 

contended that the proposal satisfies the policy tests associated with Policy 

AMP 7. 

 

Consideration of Representations 

 

25. One letter of objection was received in relation to the proposed development.  

This letter raises a number of issues which do not directly relate to the proposal 

as presented, these include the following points; 

 

Impact on amenity 

26. Concern has been expressed that planning permission was recently granted for 

an extension to the school car park as this sites is on a ground level above the 

dwelling, it has eroded privacy.  Trees and hedging have had to be planted 

along their common boundary with the school in order to protect privacy.  

 

27. Furthermore, reference has been made to construction work and a double 

storey contractor’s office having been erected in the car park. The view 

expressed was that this has also resulted in loss of privacy/overlooking 

concerns for to this dwelling.  
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28. The view expressed is that if a temporary unit (classroom/storeroom/other) 

were to be placed in either car park further overlooked would result. 

 
29. The car park, contractor’s office and any future units are not the subject of this 

planning application and the matters raised cannot therefore be raised in 

respect of this application.  

 
30. It should however be noted that the objector’s dwelling is located approximately 

130 metres north of the proposed location of the pre-fabricated classroom and 

at a lower ground level.  

 
31. The proposed classroom will sit gable ended to this dwelling with only one door 

located along the north gable facing that property.  Given the separation 

distance, the orientation of the classroom and two intervening wire mesh fences 

(around the car park), it is contended that this proposal will not cause any 

demonstrable harm in terms of overlooking/loss of privacy to the objector’s 

dwelling.  

 
32. It should also be noted that the classroom is to be erected in an area which is 

currently used as a children’s’ play area, as such the use of the land remains 

largely unchanged.  

 
Neighbour Notification  

33. Whilst the objector comments that they did not receive a neighbour notification 

in respect of these application investigations have revealed that the dwelling is 

newly occupied and as such, the address had not been registered to the 

Planning Portal database.  That said, the occupied dwelling was identified 

during the site inspection and a neighbour notification letter was issued on 29 

June 2015 in accordance with due process.  

 

Conclusion 

 

34. Based on careful consideration of all relevant material planning considerations 

including third party representations and response from key consultees, it is 
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contended that the proposal is acceptable in that it meets all of the relevant 

policy tests referred to above.  

 

Recommendations 

 

35. It is therefore recommended that planning permission is granted subject to 

conditions. 

 

Conditions 

 
36. The following conditions are recommended: 

 
 As required by Section 61 of the Planning Act (Northern Ireland) 2011, the 

development hereby permitted shall be begun before the expiration of 5 

years from the date of this permission. 

Reason: Time Limit 
 
 The existing hedgerow, as indicated in green on approved drawing 

number 01 date stamped 8 June 2015, shall be retained at a minimum 

height of 1.5 metres and trees within the hedgerow shall be allowed to 

grow on. 

Reason: To ensure the maintenance of screening to the site and to 

integrate the development into the countryside. 
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Site Location – LA05/2015/0260/F 
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LA05/2015/0260/F – Photographs 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

2 November 2015 

Committee Interest Local Application (For an elected member) 

Application Reference LA05/2015/0514/F 

Date of Application 21 August 2015  

District Electoral Area Killultagh 

Proposal Description Proposed chalet bungalow dwelling with garage 
(Change of House Type).   

Location Land to rear of 102 Glenavy Road, Lisburn with 
frontage to Hungry House Lane. 

Applicant/Agent Mr and Mrs Robert Butler 

Representations 0 

Case Officer Catherine Gray 

Recommendation APPROVAL 

 

Summary of Recommendation 

 
1. This is a local application for an elected member of the Council and as such, it 

is presented to the Planning Committee for determination in accordance with 

Part A of the Scheme of Delegation. 

 

2. This application is presented to the Planning Committee with a 

recommendation to approve.    

 

Description of Site and Surroundings 

 

3. The site is located to the north western side of Hungry House Lane and north of 

the Glenavy Road, Lisburn.  The site consists of part of a large agricultural field. 
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4. The north western and north eastern boundaries are currently undefined.  The 

south western boundary is defined partly by mature trees and vegetation, partly 

by a ranch style wooden fence and partly by a mature hedgerow.  The existing 

agricultural field access is positioned along the south eastern boundary towards 

the southern corner of the site and the rest of the south eastern boundary is 

defined by a mature hedgerow with some trees along it.   

 

5. Adjacent to the site, to the south west there is a red brick two storey dwelling 

house and outbuildings.  Across Hungry House Lane and to the east of the site 

there are numerous existing farm outbuildings.  To the south of the site there 

are a number of other dwelling houses.   

 

Proposed Development 

 

6. Full planning permission is sought for a chalet bungalow dwelling with garage – 

change of house type.   

 

Relevant Planning History 

 
7. The relevant planning history includes the following:  

 

Application 
Reference 

Description of Proposal Decision 

S/2010/0076/O Site for a 2 storey farm dwelling and 
garage. 

Permission 
Granted 
22.02.2011 

S/2014/0056/RM Proposed  farm dwelling and garage Permission 
Granted 
18.07.2014 

 

Planning Policy Context 

 
 

8. The relevant planning policy context which relates to the application is as 

follows: 

 Belfast Metropolitan Area Plan 2015 (BMAP 2015) 
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 Strategic Planning Policy for Northern Ireland (SPPS): Planning for 

Sustainable Development 

 Planning Policy Statement 3 (PPS 3): Access, Movement and Parking 

 Planning Policy Statement 6 (PPS 6): Planning Archaeology and the Built 

Heritage 

 Planning Policy Statement 21 (PPS 21): Sustainable Development in the 

Countryside. 

 

Consultations 

 
9. The following consultations were carried out 

Consultee Response 

Transport NI  No objections subject to conditions 

Environmental Health No Objections 

Water Management Unit No objections 

NI Water No objections 

NIEA Historic Monuments 
Unit 

No objections 

 

Representations 

 
10. No letters of representations have been received in relation to this application.   

 

Consideration and Assessment 

 

11. The main issues to consider in the determination of this planning application 

are: 

 Principle of Development 

 Access, Movement and Parking 

 Planning, Archaeology and the Built Heritage 

 Integration and Design Considerations 

 Rural Character 

 Sewerage Infrastructure 
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Principle of Development 

12. The application site lies within Lisburn Countryside as designated in the Belfast 

Metropolitan Area Plan 2015. 

 
13. The SPPS states that Planning Authorities should be guided by the principle 

that sustainable development should be permitted, having regard to the local 

development plan and all other material considerations, unless the proposed 

development will cause demonstrable harm to interests of acknowledged 

importance.     

   
14. The application proposes a chalet bungalow and garage and therefore for the 

principle of development to be established it must comply with the SPPS and 

PPS 21: Sustainable Development in the Countryside.   

 

15. This application is for a change of house type.  The principle of development 

has already been established on the site through the granting of planning 

permission in respect of applications S/2010/0076/O and S/2014/0056/RM.   

 
 

Access, Movement and Parking 

16. PPS 3 – Access Movement and Parking sets out policies to ensure that any 

new development does not create a traffic hazard.   

 

17. The proposed access to the site is off Hungry House Lane.  The proposed 

visibility splays are 2.0m by 60.0m in both directions.  Transport NI has been 

consulted and they offer no objection to this development subject to standard 

conditions and informatives.   

 
18. As indicated above, the application is for a change of house type.  It is therefore 

contended that this change will not impact on access arrangements considered 

and approved previously within the context of earlier applications. 
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Planning, Archaeology and the Built Heritage 

19. PPS 6 – Planning, Archaeology and the Built Heritage sets out planning 

policies for the protection of Archaeology and the Built Heritage.   

 

20. The site is located within a buffer zone surrounding an archaeological site and 

monument, in this case reference ANT 063: 025.  NIEA: Historic Monuments 

Unit have been consulted and they have responded to advise that Historic 

Monuments has considered the impacts of the proposal (which is for a change 

of house type) on the nearby monument and on the basis of the information 

provided is content with the proposal.  It is therefore contended that the 

proposal complies with polices contained within PPS 6.   

 

Integration and Design Considerations 

 

21. Policy CTY 13 - Integration and Design of Buildings in the Countryside states 

that Planning permission will be granted for a building in the countryside where 

it can be visually integrated into the surrounding landscape and it is of an 

appropriate design. 

  

22. With regard to design considerations, the proposed dwelling is single storey 

with a rear return and a single storey front porch.  It has a frontage of 17.5m 

and it has a proposed ridge height of 6.3m above the finished floor level.  The 

design of the dwelling is simple in nature with vertical emphasis windows and 

an appropriate solid to void ratio.  All windows are on the ground floor and they 

would not cause any overlooking into any neighbouring properties.   

 
23. The proposed external finishes to the dwelling house include a Natural slate 

roof with black ridge tiles; white upvc fascia and soffits with seamless 

aluminium gutters ppc black; rendered blockwork walls with dashed finish 

complete with smooth rendered plinth; coursed local field stone walls to the 

front porch; and triple glazed dark grey upvc windows and doors all of which 

are considered to be acceptable for a dwelling in the countryside.   
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24. The proposed garage measures 8m by 4.9m and has a proposed ridge height 

of 5.2m above the finished floor level.  The design of the garage is in keeping 

with the design of the dwelling house.   

 

25. The proposed external finishes to the garage include a natural slate roof with 

black ridge tiles; white upvc fascia and soffits with seamless aluminium gutters 

ppc black; rendered blockwork walls dashed finish complete with smooth 

rendered plinth; double glazed dark grey upvc windows and door; garage door 

to be polyester powder coated roller shutter. The proposed finishes will match 

those associated with the proposed dwelling house and are considered to be 

acceptable.   

 

26. The dwelling and garage are positioned to be set back approximately 20m from 

the road side.  They are positioned to be in line with the adjacent dwelling and 

outbuildings.  The garage is positioned along the north eastern boundary and 

the dwelling is located towards the middle of the site.  The siting of the proposal 

overlaps with the previous approval on the site and only one dwelling and 

garage can be built on site.   

 

27. Some of the existing vegetation to the front of the site facing onto Hungry 

House Lane needs to be removed in order to accommodate the proposed safe 

access.  New planting is proposed to the rear of the visibility splays in the form 

of a new hawthorn hedge planted at 4 plants per metre in a double staggered 

row.  The existing mature trees are to be retained.   

 

28. The new boundaries to the north west and north east of the site that are 

currently undefined are to be defined by a timber post and wire fence with a 

hawthorn hedge to the inside of it.  Also the new hedge is to include 1.80m high 

specimen indigenous trees.   

 

29. In summary, the design of the proposal is appropriate for the site and its 

locality, and it is in keeping with ‘Building on Tradition’.  The dwelling would not 

be a prominent feature in the landscape.  The proposal would not rely primarily 

on new landscaping for integration and would not be readily viewed from many 
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significant public viewpoints.  Any ancillary works should not have a negative 

impact on the landscape or the surroundings.  It is therefore contended that the 

proposal complies with Policy CTY 13.  

 

Rural Character  

 

30. Policy CTY 14 Rural Character states that Planning permission will be granted 

for a building in the countryside where it does not cause a detrimental change 

to, or further erode the rural character of an area. 

 

31. The application is for a chalet bungalow dwelling (change of house type).  It is 

therefore contended that the proposal would not be unduly prominent in the 

landscape and would not result in a sub-urban style of development when 

viewed with the existing and approved buildings.   

 

32. It respects the pattern of development in the area and it would not erode the 

rural character of the area.  Determining weight is placed on the history on the 

site in that the Reserved Matters application is still valid, and as such, the 

proposal for a change of house type is considered to be acceptable.   

 

Sewerage Infrastructure 

 

33. Policy CTY 16 - Development Relying on Non-Mains Sewerage states that 

Planning permission will only be granted for development relying on non-mains 

sewerage, where the applicant can demonstrate that this will not create or add 

to a pollution problem.  

 

34. A septic tank is proposed to service the dwelling and it will be located to the 

western corner of the site with the soakaway running in a south easterly 

direction.   

 

35. NIEA: Water Management Unit and Environmental Health have been consulted 

and responded with no objections providing all relevant statutory permission for 

the development would be obtained.  It is therefore contended that the proposal 
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complies with Policy CTY 16.   

   

Conclusions 

 

36. The proposal is for a chalet bungalow and garage and based on careful 

consideration of all relevant material planning considerations, it is contented 

that the proposal is acceptable.   

 

Recommendation 

 

37. It is recommended that planning permission is granted subject to conditions. 

 

Conditions 

 
38. The following conditions are recommended: 

 

 As required by section 61 of the Planning Act (Northern Ireland) 2011, the 

development hereby permitted shall be begun before the expiration of 5 

years from the date of this permission. 

Reason:  Time Limit. 

 

 The vehicular accesses, including visibility splays and any forward sight 

distance, shall be provided in accordance with Drawing No. 

LA05/2015/0514/01 bearing the date stamp 21st August 2015 prior to the 

commencement of any other development hereby permitted. The area 

within the visibility splays and any forward sight line shall be cleared to 

provide a level surface no higher than 250mm above the level of the 

adjoining carriageway and such splays shall be retained and kept clear 

thereafter.   

Reason: To ensure there is a satisfactory means of access in the 

interests of road safety and the convenience of road users. 
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 The access gradient to the dwelling hereby permitted shall not exceed 8% 

(1 in 12.5) over the first 5m outside the road boundary. Where the 

vehicular access crosses footway, the access gradient shall be between 

4% (1 in 25) maximum and 2.5% (1 in 40) minimum and shall be formed 

so that there is no abrupt change of slope along the footway. 

Reason: To ensure there is a satisfactory means of access in the interests 

of road safety and the convenience of road users. 

 

 The development hereby permitted shall not be occupied until parking / 

hard standing has been provided and permanently retained in accordance 

with the approved drawing no. LA05/2015/0514/01 date stamped 21st 

August 2015.   

Reason: To ensure that adequate provision has been made for parking.   

 
 All hard and soft landscape works shall be carried out in accordance with 

the approved details and the appropriate British Standard or other 

recognised Codes of Practise. The works shall be carried out prior to the 

operation of any part of the development. 

Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 

 

 If within a period of 5 years from the date of the planting of any tree, shrub 

or hedge, that tree, shrub or hedge is removed, uprooted or destroyed or 

dies, or becomes, in the opinion of the Council, seriously damaged or 

defective, another tree, shrub or hedge of the same species and size as 

that originally planted shall be planted at the same place, unless the 

Department gives its written consent to any variation. 

Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 
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Site Location – LA05/2015/0514/F 
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Photographs – LA05/2015/0514/F 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

2 November 2015 

Committee Interest Local Application (Mandatory) 

Application Reference LA05/2015/0262/F 

Date of Application 9 June 2015  

District Electoral Area Killultagh 

Proposal Description Amended siting for previously approved farm 
dwelling S/2012/0478/RM for a 1no. 4 bedroom 2 
storey house and double garage. 

Location 40m North of 1 Ballymacward Road, Dundrod, 
Crumlin, BT29 4JB.   

Applicant/Agent Mr Trevor Tinsley 

Representations 0 

Case Officer Catherine Gray 

Recommendation APPROVAL 

 

Summary of Recommendation 

 
1. This is a local application presented to the Committee for determination in 

accordance with Part A of the Scheme of Delegation. 

 
2. This application is presented to the Planning Committee with a 

recommendation to approve.    

 
 

Description of Site and Surroundings 
 

3. The site is located to the western side of the Ballymacward Road and to the 

south of the Tullyrusk Road.  The site is 40 metres north of property number 1 
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Ballymacward Road, and it consists of part of a large agricultural field, and part 

is covered in hard core next to the existing laneway.  There is currently 

agricultural machinery and vehicles and other miscellaneous items on the site.   

 

4. The northern, eastern and south eastern boundaries are denoted by the red 

line of the site are defined by mature trees and vegetation.  The south western 

boundary is partly defined by vegetation and partly undefined.   

 

5. The site is currently accessed off an existing laneway that also serves property 

number 1 Ballymacward Road.   

 
 

Proposed Development 
 

6. Full planning permission is sought for the amended siting of previously 

approved farm dwelling S/2012/0478/RM for a 1no. 4 bedroom 2 storey house 

and double garage.   

 
 
Relevant Planning History 
 
7. The relevant planning history includes the following:  

 
Application 
Reference 

Description of Proposal Decision 

S/2009/0308/O 
 

Site for farm workers dwelling & garage Permission 
Granted  
13.08.2009 
  

S/2012/0478/RM 
 

Farm workers dwelling and garage Permission 
Granted  
17.06.2013 

 
 
Planning Policy Context 

 
 

8. The relevant planning policy context which relates to the application is as 

follows: 

 Belfast Metropolitan Area Plan 2015 (BMAP 2015) 
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 Strategic Planning Policy for Northern Ireland (SPPS): Planning for 
Sustainable Development 

 
 Planning Policy Statement 3 (PPS 3): Access, Movement and Parking 

 
 Planning Policy Statement 21 (PPS 21): Sustainable Development in the 

Countryside. 
 

 
Consultations 

 
9. The following consultations were carried out: 

 
Consultee Response 
Transport NI  No objections subject to conditions 

Environmental Health No Objections 
Water Management Unit No objections 
NI Water No objections 
 
 

Representations 
 
10. No letters of representation have been received in relation to this application.   

 
 

Consideration and Assessment 
 
11. The main issues to consider in the determination of this planning application 

are: 

 Principle of Development 

 Access, Movement and Parking 

 Integration and Design Considerations 

 Rural Character 

 Sewerage Infrastructure 

 
 
Principle of Development 
 

12. The application site lies within Lisburn Countryside as designated in the Belfast 

Metropolitan Area Plan 2015. 

 
13. The SPPS states that Planning Authorities should be guided by the principle 

that sustainable development should be permitted, having regard to the local 
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development plan and all other material considerations, unless the proposed 

development will cause demonstrable harm to interests of acknowledged 

importance.     

   
14. The application proposes the amended siting of a previously approved farm 

dwelling.  It is contended that the principle for development has already been 

established on the site through the granting of applications/2009/0308/O and 

S/2012/0478/RM.  The re-siting of the dwelling within the application site needs 

to be considered against the other key tests associated with the SPPS and 

PPS21.    

 

Access, Movement and Parking 
 

15. PPS 3 – Access Movement and Parking sets out policies for vehicular and 

pedestrian access to ensure that new development do not create a traffic 

hazard.   

 
16. The proposed access to the site is off the Ballymacward Road.  It is proposed 

that an existing access onto the road will be altered and upgraded to achieve 

the desired visibility splays necessary under policy.  The proposed visibility 

splays are 2.0m by 60.0m in both directions.   

 
17. Transport NI have been consulted and they offer no objection to this 

development subject to standard conditions and informatives.  It is therefore 

contended that the application complies with the policy requirements 

associated with PPS3. 

 
 
Integration and Design Considerations 
 

18. Policy CTY 13 - Integration and Design of Buildings in the Countryside states 

that Planning permission will be granted for a building in the countryside where 

it can be visually integrated into the surrounding landscape and it is of an 

appropriate design.   

 
19. The proposed dwelling is two storeys with a two storey front porch and a single 

storey side projection.  The dwelling has a frontage of 13m and has a ridge 
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height of 8m above the finished floor level.  The design of the dwelling is simple 

in nature with vertical emphasis windows and an appropriate solid to void ratio 

and the chimneys are located on the ridge.   

 

20. The proposed external finishes to the dwelling house are as follows: 

Roof: Tegral Thrutone slate blue/black in colour, red ridge, upvc barge and 

fascia board oak in colour, and black seamless gutter and downspouts.   

Walls: Sand/cement quoin stone, roughcast wet-dash finish in grey colour.   

It is contended that these finishes are acceptable for a dwelling in the 

countryside.   

 
21. A double garage also forms part of the proposed development.  It will measure 

7.6m by 6.6m with a proposed ridge height of 4.6m above the finished floor 

level.  The design of the garage will be in keeping with the design of the 

dwelling house.  The proposed external finishes are to match that of the 

dwelling house and are considered to be acceptable.   

 

22. The dwelling and garage are positioned to be set back approximately 160m 

from the road side.  They are positioned to cluster with an established group of 

buildings on the farm.  The dwelling faces south west with the garage 

positioned to the south east of it.   

 

23. The design of the proposed dwelling house and garage has not changed from 

the previous approval and is considered to be acceptable.   

 
24. The application seeks to move the position of the dwelling by approximately 

15m north west of where it was originally approved.  The siting of the proposal 

overlaps with the previous approval on the site and only one dwelling and 

garage can be built.  

 
25. Whilst the orientation of the dwelling now proposed is slightly different with the 

dwelling facing more towards the south west, its reorientation within the site is 

considered to be acceptable.   
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26. It is contended that the proposal will not have a significantly different visual 

impact to that previously approved.  The design of the proposal is appropriate 

for the site and its locality, and will be in keeping with ‘Building on Tradition’. 

 
27. The dwelling will not be a prominent feature in the landscape as it will be 

enclosed by the surrounding development.  The proposal will not rely primarily 

on new landscaping for integration and will not be readily viewed from many 

significant public viewpoints.  Any ancillary works should not have a negative 

impact on the landscape or the surroundings.  It is therefore contended that the 

proposal complies with Policy CTY 13.   

 

Rural Character 
 

28. Policy CTY 14 Rural Character states that Planning permission will be granted 

for a building in the countryside where it does not cause a detrimental change 

to, or further erode the rural character of an area. 

 

29. The proposal would not be unduly prominent in the landscape and would not 

result in a sub-urban style of development when viewed with the existing and 

approved buildings.  It respects the pattern of development in the area and it 

would not erode the rural character of the area.  It is therefore considered that 

the proposed re-siting will not add to or create a ribbon of development and as 

such, complies with Policy CTY 14.   

 

Sewerage Infrastructure 
 

30. Policy CTY 16 Development Relying on Non-Mains Sewerage states that 

Planning permission will only be granted for development relying on non-mains 

sewerage, where the applicant can demonstrate that this will not create or add 

to a pollution problem.  

 

31. A septic tank and soakaway is proposed within the red line of the site.  NIEA: 

Water Management Unit and Environmental Health have been consulted and 

responded with no objections providing all relevant statutory permission for the 
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development would be obtained.  It is therefore contended that the proposal 

complies with Policy CTY 16.   

 

Conclusions 
 

32. The proposal is for the amended siting of a previously approved farm dwelling 

and based on careful consideration of all relevant material planning 

considerations, it is contented that the proposal is acceptable.   

 
 

Recommendation 
 

33. It is recommended that planning permission is granted subject to conditions. 
 
 

Conditions 
 

34. The following conditions are recommended: 
 
 As required by section 61 of the Planning Act (Northern Ireland) Order 

2011, the development hereby permitted shall be begun before the 

expiration of 5 years from the date of this permission. 

Reason:  Time Limit. 

 

 The vehicular accesses, including visibility splays and any forward sight 

distance, shall be provided in accordance with Drawing No. 

LA05/2015/0262/03 bearing the date stamp 3rd August 2015 prior to the 

commencement of any other development hereby permitted. The area 

within the visibility splays and any forward sight line shall be cleared to 

provide a level surface no higher than 250mm above the level of the 

adjoining carriageway and such splays shall be retained and kept clear 

thereafter.   

Reason: To ensure there is a satisfactory means of access in the 

interests of road safety and the convenience of road users. 

 
 The access gradient to the dwelling hereby permitted shall not exceed 8% 

(1 in 12.5) over the first 5m outside the road boundary. Where the 
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vehicular access crosses footway, the access gradient shall be between 

4% (1 in 25) maximum and 2.5% (1 in 40) minimum and shall be formed 

so that there is no abrupt change of slope along the footway. 

Reason: To ensure there is a satisfactory means of access in the 

interests of road safety and the convenience of road users. 

 

 No dwelling shall be occupied until hard surfaced areas have been 

constructed in accordance with approved drawing no. 

LA05/2015/0262/03, bearing the date stamp 3rd August 2015 to provide 

adequate facilities for parking and circulating within the site.  No part of 

these hard surfaced areas shall be used for any purpose at any time other 

than for the parking and movement of vehicles.   

Reason: To ensure that adequate provision has been made for parking.   

 

 Any existing street furniture or landscaping obscuring or located within the 

proposed carriageway, sight visibility splays, forward sight lines or access 

shall, after obtaining permission from the appropriate authority, be 

removed, relocated or adjusted at the applicant’s expense. 

Reason: In the interest of road safety and the convenience of road users.   

 
 If within a period of 5 years from the date of the planting of any tree, shrub 

or hedge, that tree, shrub or hedge is removed, uprooted or destroyed or 

dies, or becomes, in the opinion of the Department, seriously damaged or 

defective, another tree, shrub or hedge of the same species and size as 

that originally planted shall be planted at the same place, unless the 

Department gives its written consent to any variation. 

 Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 
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Location Map – LA05/2015/0514/F 
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Photographs – LA05/2015/0262/F 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

2nd November 2015 

Committee Interest Deferred Consideration   

Application Reference Y/2015/0065/F 

Date of Application 3 March 2015 

District Electoral Area Castlereagh South 

Proposal Description Variation of condition 4 of Y/1986/0061 to allow a 
catalogue showroom retailer (Argos) to occupy 115 
sq m of the existing 4000sq m Homebase Store. 

Location Homebase, Upper Galwally, Belfast 

Applicant/Agent Pragma Planning 

Representations One 

Case Officer Peter McFadden 

Recommendation Refusal 

 

Summary of Recommendation 

 

1. A recommendation to refuse planning permission was presented to the 

Planning Committee at its meeting on the 7 September 2015. The Professional 

Officer Report presented to the Committee in September is provided at 

Appendix 1.1.7(a). 

 

2. Members agreed to defer consideration of the application to allow appropriate 

conditions to be drawn up.  Issues of precedent and job creation being 

discussed at that time.   
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3. This deferred consideration report deals with the issue of conditions and cases 

of precedent subsequently raised by the agent following the September 

Planning Committee. 

 
 

Deferred Consideration 

 

4. The power to impose conditions is contained within sections 45 and 52 of the 

2011 Planning Act.  Conditions should only be imposed where they are 

necessary and reasonable, as well as enforceable, precise and relevant both to 

planning and to the development to be permitted.  

 

5. Following the Committee meeting on the 7 September correspondence was 

received from the Agent dated 11 September 2015 that made reference to 

Argos occupying retail units at Sprucefield and Junction One, Antrim. 

 
6. It should however be noted that these permissions have been granted by other 

planning authorities and should not necessarily be taken as setting a precedent 

for Lisburn & Castlereagh City Council.  Nevertheless Section 45 of the 

Planning Act (Northern Ireland) 2011 confirms that the Council in assessing 

planning applications must have regard to the local development plan and any 

other material considerations.  The Belfast Metropolitan Area Plan 2015 is the 

relevant local area plan.   

 
7. The materiality of the Argos approvals at Sprucefield and Junction One to the 

current application within LCCC are considered as follows: 

 
Sprucefield Location 

 
8. Sprucefield is designated in the Belfast Metropolitan Area Plan as a Regional 

Shopping Centre Designation LC16) and classified as such within the hierarchy 

of defined retail areas outlined in Planning Policy Statement 5, albeit fettered by 

conditions restricting the nature of goods to be sold.  Homebase, Upper 

Galwally is not in a retailing area defined in the Belfast Metropolitan Area Plan 

nor is it defined as a retail area within PPS 5. 
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9. In 2005, the Department of the Environment, as planning authority, 

retrospectively approved an Argos showroom at Sprucefield.  Of the conditions 

imposed in respect of that decision, the following is of relevance to the current 

proposal; 

 
Unit 3, Phase 2 Sprucefield Regional Shopping Centre shall be occupied 

by a catalogue showroom retailer.  In the event of that unit ceasing to be 

occupied by a catalogue showroom retailer, it shall be used only for the 

sale of carpets and floor coverings, furniture and soft furnishings, 

electrical goods, DIY maintenance and improvement products for the 

home and garden and X no other purpose.  In any event, the development 

shall not be used for the sale of fashion clothing and footwear. 

 

10. The reason for the above condition, specifically the occupation of the unit by a 

catalogue showroom retailer only, was to control the nature of commercial 

activity at this location to ensure comparison shopping functions of 

neighbouring town centres were not adversely affected.   

 

11. A catalogue showroom retailer follows a different business format of retailing 

than more traditional High Street shops, it nevertheless remains that a 

catalogue showroom retailer sells comparison goods and thus falls within a use 

defined as Class A1(a) of the Planning (Use Classes) Order 2015.   

 

12. It is therefore important to consider whether the condition referred to in 

Paragraph 9 is relevant and reasonable, specifically if the catalogue retailing 

function were to cease.  As planning permission is granted to an area of land 

and/or use of buildings and not granted to an owner/occupier consideration 

needs to be given as to whether it is reasonable that the condition restricts the 

occupation and use to one particular category of retailer over another, 

especially if the retailing function already established falls within the same use 

class. 
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13. The agent in his letter dated 11 September 2015 states that the condition 

attached to the Argos approval at Sprucefield is capable of enforcement.  

Whilst this maybe the case where Argos may breach specific aspects of the 

condition whilst trading from the premises, if however Argos was to vacate that 

unit it is difficult to ascertain whether that condition would be enforceable 

should a more ‘traditional’ retailer seek to occupy and sell comparison goods 

from the unit.  

 
14. This, and the fact that the Homebase store at Upper Galwally is not within a 

defined retailing area, is the basis upon which the recommendation to refuse 

this application was presented to the Planning Committee. 

 

Junction One Location 

 

15. The Homebase store at Junction One falls within the jurisdiction of Antrim and 

Newtownabbey Council, the current plan for that area is the Antrim Area Plan 

1984 – 2001.  Given that this plan is considerably out of date it is not surprising 

to note that the area occupied by Junction One is not zoned, however it is 

believed through planning approvals that Junction One is categorised as a 

factory outlet centre and retail warehouse use.  Junction One has also been 

fettered by conditions restricting the nature of goods sold.  Homebase, Upper 

Galwally is not in such a retailing area. 

 

16. The approval of the Argos Concession at Junction One, Antrim was granted 

without any condition restricting the scale, or area of A1 retailing allowed.  

Whilst the plans accompanying that application do indicate an area within which 

the Argos Concession will operate, a lack of condition reinforcing this may be 

perceived to weaken any argument for unfettered A1 retailing.   

 
17. Within the context of this approval, it should also be noted that the approved 

plans indicate the Argos Concession will operate from an area of 185 square 

feet, not square metres.  It could therefore be reasonably argued that the Argos 

Concession at Junction One can only operate in an area of 17 square metres.  
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An appropriately worded condition may have reinforced the nature and scale of 

the Argos Concession at Junction One.   

 

18. Whilst the agent considers that the approval at Homebase Junction One sets 

the precedent for the proposal presented to the Planning Committee of Lisburn 

& Castlereagh City Council for determination, the application must be 

determined taking into account the adopted Area Plan for this council area and 

all relevant planning policy, not upon a determination already made beyond 

LCCC’s jurisdiction.  This is particularly relevant given the points made in 

Paragraph 15 above, observed inconsistencies between the previously 

restrictive condition to Homebase at Junction One, the nature and number of 

condition(s) attached to the decision notice, the level of preciseness and 

seemingly inconsistent approved plans.  Antrim & Newtownabbey Council may 

have granted approval unconditionally in accordance with Section 54(3)(a) of 

the Planning Act (NI) 2011.  In light of this, care should be taken to avoid 

accepting precedent cases that arise outside LCCC’s jurisdiction.  

 

Consideration of suggested Conditions  

 
19. The agent has indicated that the proposed conditions put forward by Forestside 

in its representation of the 31 March 2015 are acceptable to Argos.  

Consideration of these conditions within the context of this application are set 

out below; 

 

The floorspace comprised in the non-food retail warehouse except for the 

area highlighted for the Argos Concession (150 sqm) shall be used only 

for the retail sale and ancillary storage of the items listed hereunder and 

for no other purpose including any purpose in Class A1 of the Schedule 

to the Planning (Use Classes) Order (NI) 2004: 

(a) D.I.Y. materials, products and equipment; 

(b) Garden materials, plant and equipment; and 

(c) Furniture and soft furnishings, carpets and floor coverings and 

electrical goods. 
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20. It is considered that this condition is unacceptable.  The applicant has sought to 

vary Condition 4 of Y/1986/0061 to allow a catalogue showroom retailer (Argos) 

to occupy 115 sq m of the existing 4000sq m Homebase Store.  This proposal 

does not seek to amend the wording of Condition 4 for the remaining floorspace 

in the Homebase store.  It would thus be unreasonable to vary the wording to 

that suggested.  It is important to note the legislative references associated with 

this conditions has now changed.  The relevant legislative context is the 

Planning (Use Classes) Order (NI) 2004 was superseded by the 2015 Order.   

 
The area highlighted for use as an Argos Concession shall be occupied 

by a catalogue showroom retailer for the sale of non food goods within 

Class A1 of the schedule to the Planning (Use Classes) order (NI) 2004 

excluding clothing and footwear. 

21. The wording of this condition is reflected in the suggestion put forward below in 

the Recommendation section of this report with the legislative reference 

amended accordingly.   

 
The area occupied by the Argos concession shall be occupied by a 

catalogue showroom retailer, at all times no less than 50% of the gross 

floorspace highlighted shall be devoted to storage with no public access 

or display of goods for sale. 

 
22. Not withstanding the professional recommendation to refuse, this condition is 

not considered necessary given the maximum and limited size of the area in 

question, 115 square metres.  In any case the floorplans submitted define and 

indicate the amount of public/non-public floorspace requested.  60% of the total 

is given over to non public areas and considering this proposal is to operate as 

a catalogue showroom it is not necessary to amend the area of public 

circulation space by a further 10%, given that no goods are to be displayed.  To 

attach such a condition when the plans show a 60/40 split to the floorspace 

would render the condition imprecise and therefore fail one of the tests of a 

valid planning condition. 
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In the event that the area highlighted for the Argos concession ceasing to 

be occupied by a catalogue showroom retailer, it shall be used only for 

the sale of carpets and floor coverings, furniture and soft furnishings, 

electrical goods, DIY maintenance and improvement products for the 

home and garden and for no other purpose.  In any event, the 

development shall not be used for the sale of fashion clothing and 

footwear. 

 
23. As with the first suggested condition this proposed wording varies to the 

wording of the original condition.  In the event that the application is approved 

contrary to the professional recommendation, LCCC should seek to include a 

condition that returns the floorspace to that condition imposed at the time of the 

1986 application only, as suggested below. 

  

Recommendation 

 

24. Whilst the recommendation associated with the professional planning officer 

report is that this proposal should be refused, the following conditions are 

provided as requested and are considered necessary should the Planning 

Committee decide to approve this application contrary to the professional 

officer recommendation.   

 

 As required by Section 61 of the Planning Act (Northern Ireland) 2011, the 

development hereby permitted shall be begun before the expiration of 5 

years from the date of this permission. 

Reason: Time Limit 

 

 The premises hereby approved shall be used only for retail homecare and 

garden centre and for no other purpose in Use Class A1 of the Schedule 

to the Planning (Use Classes) Order (Northern Ireland) 2015 with the 

exception of 115 square metres of floorspace, as identified on Drawing 

No. 02 date stamped the 3 March 2015, that shall be used for the sale of 

goods defined in Class A1(a) of the Order by a catalogue retailer. 
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Reason: To enable the Council to retain control over the type of site 

usage. 

 

 In the event that the 115 square metres of floorspace indicated on 

Drawing No. 02, dated 3 March 2015 ceases to be used by a catalogue 

showroom retailer, that area shall revert to the use approved in Condition 

4 of Y/1986/0061/F, namely the retail sale of homecare and garden centre 

goods only and for no other purpose defined in the Planning (Use 

Classes) Order (NI) 2015. 

Reason: To enable the Lisburn & Castlereagh City Council to retain 

control over the type of site usage. 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

7 September 2015 

Committee Interest Major Application 

Application Reference Y/2015/0065/F 

Date of Application 3 March 2015 

District Electoral Area Castlereagh South 

Proposal Description Variation of condition 4 of Y/1986/0061 to allow a 
catalogue showroom retailer (Argos) to occupy 
115sq m of the existing 4000sq m Homebase store. 

Location Homebase, Upper Galwally, Belfast 

Applicant/Agent Pragma Planning 

Representations One 

Case Officer Peter McFadden 

Recommendation REFUSAL 

 

Summary of Recommendation 

 
1. This is a local application which has been called in for determination by the 

Planning Committee in accordance with Paragraph 21 of the Protocol for the 

Operation of the Planning Committee.   

 

2. The application is presented to the Planning Committee with a recommendation 

to Refuse.   

 

Description of Site and Surroundings 

 

3. The site is located at Upper Galwally, Saintfield Road, Castlereagh. Within the 

confines of the site is a large building currently in use as a Homebase store 
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with associated garden centre.  Car parking is located in front of the southern 

elevation of the building with access taken from the entrance to Drumkeen 

Court and to the west of the council offices in Bradford Court. 

 
4. The site is slightly elevated above the Saintfield Road and along part of Upper 

Galwally as it rises up to the entrance point.  The southern and western 

boundaries abutting these roads are graded and planted out with vegetation 

and some mature trees that screen views of the buildings and associated 

infrastructure.  Mature trees define the eastern site boundary. 

 

5. To the rear and north of the Homebase store are residential properties in 

Galwally Park whilst to the east are offices (government) and residential units in 

Drumkeen Court. 

 
6. Within the wider area there are diverse land uses.  To the South beyond Upper 

Galwally is Forestside Shopping Centre and to the East is the Drumkeen 

shopping complex.  There are also several office buildings in the area whilst the 

majority of land use is given over to residential use. 

 
7. The Saintfield Road runs past the site and meets the Upper Knockbreda Road 

at the busy road junction a short distance south, beyond Forestside. 

 

Proposed Development 

 

8. A variation of Condition 4 of application reference - Y/1986/0061 to allow a 

catalogue showroom retailer (Argos) to occupy 115sqm of the existing 4000 

sqm Homebase store. 

 

9. Condition 4 of Y/1986/0061 states that the premises hereby approved shall 

be used only for retail homecare and garden centre and for no other 

purpose on Use Class 1 of the Schedule to the Planning (Use Classes) 

Order 1973. 

Reason: To enable the Department to retain control over the type of site 

usage. 
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Relevant Planning History 

 

10. The relevant planning history includes the following:  

 

Application 
Reference 

Description of Proposal Decision 

Y/1986/0061: Retail homecare and garden centre and 
for no other purpose in Use Class 1 of the 
Planning (Use Classes) Order 1973 

Approved 

Y/2004/0401/F: Amendment of Condition 4 of planning 
approval Y/1986/0061 to allow for sale of 
open Class 1 goods (retail).  

Dismissed at 
appeal 

Y/2004/0431/LDC Construction of mezzanine floor for retail 
purposes.  

Allowed at 
appeal 

Y/2009/0353/F Application under Article 28 of the 
Planning (NI) Order 1991 to vary 
Condition 4 of planning approval 
Y/1986/0061 to allow for the sale of 
convenience goods. 

Withdrawn 

Y/2014/0282/F Argos concession within existing 
Homebase store.  No change of use 
proposed and no additional floor space 
created 

Withdrawn 

 

 

Planning Policy Context 

 
 

11. The relevant planning policy context which relates to the application is as 

follows: 

 Belfast Metropolitan Area Plan (BMAP) 2015 

 Planning Policy Statement (PPS) 1 - General Principles 

 Planning Policy Statement (PPS) 5 – Retailing and Town Centres 
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Consultations 

 
12. The following consultation was carried out: 

Consultee Response 

Transport NI No Objections 

Representations 

 
13. There has been one letter of representation received in relation to the 

application.  This has been submitted on behalf of Forestside Acquisitions 

Limited that owns the nearby District Centre.  Whilst offering no objection the 

letter has suggested certain planning conditions are necessary ‘to ensure 

continued policy protection of the District Centre.’ 

 

Consideration and Assessment 

 

14. The main issues to consider in the determination of this planning application 

are: 

 Principle of Development 

 Retailing and Town Centres 

 

Principle of Development 

15. The site lies within the settlement limit of Metropolitan Castlereagh on white 

lands defined in the Belfast Metropolitan Area Plan 2015.  It lies north, outside 

of Forestside District Centre (Designated as MCH16) and any other Town, 

District or Local Centre contained within the Plan. 

 
16. Both the Regional Development Strategy 2035 and the Belfast Metropolitan 

Area Plan 2015 confirm that there is a retail hierarchy in Northern Ireland.  

Belfast City Centre remains the focus for economic activity followed by 

Sprucefield as a regional centre, town centres, district and local centres - in 

other words a spatial planning framework.   
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17. PPS1 – General Principles states at paragraph 59 that the guiding principle in 

determining planning applications is that development should be permitted, 

having regard to the development plan and all other material considerations, 

unless the proposed development will cause demonstrable harm to interests of 

acknowledged importance.   

 
18. It is contended that this proposal seeks comparison shopping outside of any 

retail area defined within the Area Plan and as such would be of harm to 

interests of acknowledged importance, that being the protection of existing and 

defined retail areas. 

 
Retailing and Town Centres 

 

19. The purpose of varying Condition 4 of the 1986 planning approval is to remove 

any restriction on the nature of goods that could be sold from part of this 

building.  Condition 4 was applied to the 1986 approval to ensure that the 

Planning Authority could retain control over the type of goods sold from any 

part of the retail area of this site. 

 

20. This catalogue showroom retailer sells comparison goods as defined within the 

glossary of terms set out in Planning Policy Statement 5 (Retailing and Town 

Centres) ‘other goods not classified as convenience goods’.  Comparison 

shopping is defined as ‘shops selling comparison goods, but excludes 

retail warehouses.’ 

 
21. The existing building, although predating the publication of PPS5 is defined as 

a Retail Warehouse, that being a ‘large single level individual store with a 

minimum of 1000 sq m gross retail floorspace normally selling goods 

such as DIY goods, furniture, electrical goods, carpets and gardening 

goods with car parking provision.’ 

 
22. Therefore by definition this proposal is of a nature that is unacceptable in the 

building where it is proposed.  It is therefore contended that this proposal is 

contrary to the policies of PPS5 in that it seeks an unacceptable change to the 

nature of retailing at this site. 
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23. Paragraph 5 of PPS5 lists the policy objectives for town centres and retail 

developments.  These objectives seek to  

 sustain and enhance the vitality and viability of town centres;  

 focus development, especially retail development, in locations where the 

proximity of businesses facilitates competition from which all consumers 

are able to benefit, maximise the opportunity to use means of transport 

other than the car;  

 maintain an efficient, competitive and innovative retail sector; and  

 ensure the availability of a wide range of shops, employment services and 

facilities to which people have easy access by a choice of means of 

transport. 

 

24. Paragraph 6 of PPS5 notes that the Department, (now the Council as planning 

authority), ‘recognises the value and importance of established shopping 

areas in town, district and local centres, and is therefore committed to 

protecting their vitality and viability.’ 

 

25. It is contended that permission to allow comparison shopping from this site, 

regardless of the nature and scale, would run contrary to this commitment as 

the site lies beyond any retailing centre as defined in the current Area Plan.  

 
26. Condition 4 of the 1984 approval was applied to all of the retailing floorspace of 

the existing Homebase unit in order to control the nature of goods sold at this 

undefined location whilst ensuring that the vitality and viability of established 

shopping areas in town, district and local centres were protected.   

 
27. Whilst this application seeks to vary the use of a small part of this unit, it is 

considered that to do so would set a precedent for the remainder of the 

floorspace which would be impossible to control by way of conditions.  

 

28. In light of this, it is appropriate to consider the proposal within the context of 

paragraph 39 of PPS5.  Whilst this paragraph deals with major comparison 

shopping proposals, defined as over 1000 sq m of floorspace, it is appropriate 

to give due consideration in this case to this policy context as an approval 

would effectively disregard Condition 4 in its entirety.  
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29. Paragraph 39 allows for comparison shopping in an out of centre location 

where the planning authority is satisfied that suitable town centre sites are not 

available and, amongst other criteria, that the proposed development is unlikely 

to have an adverse impact on the vitality or viability of an existing centre or 

undermine its convenience or comparison shopping function.   

 
30. No information has been submitted with this application to justify trading from 

this building nor has any evidence been presented to identify and discount 

alternative retailing opportunities within existing town or district centres from 

where the proposal might trade. 

 
31. The planning history is an important material consideration in the assessment 

of this particular application.  The planning history set out in paragraph 10 

above shows that there have been previous applications seeking to vary the 

retailing pattern at this site.  One of those applications (Y/2004/0401/F) 

following a Departmental refusal was appealed to the Planning Appeals 

Commission which subsequently dismissed an appeal against that refusal.  In 

doing so the following comments were made in the Commission’s 

consideration. 

 
 ‘That the proposal is likely to divert the greater part of its trade from 

Belfast City Centre.  In the absence of any evidence in respect of the 
unavailability of suitable town centre sites, it would set a precedent 
for the approval of comparison retailing in retail warehouse sites 
outside the city centre’, Paragraph 6.8 of decision 2004/A656. 

 
32. Policies contained within the Belfast Metropolitan Area Plan 2015 relating to 

retailing within the Lisburn & Castlereagh City Council area seek to protect the 

vitality and viability of Lisburn and Carryduff Town Centres, Forestside District 

Centre and all Local Centres.   

 

33. It is contended that the precedent in allowing this proposal to operate outside of 

any of these defined centres would be damaging particularly in light of the 

known availability in Carryduff (The Carryduff Centre and Lowes Industrial 

Estate, both of which lie within the defined town centre) not to mention the 

numerous vacant sites within Lisburn City Centre.   
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34. Within BMAP the policy designation of Forestside (MCH16) notes;  

 

‘The Forestside District Centre plays an important role in providing 

shoppers in Castlereagh with convenience and choice.  The centre co-

exists with other centres and fulfils a complementary role.  It is 

recognised that many of the district centres in the BMA are over-trading 

and are attracting trade away from the town centres.  To help redress this 

imbalance in performance, a boundary is delineated for Forestside 

District Centre.’   

 

35. It is therefore contended that to allow this proposal when a restriction to the 

growth of the nearby district centre is in place, and the vitality and viability of 

town centres within the Council area are at risk, would set a dangerous 

precedent and undermine the retailing planning policy of this Council. 

 

Conclusions 

 

36. Having considered the nature of the proposal against prevailing planning policy, 

the planning history, dismissal of an appeal into a similar application and the 

letter of representation regarding possible impact upon the District Centre, it is 

considered that the application fails to satisfy the policy tests set out in PPS5. 

 

Recommendation 

 

37. It is recommended that planning permission is refused. 

 

Refusal Reason 

 
38. The following refusal reasons are recommended 

 
 The proposal is contrary to the Retail Planning Policy objectives as 

contained within PPS5 Retailing and Town Centres in that if approved this 

proposal would not sustain nor enhance the vitality or viability of town 

centres.  
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 The proposal is contrary to the Retail Planning Policy objectives as 

contained within PPS5 Retailing and Town Centres in that if approved this 

proposal would create a wide ranging precedent for existing retail 

warehousing and floor-space to a significant degree.  

 
 The proposal is contrary to the Retail Planning Policy objectives as 

contained within PPS5 Retailing and Town Centres in that if approved this 

proposal would create a wide ranging precedent pertaining to edge of 

district centre development. 
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Site location – Y/2015/0065/F 
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Photograph – Y/2015/0065/F 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

2 November 2015 

Committee Interest Deferred Consideration 

Application Reference S/2014/0458/O 

Date of Application 7 July 2015 

District Electoral Area Downshire East 

Proposal Description Two storey dwelling on a farm and associated 
domestic garage with access lane 

Location Lands to the rear of 3, 9 and 11 Mill Road, Lisburn 

Applicant/Agent Michael Burroughs Associates  

Representations 6 Objections 

Case Officer Joanna Magee 

Recommendation APPROVAL 

 

Summary of Recommendation 

 
1. A recommendation to approve planning permission was presented to the 

Planning Committee at its meeting on the 7 September 2015. The Professional 

Officer Report presented to the Committee in September is provided at 

Appendix 1.1.8(a). 

 

2. During the Planning Committee Meeting, a representation was made by a third 

party expressing concerns about the proposed access running passed the rear 

of his property onto Mill Road. It was suggested that an access could be gained 

from Pinehill Road which would negate the requirement for a long access 

through the field to Mill Road. However, it was acknowledged that an alternative 
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access to Pinehill Road would require the removal of several mature trees.  No 

concern was expressed in relation to the principle of a dwelling at this location. 

 
3. Members agreed that consideration of planning application S/2014/0458/O 

should be deferred until more detailed information had become available in 

respect of alternative access to the proposed new dwelling, and in relation to 

the number of trees, and the amount of vegetation to be removed.  

 
 

Deferred Consideration 

 

4. Following the September Committee meeting, the Agent was invited to provide 

more detailed information in respect of an alternative access and the number of 

trees to be removed. 

 

5. In a response received on 2 October 2015, the Agent advised that the objector 

had written to Members of the Council to withdraw his objection to the 

application.    

 
6. The agent had subsequently been instructed by the applicant not to submit any 

further information with regard to an alternative access or trees to be removed 

and has requested that the application be determined by the Committee on the 

basis of the detail presented to it on 7 September 2015. 

 
7. In addition, the Strategic Planning Policy Statement (SPPS) was published on 

28 September 2015 and is now a material consideration in respect of planning 

applications which are undetermined at that point.  

 
8. The policy provisions associated with Policy CTY 10 – Dwellings on Farms are 

still a material consideration and the policy considerations set out in the 

previous report remain valid.  

 
9. Whilst the publication of the SPPS cancels the policy tests associated with PPS 

1 - General Principles, the thrust of the guiding principle for planning authorities 

in determining applications remains unchanged.  
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10. With regard to applications for dwellings on farms, the SPPS indicates that  

provision should be made for a dwelling house on an active and established 

farm business to accommodate those engaged in the farm business or other 

rural dwellers. The policy also states that the farm business must be currently 

active and have been established for a minimum of 6 years.  It also requires 

that no dwellings or development opportunities shall have been sold off or 

transferred from the farm holding within 10 years of the date of the application. 

 
11. The policy also directs that the proposed dwelling must be visually linked or 

sited to cluster with an established group of buildings on the farm holding and 

that dwellings on farms must also comply with Local Development Plan policies 

regarding integration and rural character. It is important to note that a dwelling 

on a farm under this policy will only be acceptable once every 10 years. 

 
12. Having considered this new policy context, in conjunction with the provisions of 

CTY 10 in PPS 21 Sustainable Development in the Countryside, it is contended 

that the current proposal is still policy compliant.  It is considered that there is 

nothing new in the SPPS that the current application is at odds with and that 

material weight would be given to the previous consideration and 

recommendation reached prior to the SPPS being published. 

 

Recommendation 

 

13. As the objection regarding access and tree loss has now been withdrawn, and 

additional information is no longer required, it is recommended that outline 

planning permission is granted subject to the conditions set out in the initial 

report to be met at Reserved Matters stage. 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

1 September 2015 

Committee Interest Major Application 

Application Reference S/2014/0458/O 

Date of Application 7 July 2014 

District Electoral Area Downshire East 

Proposal Description Two storey dwelling on a farm and associated 
domestic garage with access lane from Mill Road.  

Location Lands to the rear of 3,9,11 Mill Road, Lisburn  

Applicant/Agent Michael Burroughs Associates. 

Representations 6 objections 

Case Officer Joanna Magee 

Recommendation APPROVAL 

 

Summary of Recommendation 

 
1. This application is categorised as a major planning application in accordance 

with the Development Management Regulations 2015 in that the site area 

exceeds 1 hectare. 

 

2. The application is presented to the Planning Committee with a recommendation 

to approve.    

 

Description of Site and Surroundings 

 

3. The site is accessed off the Mill Road with a large two storey house fronting the 

road at no 3, and two 1 ½ storey properties to the east of the access point at 
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no.9 and 11 Mill Road.  The access to the public road as indicated is currently 

tree lined with an existing agricultural gate serving fields to the south.   

 

4. The main dwelling (occupied by the applicant) is situated at 238 Ballylesson 

Road.  It is a 1 1/2 storey property which is a Grade B listed building and 

associated outbuildings. Tennis courts are situated to the rear enclosed by an 

existing electric gated entrance.  

 

5. The land to the western boundary of the site is defined by mature trees 

bordering the Grade B2 listed building known as Belvedere House - a garden 

park or demesne that forms an integral setting for a building or buildings of 

historical importance.    

 

Proposed Development 

 

6. Outline planning permission is sought for a two storey dwelling on a farm and 

associated domestic garage with access lane from Mill Road.  

 

Relevant Planning History 

 
7. The relevant planning history includes the following:  

 

Application 
Reference 

Description of Proposal Address  Decision 

S/2010/0796/F Removal of Condition 5 
Agricultural Occupancy Condition 

3 Mill Road, 
Lisburn  

Permission 
Granted 

S/2007/0009/F Internal alterations and renovation 
to existing listed dwelling and 
remodelling of existing staircase. 
 
 

226 
Ballylesson 
Road, Lisburn 

Permission 
Granted 

S/2006/1547/LB Internal alterations and renovation 
to existing listed dwelling and 
remodelling of existing staircase. 
 

226 
Ballylesson 
Road, Lisburn 

Permission 
Granted 

S/2004/0107/F Refurbishment and extension of 
existing barn to create new 
garden room and study 

Ballyaughlis 
Lodge, 238 
Ballylesson 
Road, Lisburn  
 

Permission 
Granted 
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Application 
Reference 

Description of Proposal Address  Decision 

S/2004/0106/LB Refurbishment and extension of 
existing barn to create new 
garden room and study 

238 
Ballylesson 
Road, 
Drumbo, 
Lisburn,  

Permission 
Granted 

S/1990/0749/F 
 

Alterations to dwelling and 
attached garage,  

Ballyaughlis 
Lodge 
Ballylesson 
Road, 
Drumbo 

Permission 
Granted 

S/1983/0461/F 
 

Self-contained flat and general 
improvements 

Ballyaughlis 
Lodge 
Ballylesson 
Rd Drumbo 

Permission 
Granted  

 

Planning Policy Context 

 
 

8. The relevant planning policy context which relates to the application is as 

follows: 

 Belfast Metropolitan Area Plan 2015: Lisburn Countryside  

 Planning Policy Statement  (PPS) 1: General Principles 

 Planning Policy Statement  (PPS) 2: Natural Heritage   

 Planning Policy Statement  (PPS) 3: Access, Movement and Parking 

 Planning Policy Statement  (PPS) 6: Archaeology and the Built Heritage 

(Policy BH 11 - Development affecting the Setting of a Listed Building) 

 Planning Policy Statement 21: Sustainable Development in the 

Countryside (Policy CTY 10 Dwellings on Farms and Policy CTY 13 & 

CTY14).    

 

Consultations 

 
9. The following consultations were carried out: 

Consultee Response 

Transport NI  No objections subject to conditions 

Environmental Health No objections 

Water Management Unit No objections 
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Consultee Response 

NI Water No objections 

NIEA Historic 
Monuments Unit 

No objections 

NIEA Historic Buildings 
Unit 

No objections 

NIEA Natural Heritage  No objections. 

Rivers Agency No objections 

DARD NI No objections 

 

Representations 

 
10. There have been 6 letters of objection received in relation to the application. 

The following issues have been raised:  

 The building and laneway would have a detrimental effect on the 

established character of the neighbourhood. 

 Traffic concerns of existing vehicles.   

 Loss/invasion of privacy due to the siting of the dwelling.   

 Access lane proposed passing existing properties.  

 Loss of existing vegetation.   

 Potential alternative site further up where it would not cause overlooking 

with possible access off Pinehill Road.    

 Rising levels of proposed location 

 

11. Discussions with the agent took place following objections submitted to Council. 

Amended drawings have been received showing the siting of the proposed 

dwelling further away from the objectors property to avoid overlooking.  

 

Consideration and Assessment 

 

12. The main issues to consider in the determination of this planning application 

are: 

 Principle of Development 

 Sustainable Development in the Countryside 

 Dwellings on Farms 
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 Integration and design of buildings in the countryside 

 Rural Character 

 Access, Movement and Parking 

 Proximity of Listed Buildings & Belvedere Historic Parks, Gardens and 

Demesnes in Lisburn City Council Area 

 

Principle of Development 

13. The application site lies within Lisburn Countryside as designated under the 

Belfast Metropolitan Area Plan 2015.  The site is located in an Area of 

Outstanding Natural Beauty (AONB) and Area of High Scenic Value (AOHSV) 

and Site of Local Nature Conservation Importance (SLNCI).  

 

14. The Ballylesson Road is a protected route and therefore is not a viable option 

for the creation of a new access.  As such, the Mill Road has been proposed to 

serve the new dwelling and garage. The use of Mill Road ensures that there is 

no impact on the setting of the listed buildings at Ballyaughlis Lodge or 

Belvedere House.         

 
15. The guiding principle in the determination of applications is that development 

should be permitted, having regard to the development plan and all other 

material considerations, unless the proposed development will cause 

demonstrable harm to interests of acknowledged importance. 

 
16. The proposed development is located outside the settlement limits.  PPS21 is 

therefore a material planning consideration in the determination of this 

application. 

 

Sustainable Development in the Countryside 

 

17. PPS 21 – Sustainable Development in the Countryside sets out planning 

policies for development in the countryside.  For the purposes of this policy, 

countryside is defined as land lying outside the settlement limits as identified in 

development plans. 
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18. Policy CTY 1 of PPS 21 – Development in the Countryside indicates that there 

is a range of types of development which in principle are considered to be 

acceptable in the countryside and that will contribute to the aims of sustainable 

development. 

 

19. This application proposes a two storey farm dwelling and garage and as such, 

the proposal is assessed in accordance with the policy tests associated with 

Policy CTY 10 - Dwellings on Farms.   

 

Dwellings on farms 

20. Policy CTY 10 – Dwellings on Farms states that planning permission will be 

granted for a dwelling house on a farm where all of the following criteria can be 

met:  

(a)  the farm business is currently active and has been established for at least 

6 years;  

21. The Department of Agriculture and Rural Development (DARD) has confirmed 

that the farm business is active and that it has been established for at least 6 

years.  As such, they have offered no objections to the proposed development.  

The response from DARD also indicated that the applicant has been a member 

of this farm business since 11 April 2005.  The farm maps supplied state a total 

area of 17.26 hectares.  It is also noted that whilst out on site the lands appear 

to be kept in good agricultural condition.   

(b)  no dwellings or development opportunities out-with settlement limits 

have been sold off from the farm holding within 10 years of the date 

of the application. This provision will only apply from 25 November 

2008; and  

22.   Site history searches confirm no previous approvals within the farm holding 

        depicted in the farm maps. 

 

(c)  the new building is visually linked or sited to cluster with an 

established group of buildings on the farm and where practicable, 

access to the dwelling should be obtained from an existing lane.   
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Exceptionally, consideration may be given to an alternative site 

elsewhere on the farm, provided there are no other sites available at 

another group of buildings on the farm or out-farm, and where there 

are either: demonstrable health and safety reasons; or verifiable 

plans to expand the farm business at the existing building group. 

23. The proposed location of the new dwelling is an exception in that the 

applicant’s dwelling house is a listed building and contains few outbuildings to 

cluster with the existing group of farm buildings.  Discussions at an early stage 

in the process allowed NIEA Historic Buildings Unit to recommend a  suitable 

site away from the setting of a listed building with access onto Mill Road.  The 

existing access will not be used in this case due to the property being sited onto 

Mill Road which is more suitable than the Ballylesson Road which would cause 

any adverse impact on the setting of a listed building and also the fact that the 

existing access is a protected route in the development  plan.  

24. The exception to the policy is a material consideration in this instance due to 

the fact that the applicant lives in a listed building which forms part of the group 

of buildings on the farm holding.  As such, any new dwelling located  near the 

existing group of buildings has the potential to affect the setting of the listed 

building and would therefore be contrary to the policy test associated with PPS 

6 – Planning Archaeology and the Built Heritage.  

25. Furthermore, it was important to ensure that any new building did not 

compromise the setting of another adjacent listed building. 

26. NIEA Historic Buildings Unit is content that the siting of the proposed  dwelling 

out with the group of farm buildings will in this instance be compliant  with 

policy.  NIEA will be consulted again at Reserved Matters stage.   

 Integration and design of buildings in the countryside 

27. Policy CTY 13 states that planning permission will be granted for a building in 

the countryside where it can be visually integrated into the surrounding 

landscape and it is of an appropriate design.  

28. Policy states that a new building will be unacceptable where:  

(a)  it is a prominent feature in the landscape; or  
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(b)  the site lacks long established natural boundaries or is unable to provide a 

suitable degree of enclosure for the building to integrate into the 

landscape; or  

(c)  it relies primarily on the use of new landscaping for integration; or  

(d)  ancillary works do not integrate with their surroundings; or  

(e)  the design of the building is inappropriate for the site and its locality; or  

(f)  it fails to blend with the landform, existing trees, buildings, slopes and 
other natural features which provide a backdrop; or  

(g)  in the case of a proposed dwelling on a farm (see Policy CTY 10) it is not 
visually linked or sited to cluster with an established group of buildings on 
a farm.  

 
29. It is considered that there is adequate screening along the existing entrance 

and boundaries to the eastern boundary of the site.  There are also mature 

trees and existing planting along the access with Mill Road.   

 

30. Whilst further landscaping may be required along the north and west  boundary 

to ensure integration into the rural setting, it is recommended that any decision 

issued is conditioned to ensure that landscaping details are provided as part of 

the Reserved Matters application.  

 

31. The design of the building will be considered at submitted at the Reserved 

Matters stage.  It is however recommended that a ridge height condition should 

be attached to any decision notice issued in order to ensure that the 

development is not prominent in the rural landscape.     

 

32. The proposal is on an elevated site served by a long laneway to the new site 

which crosses an existing stream. Although the driveway will pass the rear of 

no 9 and 11 Mill Road, the proposed dwelling and garage are sited so as to 

ensure that there will be no adverse impact on the amenity of adjoining 

properties. 

 

33. Whilst the dwelling is not visually linked or clustered with an established group 

of buildings on the farm (a policy requirement), the circumstances associated 
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with the proximity of the farm dwelling and outbuildings (listed) within a pink 

shaded area, are considered to be an exception resulting in it being relocated 

135m away from the residents at 11 Mill Road and approximately 640 metres 

away from the listed building within the applicant’s ownership.   

 

34. There are adequate boundaries to the road frontage and rear of the site to aid 

integration.  The application seeks to establish the principle of a dwelling in  this 

location and as such, full design details will be submitted at the Reserved 

Matters stage. The design of the building must be in accordance with A 

Sustainable Design Guide for the Northern Ireland Countryside introduced May 

2012. It is noted that there is a two storey property in close proximity to the site 

and the site has an immediate back drop of mature trees.   

 

Rural Character 

35. Policy CTY 14 – Rural Character states that planning permission will be 

granted for a building in the countryside where it does not cause a detrimental 

change to, or further erode the rural character of an area.  It states that a 

newbuilding will be unacceptable where: 

  

(a)  it is unduly prominent in the landscape; or  

(b)  it results in a suburban style build-up of development when viewed with 
existing and approved buildings; or  

(c)  it does not respect the traditional pattern of settlement exhibited  in 
that area; or  

(d) it creates or adds to a ribbon of development (see Policy CTY8); or  

(e)  the impact of ancillary works (with the exception of necessary visibility 
splays) would damage rural character. 

36. In light of the existing boundary planting and backdrop of trees, it is contended 

that a new dwelling and garage will not be unduly prominent in the landscape.  

The site is also enclosed within the corner of the field which will allow the 

dwelling to be further integrated into its rural surroundings.   
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37. Mature trees line the boundaries to the west of the site.  This will ensure that 

the proposed dwelling will integrate into its surroundings.   Furthermore, the 

proposed dwelling will be positioned some 160 metres away from the Mill Road 

frontage.  It is therefore contended that it will not be highly visible.  

 
Access, Movement and Parking 

38. PPS 3 – Access Movement and Parking sets out policies for vehicular and 

pedestrian access, transport assessment, the protection of transport routes and 

parking.   

39. The proposed development will be access via Mill Road. This access was 

chosen to lessen the impact of the development on the listed building 

associated with the farm unit and another adjacent listed property known as 

Belvedere House. 

40. Transport NI has considered the detail associated with this application and 

commented that the application was acceptable subject to a condition ensuring 

that adequate provision has been made for parking and circulating  within the 

site.  

41. In light of this response, it is contended that the proposed development 

complies with the policy requirements contained within PPS 3.  

 
Planning Archaeology & Built Heritage Issues   

42. PPS 6 – Planning Archaeology and Built Heritage sets out planning policies  for 

the protection and conservation of archaeological remains and features of  the 

built heritage.  

43. Policy BH 11 – Development affecting the Setting of a Listed Building states 

that development which would adversely affect the setting of a listed building 

will not be permitted.  Development proposals will normally only be considered 

appropriate where all the following criteria are met: 

(a)  the detailed design respects the listed building in terms of scale, height, 

massing and alignment; 

(b)  the works proposed make use of traditional or sympathetic building 

materials and techniques which respect those found on the building; and 
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(c)  the nature of the use proposed respects the character of the setting of the 

building. 

44.  In order to ensure compliance with the above policy tests NIEA Historic 

 Buildings Unit accepted the repositioning of the proposed dwelling within the 

 red line boundary so as to move the new dwelling away from the Listed 

 Buildings.  

45.  Due to the sites location within an area of archaeological influence, NIEA 

 Protecting Historic monuments was consulted.  They offered no objections. 

46.  It is therefore contended that application satisfies policy tests associated with 

 Policy BH 2 - The Protection of Archaeological Remains of Local importance 

 and their settings.   

 

Conclusions 

 

47.  The application seeks an approval in principle for a two storey dwelling on a 

 farm with an associated garage. It is contended that the siting of the proposal 

 is in the best possible location given the proximity of Listed Buildings on 

 adjacent land and that the principle of a dwelling and garage is acceptable.   

48.  Based on careful consideration of all the relevant material planning 

 considerations, including third party representations and responses from 

 consultees, it is contented that the proposal is acceptable in that it meets all 

 relevant policy tests associated with PPS 21 and PPS 6.   

 

Recommendation 

 

49.  It is therefore recommended that outline planning permission is granted 

 subject to conditions to be met at reserved matters stage.  

 

Conditions 
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50.  The following conditions are recommended: 

 

 As required by Section 62 of the Planning (Northern Ireland) Act 2011, 

application for approval of the reserved matters shall be made to the 

Council within 3 years of the date on which this permission is granted and 

the development, hereby permitted, shall be begun by whichever is the 

later of the following dates:- 

 

i.  the expiration of 5 years from the date of this permission; or 

 
ii.  the expiration of 2 years from the date of approval of the last of the 

reserved matters to be approved. 

Reason: Time Limit 

 
 Except in so far as expressed below approval of the details of the siting, 

design and external appearance of the buildings, the means of access 

thereto and the landscaping of the site (hereinafter called ""the reserved 

matters""), shall be obtained from the Council, in writing, before any 

development is commenced. 

Reason: To enable the Council to consider in detail the proposed 

development of the site. 

 

 A scale plan at 1:500 shall be submitted as part of the reserved matters 

application showing the access to be constructed in accordance with the 

attached form RS1. 

Reason: To ensure there is a satisfactory means of access in the 

interests of road safety and the convenience of road users. 

 

 The dwelling shall not be occupied until provision has been made and 

permanently retained within the curtilage of the site for the parking of 

private cars at the rate of 3 spaces per dwelling.  

Reason: To ensure adequate (in -curtilage) parking in the interests of 

road safety and the convenience of road users.  
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 Any existing street furniture or landscaping obscuring or located within the 

proposed carriageway, sight visibility splays or access shall, after 

obtaining permission from the appropriate authority, be removed, 

relocated or adjusted at the applicant’s expense. 

Reason: In the interest of road safety and the convenience of road users. 

 

 The proposed dwelling shall have a ridge height of less than 8 metres 

above finished floor level. 

Reason: To ensure that the development is not prominent in the 

landscape in accordance with the requirements of the Councils, ‘A 

Sustainable Design Guide for Northern Ireland Countryside. 

 

 The depth of underbuilding between finished floor level and existing 

ground level shall not exceed 0.45 metres at any point. 

Reason: In the interest of visual amenity. 

 

 No development shall take place until a plan indicating floor levels of the 

proposed dwelling in relation to existing and proposed ground levels has 

been submitted to and approved by the Council.   

Reason: To ensure the dwelling integrates into the landform and to 

ensure resident's privacy is not adversely affected. 

 

 The curtilage of the proposed dwelling shall be as indicated in green on 

the approved plan S/2014/0458/01 date stamped 21 August 2014.   

Reason: To ensure that the amenities incidental to the enjoyment of the 

dwelling will not adversely affect the countryside. 

 

 A detailed scheme of landscaping providing for species, siting, planting 

distances, presentation and programme of planting; shall be submitted to 

the Council as part of the Reserved Matters and shall be subject to its 

approval before any work commences on site. 

Reason: The Council wishes to ensure that there will be a well laid out 

scheme of healthy trees and shrubs. 
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 The dwelling hereby permitted shall not be occupied until all new 

boundaries have been defined by a timber post and wire fence with a 

native species hedgerow/trees and shrubs of mixed woodland species 

planted on the inside. 

Reason: To ensure the proposal is in keeping with the character of the 

rural area. 

 

 All hard and soft landscape works shall be carried out in accordance with 

the approved details and the appropriate British Standard or other 

recognised Codes of Practice. The works shall be carried out prior to the 

occupation of any part of the dwelling in accordance with a programme to 

be agreed with the Council.   

Reason: To ensure the provision, establishment and maintenance of a 

high standard of landscape. 
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Site Location Map – S/2014/0458/O 
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Photographs – S/2014/0458/O 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

2 November 2015 

Committee Interest Deferred Consideration 

Application Reference S/2014/0776/O 

Date of Application 12 November 2014 

District Electoral Area Downshire East 

Proposal Description Dwelling on a Farm 

Location Inverbrae Farm, 21 Comber Road, Hillsborough, Co 
Down, BT26 6LN 

Applicant/Agent Dale Myles/Bryson Architects Ltd 

Representations 1 

Case Officer Mark Hanvey 

Recommendation REFUSAL 

 

Summary of Recommendation 

1. A recommendation to refuse planning permission was presented to the 

Planning Committee at its meeting on the 7 September 2015. The professional 

officer report presented to the Committee previously is provided at Appendix 

1.1.9(a). 

 

2. Members agreed to defer consideration of the application until more detailed 

information had become available in respect of the farms current status as an 

active farm business.  
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Deferred Consideration 

 

3. Following the Committee meeting additional information was submitted by the 

Agent in support of the application.  The Single Planning Policy Statement 

(SPPS) was published on 28 September 2015 following the applications 

deferral and as such is a material consideration in the determination of this 

application.  

Strategic Planning Policy Statement 

4. With regard to farming activity the SPPS states that provision should be made 

for a dwelling house on an active and established farm business to 

accommodate those engaged in the farm business or other rural dwellers. The 

policy states that the farm business must be currently active and have been 

established for a minimum of 6 years; no dwellings or development 

opportunities shall have been sold off or transferred from the farm holding 

within 10 years of the date of the application; and, the proposed dwelling must 

be visually linked or sited to cluster with an established group of buildings on 

the farm holding. Dwellings on farms must also comply with Local Development 

Plan policies regarding integration and rural character. A dwelling on a farm 

under this policy will only be acceptable once every 10 years. 

 

5. The newly published SPPS provides further clarity as to what constitutes ‘active 

and established’. For the purposes of the SPPS ‘agricultural activity’ is as 

defined by Article 4 of the European Council Regulations (EC) No. 1307/2013.   

 
6. It is considered that the additional information supplied by the agent does not 

address the concerns expressed by the Planning Unit.  The application site 

comprises one field.  This field is currently associated with the established farm 

business ID for another farmer, Fred Murphy ID 604281 who claims single farm 

payment for it.  

 

7. The applicant Mr Myles has a Category 1 farm business ID 651916 which has 

no land attached to it.  
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Timeline and Evidence 

 
8. The following timeline demonstrates the careful consideration of the matter and 

the information provided by the applicant following the Committee hearing on 

the 5 October 2015. 

 

 Dec 2008 Business ID 651916 Category C1 Inverbrae Farm established 

DARD Map submitted to substantiate this dated 30/12/2008 

 

 Nov 2014 application submitted. Farm map dated 2008. P1C form states 

that it is a farm with primarily cattle grazing from 1981’s and pig farming 

prior to this under ID 651916. 

 
 Dec 2014 DARD consultation reply states that the Business ID has been 

in existence for over 6 years but no single Farm Payment has been 

claimed in the past 6 years. 

 
 March 2015 Case Officer called agent to request up to date farm map in 

relation to Business ID that applied under 651916. 

 
 March/May 2015 Email from agent stating attached was a recent DARD 

Map as of last week (March 2015) with the land owned by the applicant 

outlined in red and a current herd number of cattle grazing on the 

applicant’s field number 390433. 

 
 May 2015 Email from agent stating that he noted DARD did not include 

the business number on the attachment. Further email from agent to 

DARD asking for current up to date DARD map and response from DARD 

to say that the no longer provide the information unless a claim is made 

against the lands (i.e. single farm payment).  The field associated with the 

current application is categorised as low land where there is no increased 

subsidy available thus they have not claimed the grant. 
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 May 2015 Further email from case officer to agent asking for evidence to 

substantiate farming activity, noted no sheds or shelters there if claiming 

to have a herd. Reply email from agent confirming they are housed in 

Dale’s shed which was on a neighbouring farm. 

 
 June 2015 Email from agent confirming that the field 03/031/216/1 has 

been claimed under the Basic Payment Scheme, formerly Single Farm 

Payment by ID 604281. The case officer subsequently contacted DARD 

and asked about business ID 604281 and it was confirmed that this is 

registered to Fred Murphy of 61 Carnreagh, Hillsborough. This 

conversation confirmed that ID 651916 was NOT an active farm. The field 

that was registered in 2008 under Business ID 651916 has transferred to 

ID 604281 in 2012. That is to say that Mr Myles owned it but transferred it 

to Mr Murphy’s farm business ID in 2012. My Murphy may be entitled to a 

farm dwelling as his farm business is active and established for the 

purposes of the policy.  

 
 July 2015 Email from agent confirming that the land is at the very least 

maintained in good agricultural activity 

 
 Current position 2015 ID 651916 still live but NO land attached and NO 

current DARD map affiliated to this ID.  

 
9. The planning permission is tied to the Business ID and the Planning Authority 

would have no way of regulating the entitlements to farm dwellings in the event 

that informatives relating to the ID were attached. 

 

Consideration of Appeal Information 

 

10. The Agent also submitted appeal information in support of the current 

application which confirms that “the key issue is the existence of an active and 

established business for at least 6 years and that permission is tied to the 

business and not the individual – and that permission granted under CTY 10 
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will only be forthcoming once every 10 years.” It goes on to state that “it is 

acceptable to grant permission for one dwelling in relation to each ID number”.  

 

11. This assessment is true if both farm IDs are active and established as being 

actively farmed. To this end Mr Murphy (not the applicant) has the active and 

established farm business.  The circumstances set out in the appeal are not 

comparable to this current application as the applicant ID has no land 

associated with it.   

 

Recommendation  

 
12. The appeal site may have been used to a degree for agricultural purposes in 

association with the appellants ID in earlier years. However, there has been no 

new evidence to prove that the applicants DARD ID is currently active and 

established. The DARD entitlement has been transferred to Mr Murphy’s farm 

business ID therefore the application has not been part of an active and 

established farm business for at least 6 years and therefore the appeal 

proposal is contrary to CTY 10 as it fails to meet criterion (a). 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

1 September 2015 

Committee Interest Local Application (Called in) 

Application Reference S/2014/0776/O 

Date of Application 12 November 2014 

District Electoral Area Downshire East 

Proposal Description Dwelling on a farm 

Location Inverbrae Farm, 21 Comber Road, Hillsborough,  Co 
Down, BT26 6LN 

Applicant/Agent Dale Myles/ Bryson Architects Ltd 

Representations 1 

Case Officer Mark Hanvey 

Recommendation REFUSAL 

 

Summary of Recommendation 

1. This is a local planning application.  The application has been referred to the 

Planning Committee for determination in accordance with the Protocol for the 

Operation of the Planning Committee. 

 

2. This application is presented to the Planning Committee with a 

recommendation to refuse.  

  

Description of Site and Surroundings 

 

3. The application site is located to the north of the Comber Road, Hillsborough.  

The site comprises a field to the rear of the existing dwelling at no.21 Comber 

Road.  
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4. The Settlement Development Limits of Hillsborough, as defined by the Belfast 

Metropolitan Area Plan 2015, run along the northern and western boundaries of 

the application site.  

 
5. There is a telephone mast and an associated compound within the application 

site.  A large side garden is located to the east of the existing dwelling and an 

indicative site layout plan indicates this area as the location for the proposed 

dwelling. It is defined by an established hedgerow and mature trees along the 

eastern boundary and the boundary with the field to the rear. The site is open to 

the existing laneway to the south and west. There is a detached single storey 

garage located adjacent to the existing dwelling. 

 

Proposed Development 

 

6. Outline planning permission is sought for a farm dwelling. The applicant is the 

owner of farm business ID 651916. The field to the north of the existing 

dwelling is shown as Field 1 on the submitted DARD farm map dated 

30/12/2008. This field represents the entirety of the farm business.   

 

Relevant Planning History 

 
7. The relevant planning history includes the following:  

 

Application 
Reference 

Description of Proposal Decision 

S/2012/0484/F Installation of 1no 600mm transmission dish Approved 
S/2012/0024/F Existing 3 No. DBPP antennas (L1935 x W170 

x D100mm) to be removed & replaced by 3 
No. DBDP antennas (L1942 x W364 x 
D152mm), installation of 2 No. equipment 
cabinets & ancillary equipment inc. MHAS & 
cables. 

Approved 

S/2002/0543/PA Prior Approval application for the erection of a 
15 metre telecommunications Tower. 

Approved 

S/2002/0246/PA Erection of a 15 metre Telecommunications 
mast 

Refused  

S/2001/0637/PA  A new 15 metre high telecommunications 
column with 6 sectioned antennas and 4 no 
600mm diameter microwave dishes including 
10 no equipment cabinets not exceeding 50 cu 

Refused 
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mt in volume within a fenced 17 meter X 17 
metre compound. 

S/2000/1136/PA 14.5m Slimline 703UP Lattice Mast and 
Equipment Housing 

Approved 

 

Planning Policy Context 

 
 

8. The relevant planning policy context which relates to the application is as 

follows: 

 Belfast Metropolitan Area Plan 2015 (BMAP 2015) 

 Planning Policy Statement 1 (PPS 1) - General Principles 

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

 Planning Policy Statement 21 (PPS 21) - Sustainable Development in the 

Countryside. 

 

Consultations 

 
9. The following consultations were carried out. 

Consultee Response 

Department of Agriculture 
and Rural Development 

Farm business in existence for more than 6 years. 
Business has not claimed Single Farm Payment 
(SFP), Less Favoured Area Compensatory 
Allowances (LFACA) or Agri Environment schemes in 
the last 6 years 

Transport NI  No objections subject to conditions 

Environmental Health No objections 

Water Management Unit No objections 

NI Water No objections 

 

Representations 

 
10. There has been 1 letter of objection received in relation to this application.  The 

following is a summary of the issues of concern raised: 

 Road safety 

 Expansion of development into the countryside 
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Consideration and Assessment 

 

11. The main issues to consider in the determination of this planning application 

are: 

 Principle of Development 

 Sustainable Development in the Countryside 

 Access, Movement and Parking 

 

Principle of Development 

12. The Settlement Development Limits of Hillsborough, as defined by the Belfast 

Metropolitan Area Plan 2015, run along the northern and western boundaries of 

the application site.  

 

13. The guiding principle in the determination of planning applications is that 

development should be permitted, having regard to the development plan and 

all other material considerations, unless the proposed development will cause 

demonstrable harm to interests of acknowledged importance. 

 

 Sustainable Development in the Countryside 

 

14. The application site lies within Lisburn Countryside as designated in the Belfast 

Metropolitan Area Plan 2015.   The application is for a dwelling on a farm.  As 

such, PPS 21 – Sustainable Development tin the Countryside is the primary 

policy consideration. 

 

15. Policy CTY 1 - Development in the Countryside of Planning Policy Statement 

21 provides a range of types of development which in principle are considered 

to be acceptable in the countryside and that will contribute to the aims of 

sustainable development.  In this case the proposal for a dwelling on a farm 

must comply with Policy CTY 10. 
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16. Policy CTY 10 requires the farm business to be currently active and established 

for at least 6 years. 

 
17. In this regard, farm maps were provided relating to a farm business 651916 

showing the application site outlined in red. The maps are dated 30/12/2008. In 

order to ensure that the applicant’s farm business was currently active, updated 

farm maps were requested from the agent. 

 

18. Maps (dated 26 March 2015) were received however, whilst the field number 

was indicated, the business number was not. 

 

19. Additional information was made available by the agent on 22 May 2015. A  

receipt from DARD was attached in order to demonstrate current activity. The 

documentation shows field 3/031/216/1 included; however, the business ID 

relating to this land was 604281 – a different Business ID to that associated 

with the applicant (applicant’s Business ID is 651916). 

 

20. In order to establish the accuracy of the Business ID information provided, 

discussions took place with DARD.  These discussions confirmed that the field 

associated with the application was registered in 2008 under business 65916 

but that it was transferred to business 604281 in 2012.  It transpired that Farm 

business 604281 is registered to 61 Carnreagh Hillsborough. 

 

21. Paragraph 5 of Appeal Decision 2014/A0088 states the following – 

 

Policy CTY 10 is entitled ‘Dwellings on Farms’. Throughout its headline and 

Justification/Amplification (JA) text, the policy consistently focuses on the farm 

or the farm business. Information in regard to the individual, including his/her 

DARD Business ID number, are used to assess the primary requirement under 

the 1st criterion of CTY 10, which is to establish if the farm business is currently 

active and has been established for at least 6 years. In that context the 

individual’s interest in the farm holding, as owner or tenant, is not a determining 

factor. This position is reiterated in the Minister of the Environment’s answer to 

a question tabled in the NI Assembly, which is included in the appellant’s 

statement of case at Appendix 7. The answer makes clear that the key issue is 
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the existence of an active and established business for at least 6 years and that 

permission is tied to the business and not the individual - and that permission 

granted under CTY 10 will only be forthcoming once every 10 years. 

 

22. Whilst the applicant owns field 3/031/216/1, this land is not currently included 

within his farm business. 

 

23. The information provided demonstrates that any permission for a dwelling on a 

farm (assessed under Policy CTY 10) must be attributed to farm business 

604281. 

 

24. Farm business 65916 previously only included field 03/031/216/1 and this field 

has now transferred to business 604281. It has not therefore been 

demonstrated that farm business 65916 is currently active and as such, the 

primary policy test associate with Policy CTY 10 has not been satisfied. 

 
25. Part C of Policy CTY 10 requires a dwelling on a farm to be visually linked with 

an established group of buildings on the farm. The relevant farm business in 

this instance is business 604281. There are therefore no buildings related to 

business 604281 to site a new farm dwelling with. 

 

Access Movement and Parking 

26. PPS 3 – Access Movement and Parking sets out policies to ensure that any 

new development does not create a traffic hazard.  

 

27. The application indicates that the development would access onto the Comber 

Road.  Amended plans were received 28 January 2015 to address points 

raised by Transport NI. Transport NI were reconsulted and offer no objection to 

this development subject to standard conditions and informatives.  
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Conclusions 

 

28. The proposal is for a dwelling on a farm and based on careful consideration of 

all relevant material planning considerations, it is contented that the proposal is 

unacceptable.   

 

 

Recommendation 

 

29. It is recommended that planning permission is refused for the following reason: 

 

 The proposal is contrary to Policies CTY1 and CTY10 of Planning Policy 

Statement 21, Sustainable Development in the Countryside and does not 

merit being considered as an exceptional case in that it has not been 

demonstrated that the farm business is currently active and the proposed 

new dwelling will not be visually linked or sited to cluster with an 

established group of buildings on a farm. 
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Site Location – S/2014/0776/F 
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Photographs – S/2014/0776/F 
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Executive Summary  

 

This Position Paper provides the Council with an overview of the Countryside 

Assessment for the new Lisburn & Castlereagh City Council area which consists 

of 4 component parts; Environmental Assets Appraisal; Landscape Assessment; 

Development Pressure Analysis; and Settlement Appraisal.  

 

Any future decision making will need to be made within the context of a 

Sustainability Appraisal under the provision of Planning (Northern Ireland) Act 

2011.  This paper is therefore intended to generate members’ ideas on how 

planning can best meet the requirements of the Countryside Assessment. 

 

It is important to stress that in compiling the Position Paper the best information 

available has been used however it may need revised in light of the release of 

any new data.     

 

The paper will provide a foundation on which work can commence on a Preferred 

Options Paper as part of introducing the new Plan Strategy for Lisburn & 

Castlereagh City Council to replace that contained in the existing Belfast 

Metropolitan Area Plan. 

 

The aims of the paper are: 

 

 To build the capacity of members to make informed planning decisions, 

particularly within the plan making context; 

 

 To provide baseline information which will inform Development Plan 

policy making at local level;  

 

 To assess the current status of the countryside within the council area 

and 
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 To link with important ongoing work in relation to the development of a 

Community Plan and other strategic work being undertaken by the  

Council. 
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1.0 INTRODUCTION  

 

1.1 This paper provides the Countryside Assessment for the new Lisburn & 

Castlereagh City Council area.  This involves an assessment of existing 

rural assets. 

 

1.2 The paper sets out the regional context for the Countryside Assessment 

which allows members to consider how policy may be formulated within 

the context of the Regional Development Strategy (RDS) and regional 

planning policy. 

 

1.3 This is followed by an assessment of the existing Development Plan 

context and an overview of the 4 component parts of the Countryside 

Assessment for the new Council area. 

 

1.4  Information has been derived from the Northern Ireland Environment 

Agency (NIEA), the Department of the Environment (DOE) and other 

Council sources where specified.  

 

2.0  REGIONAL POLICY CONTEXT 

 

2.1 The Regional policy Context is provided by the Regional Development 

Strategy (RDS) 20351 and regional planning policy statements. A 

summary of these documents as they relate to plan making and 

countryside assessment are outlined in the following paragraphs. 

 

Regional Development Strategy (RDS 2035) 

2.2 The RDS 2035 provides an overarching strategic framework to facilitate 

and guide the public and private sectors.   

 

2.3 Sustainable development is at the heart of the Regional Development 

Strategy. The RDS aims to meet the needs of the present without 

                                                            
1 DRD (2010) Regional Development Strategy (RDS 2035) Building a Better Future.  
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compromising the ability of future generations to meet their own needs. 

Our society and economies are completely dependent on the 

environment which encompasses them and are therefore bound to its 

limits and capabilities. 

 

2.4 The shared vision of the region is described as:  

 

 “Working together to create an outward looking, dynamic and liveable 

Region with a strong sense of place in the wider world; a Region of 

opportunity where people enjoy living and working in a healthy 

environment which enhances the quality of their lives and where 

diversity is a source of strength rather than division.” 

 

2.5 The 8 aims of the revised RDS are as follows; 

 

1-Support strong, sustainable growth for the benefit of all parts of 

Northern Ireland. 

 

2-Strengthen Belfast as the regional economic driver and 

Londonderry as the principal city of the North West. 

 

3-Support our towns, villages and rural communities to maximise 

their potential. 

 

4-Promote development which improves the health and well-being 

of Communities. 

 

5-Improve connectivity to enhance the movement of people, 

goods, energy and information between places. 

 

6-Protect and enhance the environment for its own sake. 

 

7-Take actions to reduce our carbon footprint and facilitate 

adaptation to 
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climate change. 

 

8-Strengthen links between north and south, east and west, with 

Europe and the rest of the world. 

 

 The Rural Area 

2.6 The RDS recognises the importance of the rural area and its 

geographical links within the settlement structure.  It defines the rural 

area as those places outside the Principal Cities, the Main and Local. 

The population living in these places is around 40% of the total 

population of Northern Ireland. Recently the rural community living in 

small towns, villages, and small settlements in the countryside, has 

experienced the fastest rate of population growth. This reverses a long-

term trend of population decline. 

 

2.7 The RDS states that given the relatively small geographic scale of the 

region and our dispersed settlement structure that arguably few areas 

could be regarded as truly ‘remote’ as compared to some other parts of 

the EU. We live in a relatively small geographical island and rely heavily 

on linkages to our cities and urban centres. The majority of people live 

within 15 miles of a Hub and within 8 miles of a cluster where they can 

access most of the services they need. Smaller towns, villages and 

hamlets perform an important function for rural communities. 

 

2.8 It reinforces a commitment to keep our rural areas sustainable and 

ensure that people who live there, either through choice or birth, have 

access to services and are offered opportunities in terms of accessing 

education, jobs, healthcare and leisure. Agriculture is the largest 

business category in rural areas. Other sectors include Construction, 

Property and Business Services, Retail and Production. People from 

rural areas are required to travel longer distances than their urban 

counterparts in order to access job opportunities. This is particularly true 

for higher value/paid jobs which tend to be urban located. Mobility of 

rural dwellers is of the utmost importance so that they can access and 
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benefit from employment opportunities both locally and at a wider 

regional level. 

 

2.9 To sustain rural communities, new development and employment 

opportunities which respect local, social and environmental 

circumstances are required. This means facilitating the development of 

rural industries, businesses and enterprises in appropriate locations, 

and ensuring they are integrated appropriately within the settlement or 

rural landscape. The expansion of rural tourism and associated 

development that is both sustainable and environmentally sensitive 

should be encouraged. 

 

2.10 There are 3 policies which support the environmental assets and rural 

area as follows:- 

 

 SFG5: Protect and enhance the quality of the setting of the BMUA 

and its environmental assets 

2.11 The significance of the existing environmental assets is recognised 

along with protected areas of high scenic value. 

- Protect areas of high scenic value, undeveloped coast line, 

Belfast Lough, the Lagan Valley Regional Park and the hills 

around the BMA from development; 

- Protect and enhance the network of open spaces in the BMUA 

- Make use of green space to help manage access to important 

wildlife sites and minimise the potential for damage due to visitor 

pressure. 

 

SFG13: Sustain rural communities living in smaller settlements in 

the open countryside 

2.12 In rural areas, the aim is to sustain the overall strength of the rural 

community  living in small towns, villages, small rural settlements and 

the open countryside. 
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2.13 There is therefore a need for local development to reflect regional 

differences. Such approaches should be sensitive to local needs and 

environmental issues including the ability of settlements and landscapes 

to absorb development. Key considerations will be the role and function 

of rural settlements and accessibility to services.  

 

2.14 A strong network of smaller towns supported by villages helps to 

sustain and service the rural community. A sustainable approach to 

further development will be important to ensure that growth does not 

exceed the capacity of the environment or the essential infrastructure 

expected for modern living. 

 

- Establish the role of multi-functional town centres. 

- Connect rural and urban areas. 

- Revitalise small towns and villages. 

- Facilitate the development of rural industries, businesses and 

enterprises in appropriate locations. 

- Encourage sustainable and sensitive development. 

 

SFG14: Improve Accessibility for rural communities 

2.15 Rural communities can be disadvantaged by virtue of their remote 

location from a range of facilities and essential services. This 

disadvantage can be lessened by innovative use of existing services and 

the application of new and developing technologies. 

 

- Improve the overall connectivity of rural communities to services and 

other parts of the Region by exploring innovative ways of bringing 

these services to the communities. 

- Integrate local transport2  

 

  

 

                                                            
2 DRD (2010) Regional Development Strategy (RDS 2035) Building a Better Future. 
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Regional Planning Policy Statements 

 

2.16 Planning Policy Statement 1 General Principles: PPS1 formerly set 

out the requirements for a Countryside Assessment (consisting of 4 

component parts referred to under part 4.0).  This has since been 

replaced by the Strategic Planning Policy Statement which was 

published in final form in October 2015.  

 

Strategic Planning Policy Statement (SPSS) 

2.17 The final version of the SPSS was published by the Department of the 

Environment in September 2015. The provisions of the SPPS must be 

taken into account in the preparation of Local Development Plans, and 

are also material to all decisions on individual planning applications 

and appeals. 

 

2.18 It recognises the countryside as one of our greatest assets In addition 

to its role and function as a recreational and tourist asset the 

countryside also supports our important agricultural industry, offers 

potential opportunities for sustainable growth in new sectors, and is 

home to a considerable rural population.  

 

2.19 The RDS recognises that to sustain rural communities, new 

development and employment opportunities are required which respect 

local, social and environmental circumstances. Facilitating 

development in appropriate locations is considered necessary to 

ensure proposals are integrated appropriately within rural settlements 

or in the case of countryside locations, within the rural landscape. 

 

2.20 Government policy also recognises that there are wide variations 

across Northern Ireland in terms of the economic, social and 

environmental characteristics of rural areas. Policy approaches to new 

development should therefore reflect differences within the region, be 

sensitive to local needs and be sensitive to environmental issues 

including the ability of settlements and landscapes to absorb 
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development. This may involve recognising areas that are particularly 

sensitive to change and areas which have lower sensitivities and thus 

provide opportunities to accommodate sustainable development. It is 

also important to take into account the role and function of rural 

settlements and accessibility to existing services and infrastructure. 

Such approaches should also reflect and complement the SPPS. 

 

2.21 The aim of the SPPS with regard to the countryside is to manage 

development in a manner which strikes a balance between protection 

of the environment from inappropriate development, while supporting 

and sustaining rural communities consistent with the RDS. 

 

2.22 The policy objectives for development in the countryside are to: 

 

 manage growth to achieve appropriate and sustainable patterns 

of development which supports a vibrant rural community; 

conserve the landscape and natural resources of the rural area 

and to protect it from excessive, inappropriate or obtrusive 

development and from the actual or potential effects of pollution; 

 facilitate development which contributes to a sustainable rural 

economy; and 

 promote high standards in the design, siting and landscaping of 

development. 

  

Role of Local Development Plans 

2.23 In preparing LDPs councils shall bring forward a strategy for 

sustainable development in the countryside, together with appropriate 

policies and proposals that must reflect the aims, objectives and policy 

approach of the SPPS, tailored to the specific circumstances of the 

plan area. 
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2.24 The policy approach must be to cluster, consolidate, and group new 

development with existing established buildings, and promote the re-

use of previously used buildings. This sustainable approach facilitates 

essential new development, which can benefit from the utilisation of 

existing services such as access and drainage, whilst simultaneously 

mitigating the potential adverse impacts upon rural amenity and scenic 

landscapes arising from the cumulative effect of one-off, sporadic 

development upon rural amenity and landscape character. 

 

2.25 All development in the countryside must integrate into its setting, 

respect rural character, and be appropriately designed. Development 

in the countryside must not mar the distinction between a settlement 

and the surrounding countryside, or result in urban sprawl. The policy 

approach for development in the countryside will also reflect and 

complement the overall approach to housing growth across a plan 

area. 

 

2.26 Some areas of the countryside exhibit exceptional landscapes, such as 

mountains, stretches of the coast or lough shores, and certain views or 

vistas, wherein the quality of the landscape and unique amenity value 

is such that development should only be permitted in exceptional 

circumstances. Where appropriate these areas should be designated 

as Special Countryside Areas in LDPs, and appropriate policies 

brought forward to ensure their protection from unnecessary and 

inappropriate development. Local policies may also be brought forward 

to maintain the landscape quality and character of Areas of High 

Scenic Value.  

 

2.27 The LDP process will play an important role for councils in identifying 

key features and assets of the countryside and balancing the needs of 

rural areas and communities with the protection of the environment. 
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This should include an environmental assets appraisal and landscape 

assessment which will provide the evidence base for the purposes of 

bringing forward an appropriate policy approach to development in the 

countryside. This should take into account Landscape Character 

Assessments. 

 

Planning Policy Statement 21 (PPS21) 

2.28 The RDS and SPPS is complemented by the DOE’s Planning Policy 

Statements, the most relevant of which is PPS 21 Sustainable 

Development in the Countryside which sets out the Departments 

policies for development in the countryside. For the purpose of this 

document the countryside is defined as land lying outside of settlement 

limits as identified in development plans. 

 

2.29 The promotion of a sustainable approach to development is now a 

major tenet of Government policy. The Regional Development Strategy 

(RDS) for Northern Ireland further recognises that the application of the 

principles of sustainable development must also be at the heart of 

future rural development, and in this respect a strategic objective is to: 

 

“conserve and enhance the environment, whilst improving the quality 

of life of the rural communities and developing the rural economy.” 

 

2.30 The aim of PPS 21 is to manage development in the countryside: 

 

• in a manner consistent with achieving the strategic objectives of the 

Regional Development Strategy for Northern Ireland 2035; and 

• in a manner which strikes a balance between the need to protect the 

countryside from unnecessary or inappropriate development, while 

supporting rural communities. 

 

2.31 The objectives of PPS 21 are: 
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• to manage growth in the countryside to achieve appropriate and 

sustainable patterns of development that meet the essential needs of a 

vibrant rural community; 

• to conserve the landscape and natural resources of the rural area 

and to protect it from excessive, inappropriate or obtrusive 

development and from the actual or potential effects of pollution; 

• to facilitate development necessary to achieve a sustainable rural 

economy; including appropriate farm diversification and other 

economic activity; and 

• to promote high standards in the design, siting and landscaping of 

development in the countryside. 

  

 

The Role of Development Plans 

2.32 The development plan process plays a key role in identifying the 

countryside assets of different parts of the Region and balancing the 

needs of rural areas/communities with protection of the environment. 

This is facilitated by the preparation of Countryside Assessments. 

 

2.33 Countryside Assessments are an integral part of the development 

plan-making process and PPS 1 General Principles advises that they 

will normally include the following four interrelated strands: 

• an Environmental Assets Appraisal; 

• a Landscape Assessment; 

• a Development Pressure Analysis; and 

• a Settlement Appraisal 3 

 

2.34 Arising from the process of Countryside Assessment local policies may 

be brought forward in the development plan to complement or amplify 

regional policies on matters specific to the local circumstances of 

                                                            
3 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 
11. Vol. 1. Countryside Assessment. 
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particular countryside areas e.g. Areas of High Scenic Value. This will 

involve consultation with local communities and the public. Policy for 

Special Countryside Areas (i.e. areas of the countryside with exceptional 

landscapes) should also be brought forward through the Local 

Development Plan.  

 

2.35 Dispersed Rural Communities are also identified in PPS 21 with 5 

criteria for designation (through the local development plan process) as 

follows:- 

 location in a remoter rural area and away from areas of 

development pressure close to existing towns;  

 association with a traditional focal point, where there is convincing 

evidence of local community activity; with the existence of social 

and recreational facilities, such as a church, hall, school, 

community centre or sports club;  

 other facilities or services, such as a shop, public house or sewage 

treatment works;  

 a strong community identity. This could manifest itself through a 

local community association, church organisation or sports club; 

and  

 a locally significant number of dwellings that have been built over 

time. Although these places are not nucleated settlements, they will 

have to be more than just open countryside. A build-up or cluster of 

recently built houses will normally not be considered as fulfilling 

this criterion.  

  

2.36 It should be noted that the SPPS is silent on Dispersed Rural           

Communities.   

 

3.0 EXISTING DEVELOPMENT PLAN  

 

3.1 The Belfast Metropolitan Area Plan (BMAP) 2015 is a development 

plan prepared under the provisions of Part 3 of the Planning (Northern 
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Ireland) Order 1991 by the Department of the Environment (DOE).  The 

Plan covers the City Council areas of Belfast and Lisburn and the 

Borough Council areas of Carrickfergus, Castlereagh, Newtownabbey 

and North Down. The Plan was adopted on 9th September 2014.  

 

3.2 Volume 3 and Volume 5 of BMAP 2015 sets out policies on the former 

Lisburn and Castlereagh Districts respectively (“District Proposals”).  

These policies have been developed in the context of the Plan Strategy 

and Framework contained in Volume 1 of the Plan and are in general 

conformity with the RDS.  

 

3.3 BMAP 2015 outlines the following with respect to the rural assets of 

Lisburn and Castlereagh City Council area; 

 

3.4 The BMA Countryside and Coast Strategy set out in the Plan Strategy 

& Framework (Volume 1) aims to encourage vibrant rural communities; 

sustain and diversify the rural economy by making provision for 

employment/industrial use in towns and villages; conserve or enhance 

the rural landscape protecting the metropolitan setting; and protect the 

Coastal Area.   

 

3.5 The Rural Community:  the focus is on accommodating more housing 

in the main towns and villages in order to meet local need, maintaind a 

strong network of settlements in the rural area, and sustain the rural 

community.  During the past two decades, the small towns and villages 

in the Belfast ‘travel to work’ area have experienced a rapid rate of 

population growth. The Plan Proposals therefore recognise that some 

settlements in the rural area will require more measured growth in order 

to protect their identity, character and setting. 

 

3.6 The Rural Economy: it is recognised that a living and working 

countryside requires a strong, diversified and competitive rural 
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economy.  Agriculture remains important to the rural economy and is 

also a significant factor in shaping and maintaining landscapes.  The 

Plan Proposals provide new opportunities for business development to 

facilitate the growth and diversification of the rural economy by zoning 

land for business and industry in a number of towns and villages in the 

rural area, including Carryduff and Moira.   

 

3.7 Agriculture: is particularly important in the rural areas of Lisburn. In 

common with the rest of Northern Ireland, farm incomes in the Plan Area 

are falling in real terms, leading to an increased demand for alternative 

employment on and off the farm. The need for farmers to diversify into 

non-agricultural activities in order to supplement their farming income is 

accepted.  

 

3.8 Woodland and Forestry: Forest Service (DARD) carries out forestry 

operations within the Plan Area. The Forest Service also assists in the 

planting and management of privately owned woodlands through the 

payment of grants. The National Trust and other bodies manage and 

enhance (by providing interpretative material) the biodiversity and 

amenity value of a number of Parks. See Map No. 3.  

 

3.9 Fishing: Recreational fishing takes place along inland rivers such as 

the Glenavy River. The Department of Culture, Arts and Leisure 

(DCAL) has brown and rainbow trout lakes in the council area, 

including Stoneyford Reservoir.  The western boundary of the council 

area is defined by a section of Lough Neagh. This supports a 

substantial commercial fishery, mainly for eels. This supports a 

valuable export market and sustains local employment. See Map No. 

4. 

 

3.10 Minerals: Mineral exploration and development provides employment 

and necessary materials for construction in localised areas where useful 
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deposits occur. However, extraction and processing can have a 

significant impact on the countryside. The need for a sustainable 

approach that takes account of the need to protect and conserve 

environmental resources is recognised.  

 

3.11 The Rural Environment: The rural environment throughout Northern 

Ireland/the council area is undergoing significant change in response to 

the restructuring of agriculture and increasing urban dispersal 

pressures. The challenge throughout the rural area is to accommodate 

future development while protecting and caring for the environment, and 

maintaining the rural character of the countryside.   See Map No. 1. 

 

3.12 Countryside and Coast Policies and Proposals: Within the BMA, 

landscapes which are particularly sensitive because of their 

quality/location/pressures for development are afforded special 

protection.  Those of relevance to the Lisburn & Castlereagh Council 

area include:- 

- Rural Landscape Wedges (Policy COU 1) 

- Areas of High Scenic Value (Designation COU 5 & Policy COU 

6) 

- Lagan Valley Regional Park (Designation COU 9 and Policies 

COU 10, COU 11 & COU 12. 

 

3.13 These have been referred to in the previous Position Paper 8 Natural 

Heritage.  

 

4.0 COUNTRYSIDE ASSESSMENT 

  

 Part 1 Environmental Assets Appraisal 

4.1 In accordance with regional planning policy the Environmental Assets 

Appraisal seeks to establish and evaluate the environmental resources of 

the council area. It also assists in defining specific development plan 

designations.  
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4.2 The Environmental Assets Appraisal is structured in the following way:  

 The Natural Heritage Section provides an overall evaluation of nature 

conservation resources and biodiversity which is referred to below; 

(see Position Paper 8 Natural Heritage for designations) 

 The Built Heritage Section provides an overall evaluation of historic, 

architectural and archaeological resources; (see Position Paper 7 

Built Heritage) and  

 The Landscape Section contains an evaluation of landscape 

resources.  

 

Biodiversity 

4.3 A consultation draft Northern Ireland Regional Landscape Character 

Assessment (NIRLCA) has been published by NIEA. This document 

seeks to divide Northern Ireland into 26 discrete areas, referred to as 

regional landscape character areas (RLCA). The purpose of the 

NIRLCA is to provide a regional overview of landscape character, 

which will form a framework for updating of local-scale assessments 

that could replace The Northern Ireland Character Assessment 2000 

(NILCA)4. 

 

4.4 The Northern Ireland Biodiversity Strategy identifies a range of habitats 

across Northern Ireland. Those represented in the Council Area 

include: 

 

 wetlands including rivers, streams, lakes, swamp, fen and carr 

woodland. 

 peatlands including heathland and bogs.  

 woodlands including plantations and semi natural woodlands 

and hedges and other boundary features; 

 grasslands including arable or cultivated land5. 

                                                            
4 DOE (2015) Northern Ireland Regional Character Assessment: Consultation draft report. 
5 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 
11. Vol. 1 Countryside Assessment. 
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Wetlands 

4.5 The council area contains several important wetland areas. Valuable 

wetland habitats such as grassland, fen, marsh and carr can be found 

at Stoneyford Reservoir, Monlough and areas around the River Lagan, 

Lough Neagh and Portmore Lough. 

- Rivers and Lakes 

The River Lagan is the largest river in the council area. Many stretches 

of the River Lagan contain important habitats for wildlife including otter, 

nesting birds, coarse fish and Spuce’s bristle moss. Begney Lake, near 

Dromara is a Mesotrophic Lake in which otter and curlew have been 

recorded. Eutrophic Standing Waters include Portmore Lough which 

has extensive marginal fen and reed vegetation and supports curlew 

and Aghery Lough which has willow alder scrub with fen and supports 

marsh fritillary butterfly and Irish damselfly. 

- Coastal and Marine 

The council area contains a section of Lough Neagh within its 

boundary to the north of Fuemore. Stretches of these areas are 

internationally and nationally important for birdlife including roseate 

tern, golden plover, curlew and seabirds such as cormorants and 

shags.  

 

Peatlands 

4.6 Areas of shrub heath (upland heathland) are found around the summits 

and slopes of Slievenacloy.  

 

Woodlands 

4.7 Many of the woodland and treed areas in the council area have their 

origin in former demesnes and estates. Within these woodlands a 

mixture of mature broadleaves dominate, particularly beech, oak, lime, 
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and sycamore, with ash, birch, elm, yew, maples and horse chestnut. 

Occasionally the woodlands contain Scots Pine, larch, a variety of 

exotic trees and shrubs or small conifer plantations. Examples would 

include those at Lissue Children’s Home and Belvedere.  

 

4.8 Other woodland types found within the Plan Area include Upland 

Mixed Ashwoods, Wet Woodland and Upland Oakwoods. Upland 

Mixed Ashwoods are dominated by ash with hazel, alder, beech, birch, 

rowan or wild cherry for example at Craigantlet.  Wet Woodlands 

dominated by willow and alder can be found at Stonyford Reservoir, 

the Glenavy River, the River Lagan, Portmore Lough and the Ravernet 

River.  

 

4.9 Other notable wooded areas within the council area include areas 

along various rivers and glens including Derriaghy Glen and Drumbo 

Glen. Elsewhere patches of woodland are found around old quarries, 

as planting within parklands or around farmsteads.  

 

Grasslands 

4.10 Within the council area there are several notable grassland areas. For 

example at Leathemstown, Slievenacloy, Ballynanaghten and 

Portmore Lough. Areas of rough grassland are found at Moss-side, 

Stoneyford Reservoir, Standing Stone Hill, Glenavy, Maghaberry and 

Aghnatrisk.  
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Landscape and Public Access to the Countryside 

4.11 The Plan area contains a wide range of facilities and walks that allows the 

public to gain access to the countryside and enjoy the different 

landscapes, consisting of the following:- 

 

 Areas of Outstanding Natural Beauty – Designated by the DOE 

in 1965, the Lagan Valley Area of Outstanding Natural Beauty 

is the only AONB in the Plan Area.  Most of the AONB lies within 

the Lagan Valley Regional Park which was designated in 1967.  

The AONB has a rich heritage, not only through impressive 

monument’s such as the Giant’s Ring, Early Christian Raths and 

the remnants of fine estates, but also its important industrial 

archaeology related to linen production and the disused Lagan 

Canal and its towpath.  It includes the hill slopes of the 

Castlereagh Hills and a number of small towns and villages each 

with special character and identity.   

  

 Earth Science Interests and Assets – Earth science includes 

both geology and geomorphology which have a major influence in 

determining the biodiversity of regions and the physical character 

of the landscape.  Within LCCC, the following locations are 

identified: 

- Cregagh Glen (in part), Purdysburn (in part), Broadwater, and 

Clarehill Quarry. 

 

 Public Access – Public bodies own or manage significant land 

holdings, either through site based facilities (such as forest parks 

and lakes) or through accesses intended to provide opportunities 

to explore wider areas of the open countryside.  The following site 

based facilities are identified in the LCCC area: 

- The Lagan Valley Regional Park (DOE has coordinating role 

along with other public bodies including the Council) 

- Hillsborough Forest  

In terms of accesses to the open countryside, the Ulster Way runs 

through the Castlereagh Hills and the Lagan Valley Regional Park.  
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More information is available at The Ulster Way - A Long Distance 

Walking Route in Northern Ireland 

 

Part 2 Landscape Assessment 

4.12 The Plan Area contains a diverse range of landscapes ranging from 

the Lagan Valley to a section of the Lough Neagh shoreline. The 

Northern Ireland Character Assessment 2000 (NILCA) identified the 

characteristics of 130 landscape character areas in Northern Ireland, 

and 23 of these landscape character areas, or portions of them, are 

contained within Lisburn & Castlereagh City Council Area. Please See 

Annex No. 1 and Map No. 2 for further details.  

 

Table 1: Landscape Character Areas within LCCC Area. 

Landscape Character Areas Within LCCC 

Area 

 

East Lough Neagh Points 

Portmore Lough Fringe 

Donaghcloney Valley 

Kilwarlin Plateau 

Dromore Lowlands 

Slieve Croob Summits 

Craggy Dromara Uplands 

Hillsborough Slopes 

Ravarnet Valley 

Ballygowan Drumlins 

Castlereagh Plateau 

Belfast/Lisburn 

Holywood Hills 

Craigantlet Escarpment 

Castlereagh Slopes 

Lagan Parkland 

Hummocky Lagan Lowlands 
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Broad Lagan Valley 

Upper Ballinderry Plateau 

Derrykillultagh 

Divis Summits 

Belfast Basalt Escarpment 

Expansive Crumlin Farmland  

 

4.13 Position Paper 8 Natural Heritage deals with the other aspects relating 

to Landscape Assessment including Areas of High Scenic Value; Rural 

Landscape Wedges; Local Landscape Policy Areas (LLPAs); and The 

Lagan Valley Regional Park. 

 

 Part 3 Development Pressure Analysis   

4.14 The development pressure analysis seeks to identify areas where 

significant pressure has occurred and/or where local rural character is 

under threat of significant change. 

 

4.15 The SPPS is silent on the issue of a development pressure analysis (and 

‘cancels’ PPS 1), however this is still referred to under PPS 21 (Section 

4.0 The Role of Development Plans - Countryside Assessments).  In 

accordance with best practice, an analysis will help identify those areas 

under threat from over-development.  

 

Scope of Development Pressure Analysis 

4.16 As referred to previously, PPS 21 which was introduced in June 2010 

provides the policy context for all development in the countryside.  The 

analysis that has been used is based on the Department’s 

computerised records of planning decisions issued in the countryside 

in Lisburn & Castlereagh City Council area outside of the Settlement 

Development Limits. 

 

4.17 Evidence has been provided through the BMAP Technical Supplement 

on rural house builds in ‘Lisburn District’ from January 1992 to 

Commented [LJ1]: Please note: Awaiting statistics from 
DOE  
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December 2003, as this was the only area identified as rural 

remainder.  All rural residential planning applications between 

December 2003 and September 2015 (excluding alterations and 

extensions) have been identified via the Planning Portal (ePIC) and 

plotted as a dot map.  Applications on the same site will show as one 

dot only at the scale displayed, however all relevant applications are 

included in the statistical analysis. 

 

4.18 Map no. X Rural Development Pressure Analysis shows the 

distribution of housing stock in the rural area of the Lisburn & 

Castlereagh City Council area indicating a relatively high density of 

rural housing stock throughout the Council area.  Annex 2 provides 

statistical information on planning decisions for rural dwellings. 

 

Rural Dwellings (All Categories) 

4.19 From the beginning of 1992 to the end of 2003, there was an estimated 

3,266 decisions relating to single dwellings in the open countryside in 

Lisburn District.  A total of 1,858 (57%) of these decisions related to 

Green Belt or Countryside Policy Areas (CPAs).  The annual approval 

rate in the Green Belt/CPA increased from 58% in 1992 to 77% in 

2002 before declining to 64% in 2003, averaging at a 67% success 

rate between 1992 and 2003.  Outside the designated Green Belt/CPA 

the annual approval rate has generally remained above 65%, 

exceeding 70% in 8 out of the 12 years. 

 

4.20 From the period Jan 2004 to September 2015 there was an estimated 

xxxx decisions relating to single dwellings in the countryside across the 

Lisburn & Castlereagh City Council area.  The annual approval rate 

from 2004 to June 2010 (with the introduction of PPS 21) ranged 

between INSERT 
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 Rural Dwellings (New Dwellings) 

4.21 During the period from 1992 to 2003, 2,106 (64%) of all decisions in 

the rural area of Lisburn District related to new dwellings, with a 59% 

average approval rate during the 12-year period. 

 

4.22 From the period Jan 2004 to September 2015, xxxx (xx%) of all 

decisions in the rural area related to new dwellings, with a xx% 

average approval rate during the 11 year period INSERT 

 

 Rural dwellings (Replacements) 

4.23 Between 1992 and 2003, 1,160 decisions (36%) related to 

replacement dwellings, with 1,024 (88%) being approvals and 136 

(12%) being refusals. 

 

4.24 Between Jan 2004 to September 2015, xxxx decisions (xx%) related to 

replacement dwellings, with xxxx (xx%) being approvals and xxx (xx%) 

being refusals INSERT 

 

 General Patterns of Development Pressure 

4.25 There has been a significant increase in the total number of decisions 

for single rural dwellings in Lisburn District during the 5-year period 

from 1999 to 2003. During this period, the number of decisions more 

than doubled, increasing from 219 in 1999 to 465 in 2003. This 

indicates an increased pressure for development in all parts of the rural 

area in recent years. The development pressure analysis shows that in 

recent years, particularly 2003, there was a growing pressure for single 

rural dwellings in all rural parts of Lisburn District 6. 

 

4.26 For the period from Jan 2004 to September 2015 INSERT 

                                                            
6 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 
11. Vol. 1 Countryside Assessment.  
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Part 4 Settlement Appraisal 

4.27 Appraisals of the towns, villages and small settlements within the BMA 

have provided the basis for identifying Settlement Development Limits 

and other Plan Proposals including policies, zonings and designations. 

Each appraisal is structured into, where applicable, a short description 

of character, availability of facilities, assets and constraints on future 

development and a justification of identified Settlement Development 

Limits, that takes into account relevant factors. 

 

4.28 The information contained in the Countryside Assessment will assist in 

the definition of land use zonings, the designation of development 

limits, and will form the basis for the definition of the following 

protective designations: 

 

• Sites of Local Nature Conservation Importance (SLNCIs) 

• Areas of Townscape Character (ATCs) 

• Areas of Significant Archaeological Interest 

• Areas of Archaeological Potential 

• Local Landscape Policy Areas (LLPAs) 

 

4.29 Arising from the process of Countryside Assessment local policies may 

be brought forward in the development plan to complement or amplify 

regional policies on matters specific to the local circumstances of 

particular countryside areas e.g. Areas of High Scenic Value. This will 

involve consultation with local communities and the public. 

 

Note: 

A request has been sent to the Department of the Environment for more recent 

statistics with respect to development pressure within the council area. Once 

received these shall be added to this report.   
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4.30 In addition there are some areas of the countryside with exceptional 

landscapes, such as stretches of the coast or lough shores, and 

certain views or vistas, wherein the quality of the landscape and 

unique amenity value is such that development should only be 

permitted in exceptional circumstances. Based upon the Countryside 

Assessment, these areas will be identified and designated as Special 

Countryside Areas in development plans and local policies brought 

forward to protect their unique qualities7. 

 

4.31 In the interests of promoting rural regeneration, and in recognition of 

the strong sense of belonging and sense of place in certain rural areas 

the planning authority, through the development plan process, will 

identify and designate Dispersed Rural Communities (DRC) after 

consultation with local communities and the public. The development 

plan may also bring forward local policies, to amplify and complement 

regional policy, on matters specific to the local circumstances which 

exist within particular DRCs (see Para 2.35). 

 

4.32 Although these places are not nucleated settlements, they will have to 

be more than just open countryside. A build-up or cluster of recently 

built houses will normally not be considered as fulfilling this criterion. 

 

4.33 The countryside is a unique resource. It contains landscapes of 

considerable quality and amenity, important indications of our cultural 

heritage and is also significant in terms of nature conservation and 

biodiversity by providing habitats for wildlife, flora and fauna. It is a 

recreational resource and a considerable tourist asset. The countryside 

is also home to our agricultural industry and to a considerable and 

growing rural community. 

 

                                                            
7 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 

11. Vol. 
  1. Countryside Assessment.   
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4.34 However, while the countryside has traditionally contained a 

substantial number of individual houses and other buildings, significant 

concern has been expressed by many about development trends and 

the enhanced pressures being exerted on the countryside, particularly 

in view of the Executive’s commitment to sustainable development. 

 

4.35 Over development in the open countryside would have the potential to 

bring with it significant environmental, financial and social costs. These 

can be manifest through for example suburban sprawl, habitat loss and 

adverse impact upon water quality particularly from the increased use 

of non-mains sewerage systems. It also has the potential to impact 

upon the sustainable growth of our towns and villages.  

 

4.36 Agriculture continues to be of major importance to the economy of the 

rural area. With the restructuring of the industry ongoing in response to 

the continuing change to agricultural support measures by the 

European Union, agricultural diversification is likely to increase in 

importance as a means of maintaining or increasing farm income and 

employment. The planning system will therefore continue to 

sympathetically view appropriate farm diversification schemes. 

 

4.37 Opportunities also exist for tourism growth, particularly through the 

sympathetic conversion or re-use of existing buildings in the 

countryside. Exceptionally, new build accommodation may also be 

acceptable. 

 

4.38 Appropriate industrial and commercial enterprises, including minerals 

development and necessary infrastructure will be facilitated, as well as 

proposals for new community buildings and uses where these meet 

local needs.  

 

4.39 Annex 3 sets out the Settlement Appraisal for the towns, villages and 

small settlements across the Lisburn & Castlereagh City Council area.   
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4.40 A separate Urban Appraisal will be prepared for the areas identified in 

BMAP as ‘Metropolitan Lisburn’ and ‘Metropolitan Castlereagh’.  

 

5.0 KEY FINDINGS 

 

5.1 A summary of the key findings are as follows:- 

 

 To consider ways for managing development and plan for future 

development within the rural area of Lisburn & Castlereagh City 

Council Area taking into account the details of the Countryside 

Assessment. 

 

 Environmental Assets – there is a wealth of environmental 

assets both built and natural across the Council area.  

Opportunities may exist to identify new features considered 

worthy of protection.  Additionally accesses to these assets could 

be further considered to consider ways of opening up 

opportunities for sympathetic development and to contribute 

towards improving people’s health and well-being. 

 
 Landscape Assessment – the variety of landscape types across 

the Council area adds to the character and setting of the towns, 

villages and small settlements.  These should be taken into 

account with any future proposals resulting from the Settlement 

Appraisal. 

 
 Development Pressure Analysis – this analysis indicates the 

trend of rural house builds across the Council area.  Numbers of 

planning decisions in relation to single dwellings INSERT. 

 
 Settlement Appraisal – to consider any future opportunities for 

growth or restriction of the settlements within the Council area, 

taking into account the environmental and landscape 
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characteristics, and considering ways to manage those areas 

which have experienced, or are continuing to experience, 

development pressure.   

 

6.0 CONCLUSION 

 

 

6.1 The purpose of this paper has been to provide base line information on 

the rural area within the Lisburn City & Castlereagh City Council area. 

 

6.2 It is therefore recommended to members that: 

 

(i) This report is considered and revised as necessary. 

 

(ii) Local and regional organisations representing groups under 

Section 75 are identified, included in the Statement of Community 

Involvement and consulted with as part of the process of 

formulating a new development plan. 

   

(iii) The needs identified are used as a working draft for the 

preparatory studies for the Local development Plan, and are 

taken into account when formulating both the aims and objectives 

of the plan and future policy. 

 

(iv) Consideration is given to the countryside assets of the council 

area and Members’ suggestions on change/future improvements 

will be subjected to a sustainability appraisal.  
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Annex 1: Landscape Character Area Descriptions 

 

East Lough Neagh Points: 

 

A rolling agricultural landscape with relatively small fields and overgrown 

hedgerows on an area underlain by Lough Neagh Clays on the eastern  

fringes of Lough Neagh. There is a strong contrast in the scale and pattern of 

the farmland between the rolling margins of the basalt plateau and the flat 

clay landscape on the fringes of Lough Neagh. Linear shelterbelts subdivide 

the farmland and mature hedgerow oaks and willows line the roads in this flat 

clay landscape. The large arable fields are drained by straight ditches and  

enclosed by gappy hedgerows. The rolling farmland to the east is mostly  

small in scale, with overgrown hedgerows and numerous smallholdings. 

 

The fringes of Lough Neagh are renowned for their wildlife and habitat value.  

Extensive areas are designated as ASSI for fen/marsh and moss habitats, 

which support many rare examples of flora and fauna. The entire fringe of 

Lough Neagh is also designated as a Special Protection Area (recognising its  

importance as a habitat for breeding birds)8. 

 

 

Portmore Lough Fringe: 

 

An area of pasture and fen on the low-lying flat landscape on the shores of 

Portmore Lough. The area is underlain by Lough Neagh Clay and becomes  

increasingly waterlogged towards the margins of the lough. The larger  

pastures on higher land towards the edges of the Lough Neagh Shores are  

enclosed by overgrown hedgerows, but the fields become progressively 

overgrown by regenerating scrub and fen carr on the margins of Portmore 

Lough. There are few views to Portmore Lough, as it is screened by dense  

fen carr. The traditional settlement pattern is of tiny houses many of which  

                                                            
8DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 1. 
Countryside Assessment.  
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were thatched scattered along narrow roads, and small farmsteads at the end  

of narrow, straight tracks. There has been some recent ribbon development  

but this is limited and the landscape retains a rather wild, remote character. 

The ancient moated churchyard to the west of the village of Lower Ballinderry  

has a special, remote character; it is on an island virtually surrounded by fen  

carr9. 

 

 

Donaghcloney Valley: 

 

The Donaghcloney Valley is at the head of the broad River Lagan valley. It is 

a broad, flat-bottomed valley which lies between the Upper Ballinderry  

Plateau to the north and the Kilwarlin Plateau to the south. The River Lagan 

meanders tightly at the entrance to the broader valley to the north east and is 

a prominent focus in views.  

The principal settlement of Magheralin has a clustered form. It is surrounded  

by open arable farmland, although the river corridor has a relatively small- 

scale landscape pattern, with some prominent lines of mature trees10. 

 

 

Kilwarlin Plateau: 

 

The escarpment slopes of the Kilwarlin Plateau overlook the Lagan Valley 

and extend from Hillsborough to Moira. The plateau dips very gradually to the  

west, from a height of 146m at Fort Hill to 122m at Red Hill. It has an 

undulating surface, with rounded summits echoing the drumlin form. The  

plateau is an extension of the Hillsborough ridge but the landform is less 

dissected and has a more tranquil, rural character. 

 

The farmland is subdivided into medium-sized fields by neat hedgerows.  

There are numerous mature hedgerow trees - principally oak, ash and 

                                                            
9 http://www.doeni.gov.uk/niea/land‐home/landscape_home/country_landscape/63/63‐land.htm  
10 http://www.doeni.gov.uk/niea/land‐home/landscape_home/country_landscape/80/80‐land.htm  
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sycamore – scattered throughout the landscape. The hedgerows on more 

elevated land contain gorse and have a clumpy character, but in general, the 

landscape pattern is very consistent, with few irregularities11. 

 

 

Dromore Lowlands: 

 

The Dromore Lowlands is a relatively low-lying landscape to the south of the 

Kilwarlin Plateau. This is an area of small, rounded drumlins surrounded by  

low-lying rough pastures, moss and regenerating scrub. The largest of these,  

Big Bog, is an extensive, waterlogged area of low scrub. The network of  

narrow roads connects tracts of higher ground and their associated farms and  

settlements. The low hills are dominated by a smooth patchwork of pastures,  

bounded by straight hedgerows. This pasture contrasts with the rough texture  

of the moss. There are many small groups of farm and residential buildings  

along roads on higher land, with clusters of houses at the intersection of  

roads. Views open and close as roads skirt around the larger areas of moss.  

There are many hedgerow trees and stands of trees associated with 

farmsteads12. 

 

 

Slieve Croob Summits: 

 

The Slieve Croob Summits are a series of rounded summits formed from  

intrusive igneous rocks within a surrounding lowland area of sedimentary  

rocks. They stand out as distinct massive rocky summits with thin grass cover  

and shattered rocky screes. The land rises to a height of 534m at Slieve  

Croob. The lower slopes are marginal pasture divided by broken stone walls  

and small stone cottages, many of which lie derelict. Stunted, wind-sculpted  

trees stand against these cottages or nestle in the more sheltered slopes of  

                                                            
11 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
12 http://www.doeni.gov.uk/niea/land‐home/landscape_home/country_landscape/82/82‐land.htm  
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this exposed environment. The summits are an open, rugged landscape, with 

only a few conifer plantations. Drumkeeragh Forest, on the slopes of White 

Hill, is the largest. Few roads cross the landscape but viewpoints such as 

Windy Gap allow panoramic views over the surrounding lowlands, as well as 

across to the Mourne Mountains. The prominent ridge-lines are visible from 

miles around, particularly those formed by the Slieve Croob/Slievenisky 

complex and Slievegarran. Cashels, raths and standing stones are found on 

many of the slopes leading to the Slieve Croob summits. The most important 

is the Legananny Dolmen, an important chambered grave site13. 

 

 

Craggy Dromara Uplands: 

 

An elevated drumlin landscape to the east of Dromara with a rugged, 

relatively wild character and a rough texture. The summits are separated by a 

rolling plateau of marginal farmland and the rounded drumlin landform is 

broken by numerous rocky outcrops and clumps of gorse. Pastures are of 

varied shapes and sizes and many are enclosed by low, broken stone walls. 

Overgrown hedgerows, clumps of gorse, rocky outcrops and patches of 

marshy farmland give the landscape an untamed character, although these 

pockets of rough land are interspersed by rolling pastures. There are no 

woodlands, but stands of Scot's pine and groups of mature oak trees shelter 

some of the older farmsteads. Holly is characteristic of hedgerows. Traditional 

white farmsteads with stone barns are prominent and are often sited close to 

dramatic rocky outcrops. A rath, sited on a local skyline to the north west of 

Dromara, is a special local landscape feature and forms part of the setting for 

the attractive historic mill buildings at Woodford14. 

 

 

 

 

                                                            
13 http://www.doeni.gov.uk/niea/land‐home/landscape_home/country_landscape/87/87‐land.htm  
14 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment.  
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Hillsborough Slopes: 

 

The Hillsborough Slopes are found to the west of the Ravarnet Valley. The 

area includes the elevated ridge on which the town of Hillsborough is sited, 

together with the rounded ridges and hills of its marginal slopes. The gently 

rolling, shallow ridges and rounded hills on the slopes of the Hillsborough 

ridge have no particular alignment but the centre of the landscape character 

area is dominated by a number of broad, rounded ridges, each with an east-

west alignment. On the lower slopes, the landform is strongly influenced by 

the drumlin form and there are many egg-shaped and rounded summits. The 

farmland is divided into an orderly patchwork of fields and hedgerows. All the 

fields have straight edges but they vary in shape and size; large arable fields 

predominate on the broader slopes but these are interspersed with pockets of 

smaller paddocks, particularly on the ridge-tops and close to areas of 

residential development. Scattered hedgerow trees have a strong visual 

influence. They have no discernible pattern, although the number of trees 

increases towards the lower slopes and there are sometimes clusters of trees 

close to traditional farmsteads. The ridge-tops have a relatively open 

character and the scattered farmsteads are focal points in all views. They are 

generally set back from the road and are reached by long tracks; cottages 

and barns (some derelict) are sited along the many narrow roads. 

Hillsborough Park dominates the highest point of the ridge, the walled 

woodland providing a strong contrast in character with the open farmland15. 

 

 

Ravarnet Valley: 

 

The Ravarnet Valley landscape is found to the south of Lisburn, in the broad 

valley of the Ravarnet River and its tributaries. The lowland has an undulating 

landform, with numerous shallow drumlins and elongated, rounded hills. Many 

of the drumlins have a rather amorphous form and are separated by shallow 

                                                            
15 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment.  
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hollows; the inter-drumlin hollows are often poorly drained, with patches of 

marsh and a hummocky, uneven terrain. The broader floodplains have a 

more remote, tranquil character and the relatively long views in these areas 

contrast with the enclosure of the surrounding drumlin landscapes. The neat 

patchwork of fields and hedgerows on the drumlins is less predictable in the 

floodplains and is sometimes interrupted by patches of dense carr woodland, 

rushes and gorse. There are some Loughs on parts of the valley floor, 

particularly in areas where the valley floor has a slightly undulating landform. 

The group of Loughs to the north of Magheraknock are particularly attractive. 

 

The area has a fairly homogeneous character, with a patchwork of farmland 

and hedgerows, interspersed with numerous small farmsteads. The farms are 

always sited on the mid slopes of the drumlins and are linked by winding, 

narrow roads which follow the higher ground. Hedgerow trees are scattered 

thinly throughout the landscape and have an important visual presence. 

Stands of mature trees are concentrated around farmsteads and patches of 

damp woodland thrive in waterlogged areas. A larger area of woodland 

persists at Larchfield estate, on the eastern slopes of Windmill Hill, although it 

is largely hidden behind the high stone walls which surround the estate16. 

 

 

Ballygowan Drumlins: 

 

The Ballygowan Drumlins area is underlain by ancient Silurian rocks which 

have been covered by glacial deposits. The smooth, rolling drumlin landforms 

create a dynamic landscape pattern and the eye is constantly drawn to 

landmarks, such as prominent houses and hilltop features. Ground levels fall 

gradually towards Strangford Lough and in more low-lying areas, the drumlins 

exhibit a relatively waterlogged character.  

To the south east of Dundonald, the Enler Valley has a particularly subtle, 

intimate landscape. The scenic, lush valley slopes provide a contrast to the 

                                                            
16 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment.  
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wetlands and meadows of the valley floor, where the abandoned, overgrown 

railway embankments are a local landscape feature17. 

 

 

Castlereagh Plateau: 

 

This landscape character area occupies much of Castlereagh and extends 

into adjacent areas to the west and south. It is underlain by Silurian 

sedimentary rocks but its geomorphology has been strongly influenced by 

glaciation which has created a compact rolling landform of small hummocks 

and narrow valleys. Its fertile soils create rich pasture, which is the 

predominant land use of the area. Small fields are partitioned by hedges, 

which rise and fall across the landscape, emphasising its contours. The 

hedges, although often unmanaged and gappy, imbue the landscape with a 

prominent structure and texture, occasionally enhanced by hedgerow trees. 

Although large woods are scarce, hedgerow trees and small copses create 

the impression of a well-wooded landscape, especially within low-lying 

hollows and valleys. Occasional areas of marsh also help to break up the 

impression of uniform pasture. 

 

Due to its proximity to Belfast, the area is well settled and is also dissected by 

a network of roads and small lanes. The landscape possesses an intriguing 

mix of scales, sometimes offering long distance views to the sea or the 

mountainous backdrop of Slieve Croob across a rhythmic rolling landform, 

and sometimes presenting a more intimate, small scale experience due to the 

enclosure by hills, hedges and trees18. 

 

 

 

 

 

                                                            
17 http://www.doeni.gov.uk/niea/land‐home/landscape_home/country_landscape/95/95‐land.htm  
18 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
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Belfast/Lisburn: 

 

The Belfast/Lisburn Landscape Character Area encompasses the Belfast and 

Lisburn urban areas, together with their broader landscape setting. It is 

defined by the steep ridges and escarpments, which enclose the Lagan 

Valley at the head of Belfast Lough. Belfast is mostly contained within the 

valley, although urban development has spread along the narrow coastal 

strips to the north and south of the Lough and inland along the Lagan and 

Enler Valleys. The City of Lisburn is also sited on the River Lagan but is 

further upstream and enclosed by slightly lower slopes. There are long views 

over both urban areas from the surrounding upland landscapes. 

 

The steep escarpments and ridges on the margins of the city provide a series 

of landmarks. The Belfast Basalt Escarpment to the north has a rugged, 

untamed character; Carnmoney Hill, an outlier to the north west of the basalt 

escarpment, dominates the landscape setting of Newtownabbey; the 

Craigantlet Escarpment on the fringes of the Holywood Hills encloses East 

Belfast and the slopes of the Castlereagh Escarpment provide a continuous 

backdrop to the urban districts of South Belfast and Castlereagh19. 

 

 

Holywood Hills: 

 

The Holywood Hills extend across west North Down Borough, forming an 

area of undulating upland in the centre of a ring of settlement which includes 

Belfast, Holywood, Bangor, Newtownards and Dundonald. Proximity to these 

settlements makes the area an important recreational resource and its easy 

accessibility, rural identity and exposed, wild character are important 

characteristics. The plateau drops steeply to Belfast/Lisburn to the south 

west, and to the Bangor Coastline to the north. 

 

                                                            
19 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
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A landscape of undulating pastures, conifer plantations, deciduous 

shelterbelts and estate woodlands creates a well wooded character; views 

are short and there is a sense of enclosure, except on the highest summits. 

The numerous large reservoirs add an extra visual and recreational element 

to the landscape. The hills retain a relatively undeveloped, rural character. 

This is, in part, a result of the undulating landform and tree and hedgerow 

cover, which provides a visual screen. Scattered housing is rarely dominant 

along the network of small roads20. 

 

 

Craigantlet Escarpment: 

 

The Craigantlet Escarpment is a prominent ridge of Silurian rocks, which 

forms the escarpment to the Holywood Hills. The escarpment encloses and 

shelters the urban edge of east Belfast, which pushes up against the ridge, 

extending into the woodlands at Stormont. The government buildings stand 

out as a major landmark, situated high up on the ridge. A dense network of 

woodlands and avenues gives the landscape a robust structure, particularly 

around Stormont. Green pastures extend along the ridge, divided by 

hedgerows and shelterbelts. The rural/urban interface is strong and well 

defined. There are clear views to the ridge from the surrounding lowlands and 

adjacent escarpments, including an important view across Belfast Lough from 

the M2 at Newtownabbey; any development on the ridge is highly visible21. 

 

 

Castlereagh Slopes: 

 

The Castlereagh Slopes are the steep slopes of the north western margins of 

the Castlereagh Plateau, to the south east of the Belfast/Castlereagh urban 

area. The prominent ridge has a smooth, rolling landform and a steep 

                                                            
20 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
21 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
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gradient. It averages 130m but at Braniel Hill, reaches an approximate height 

of 170m. It is deeply dissected by steep glens, which are generally well 

wooded. The broad slopes of the ridge are divided into a patchwork of 

undulating pastures and hedgerows. The remnant landscapes of the many 

historic estates and country houses of the Lagan Valley remain an important 

influence. Avenues and lines of mature beech trees mark the entrances, 

carriage drives and former estate boundaries and the buildings themselves 

are often important features in the landscape22. 

 

 

 

Lagan Parklands: 

 

An amenity parkland landscape set within the historic, designed landscapes 

of a series of 18th and 19th century estates. The undulating, steep slopes of 

the narrow river valley are well-wooded, with a variety of formal designed 

landscapes, commercial forests and natural habitats. There is a linked 

sequence of wooded spaces and the deep river valley seems remote from its 

immediate urban surroundings. Golf courses, public open space and playing 

fields dominate areas of flatter land on the upper fringes of the river valley. To 

the south of the river, a neat, rolling agricultural landscape of estate farmlands 

has belts of mature trees. Winding, linear woodlands follow the local streams 

and narrow roads, which characterise the landscape close to the foot of the 

Castlereagh Slopes. 

 

The river corridor is characterised by its early industrial heritage. This is 

reflected in the surviving mill buildings, the disused canal and by numerous 

minor artefacts such as the weirs, sluices and other ruins along the canal 

towpath23. 

 

                                                            
22 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment.  
23 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
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Hummocky Lagan Lowlands: 

 

This hummocky lowland landscape, at the foot of the Castlereagh Slopes, has 

an irregular and varied pattern. Pasture predominates and the patchwork of 

small fields is divided by overgrown hedgerows. However, in some areas, 

especially towards the south and west of the lowland, the former field pattern 

has been eroded to leave only remnant hedgerows and odd clumps of trees. 

There are areas of waterlogged land and extensive patches of scrub 

scattered throughout the lowland. The landscape is an assortment of pasture, 

recreational areas, the remnants of historic estates and private grounds. It 

has a fairly open character, with views to the city and the many large 

industrial and institutional buildings on the urban fringe24. 

 

 

Broad Lagan Valley: 

 

The River Lagan flows in a winding, narrow channel across a very broad, flat 

valley to the west of Lisburn. The river is relatively inconspicuous towards the 

centre of the valley. Arable fields predominate, but there are also pockets of 

smaller pastures and paddocks, particularly on the edges of settlements. All 

the fields are enclosed by hedgerows, with those closer to the river having a 

scrubby, overgrown character and containing willow and downy birch. There 

are numerous hedgerow trees throughout the valley and they contribute 

character and variety to views. The majority of hedgerow trees are ash and 

oak but there are also many beech trees, especially towards the edges of the 

valley. The valley is well settled, with linear villages and farmsteads along a 

dense, branching network of narrow roads which follow minor ridges. Some of 

the larger houses and farms have avenues of mature beech trees and 

shelterbelts which are prominent features in this flat landscape25. 

 

                                                            
24 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
25 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
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Upper Ballinderry Plateau:  

 

A rolling, relatively prosperous farmland landscape on the southern and 

western fringes of Derrykillultagh, which extends to the edge of Lurgan. The 

area has a different land ownership pattern to the upper plateau, with fewer 

larger farmsteads and many estates. There are consequently fewer roads and 

the built development has a more clustered character, with houses 

concentrated into nuclear villages, often with grand avenues of beech trees 

and prominent churches. There is a steep escarpment along the southern 

margins of the landscape, overlooking the Lagan valley; Friars Glen, between 

the village of Aghalee and Soldierstown, also has a fairly steep, wooded 

character26. 

 

 

Derrykillultagh: 

 

The area is characterised by rounded hills and shallow slopes, although there 

are some gullies and the southern boundary of the landscape character area 

is marked by a steeper escarpment slope. Many slopes are divided by 

straight, narrow glens, which form a ladder pattern in views from below. The 

plateau descends gently to the west, where there is a gradual transition to the 

claylands on the edge of Lough Neagh. 

 

The farmland landscape often has a relatively untidy character, with patches 

of gorse and scrub and a rather disconnected hedgerow network. The shallow 

valleys often contain areas of marsh and many fields are partially infested 

with rushes. Gorse and holly are typical hedgerow species and often mark the 

transition to marginal farmland. There are typically small farms and 

smallholdings which are surrounded by paddocks and scattered barns, 

although there is a gradual transition to a landscape of larger fields, hedgerow 

trees and more prosperous farmsteads on the western margins of the 

                                                            
26 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
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plateau. Most farmsteads consist of small, white rendered buildings sited on 

the mid-slopes or local ridges and connected to roads by straight, right-angled 

tracks. The older farmsteads are often focal points in the landscape, 

particularly where they are associated with lines and stands of mature trees. 

A network of straight roads follow the ridges and connect linear villages; most 

junctions are staggered cross-roads27. 

 

 

 

Divis Summits:  

 

The Antrim basalt plateau ends in a series of broad, rounded summits 

overlooking Lisburn and Belfast. The principal summits of Black Mountain, 

Squires Hill and Cave Hill reach up to 400m, with Divis standing at 478m. 

They generally have gentle slopes, with some gullies and abrupt, steep 

slopes in places. However, the summits along the edge of the basalt 

escarpment have much steeper slopes, which plummet towards Belfast. 

Between the summits, the upper plateau has extensive areas of shallow, 

partially waterlogged moss, which is surrounded, by areas of marginal 

farmland. The landscape is relatively open, with extensive areas of windswept 

moss and rough farmland. However, the valley slopes have a more farmed 

character, with straight, overgrown hedgerows, belts of mature trees and 

farmsteads. There are important archaeological remains, particularly on the 

summits of Cave Hill. The landscape has a rather irregular, patchy pattern, 

with areas of scrub and wasteland which are often associated with 

abandoned mineral workings, derelict farmsteads and areas of waterlogged 

or unfarmed land. 

 

 

 

 

                                                            
27 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 
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Belfast Basalt Escarpment: 

 

The edge of the Antrim basalt plateau is well defined by a steep scarp slope 

which wraps around and contains the north west edge of Belfast. The black 

basalt outcrops have a distinctive, sheer profile, which is broken by a series of 

steep, wooded glens. The Hills are pitted with quarries and have a rugged, 

almost brutal character. They provide a dramatic contrast to the dense urban 

areas below. The dark basalt overlies a thin band of chalk, which forms a 

strong contrast in colour whenever it is visible. Belfast Castle, at the northern 

end of the narrow strip, is set in a densely wooded designed landscape, 

which contrasts with the rugged, rural character of the scarp edge. 

 

The lower escarpment slopes are a mixture of hummocky open pasture with 

gappy hedgerows and stands of deciduous woodland on steeper slopes. 

There are extensive areas of regenerating scrub and gorse. Narrow roads 

provide steep links between the ridge-top road and Belfast, winding up the 

basalt edge. The slopes are pitted with quarries. Most are abandoned and 

have a rugged, untidy character and many are associated with fly tipping. The 

quarries are prominent and a strong influence on landscape character and 

quality. The basalt edge provides an opportunity for panoramic views over the 

city of Belfast28. 

 

 

 

Expansive Crumlin Farmland: 

 

The Expansive Crumlin Farmland lies near the eastern shores of Lough 

Neagh, occupying a relatively flat area underlain by rocks of the Upper Basalt 

formation. The land slopes gently from the lower slopes of the Belfast Hills 

(Derrykillultagh) to the fringes of Lough Neagh to the west. Clady Water, 

Dunmore River and the Crumlin River flow from the hills across the farmland 

                                                            
28 DOE (2015) Belfast Metropolitan Area Plan (BMAP) 2015 Draft Plan: Technical Supplement 11. Vol. 
1. Countryside Assessment. 



45 
 

but do not have a strong presence in the landscape. The valleys of the Clady 

and Crumlin rivers are narrow and steep-sided so the water channels are 

relatively inconspicuous. The extensive network of overgrown hedgerows 

gives the area a well treed character, although many are over-mature. 

 

Scattered farms and small villages form the main settlements; farms are 

typically sited at the end of straight tracks, at a distance from the road, while 

more recent housing tends to be sited right alongside the road. The largest 

settlement in the area is the compact town of Crumlin29. 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                            
29 http://www.doeni.gov.uk/niea/land‐home/landscape_home/country_landscape/113/113‐land.htm  
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Annex 2: Statistics Planning Decisions for Rural Dwellings (DOE) 
 
A/W information from DOE Statistics branch 
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Annex 3: Settlement Appraisal 
 
See attached PDF  
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Maps: (1-4)  
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Executive Summary  
 

This Position Paper provides the Council with an overview of matters in relation 

to flood risk, drainage and minerals in the new Lisburn & Castlereagh City 

Council area and to assist in the allocation of development uses up to 2030.  

 

Any future decision making will need to be made within the context of a 

Sustainability Appraisal under the provision of Planning (Northern Ireland) Act 

2011.  This paper is therefore intended to generate members’ ideas on how 

policy and proposals for the new Local Development Plan can be shaped, given 

the development constraints outlined.  

 

It is important to stress that in compiling the Position Paper the best information 

available has been used however it may need revised in light of  the release of 

any new data (particularly in relation to the new Flood Risk Management Plans 

to be published by DARD Rivers Agency during December 2015).     

 

The paper will provide a foundation on which work can commence on the 

Preferred Options Paper as part of introducing the new Plan Strategy for 

Lisburn & Castlereagh City Council to replace that contained in the existing 

Belfast Metropolitan Area Plan. 

 

The aims of the paper are: 

 

 To build the capacity of members to make informed planning decisions, 

particularly within the plan making context; 

 

 To provide baseline information which will inform Development Plan policy 

making at local level; and 

 

 To link with important ongoing work in relation to the development of a 

Community Plan and other strategic work being undertaken by the Council. 
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1.0 INTRODUCTION 
 

 
1.1 The purpose of this paper is to inform the members of Lisburn & Castlereagh 

City Council of matters in relation to flood risk, drainage and minerals in the 

Lisburn & Castlereagh City Council area and to assist in the allocation of 

development uses up to 2030. It sets out the regional and local policy context 

for planning in relation to old drainage, flood risk and minerals and includes the 

identification of all existing water impoundment reservoirs within the new 

Council area.  

 

1.2 This paper contains an evaluation of how flood risk, drainage and minerals can 

be addressed within the context of the Regional Development Strategy and 

regional planning policy. The Council is encouraged to consider flood risk, 

drainage and minerals issues when accommodating growth as they can act as 

a constraint on development or establish a need for new development.  

 

2.0 REGIONAL POLICY CONTEXT  

 

 Regional Development Strategy 2035 (RDS) 

 

Flood Risk & Drainage 

2.1 Policy RG1 of RDS 2035 states that when allocating land for future 

employment uses, areas which are at risk of flooding should be avoided, where 

possible.  

 

2.2 In relation to new development and flood risk, Policy RG8 of RDS 2035 states 

that residential development should not take place in areas which are known to 

be at risk of flooding. This policy also states that as part of the Housing 

Evaluation framework, an assessment of flood risk should be considered when 

allocating land for housing growth.  

 

2.3 Policy RG12 of the RDS 2035 also advises that increased population, changes 

in household size, urban development and our lifestyles are putting pressure 

on our water resources and drainage systems.  
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2.4 Climate change will also have an impact on our water environment. Without 

action there are expected to be discrepancies between water demand and 

availability leading to the potential for water stress in some areas, more water 

quality problems in the natural environment and increased flood events from 

drainage systems, rivers and surface water run-off. Planning for the provision 

of water and drainage infrastructure and treatment facilities is both a practical 

and environmental necessity for regional development.  

 

2.5 The key policy aims of RDS 2035 in relation to water, flood risk and drainage 

are:  

 Integrate water and land-use planning. Land-use planning should be 

informed by current water and drainage infrastructure and future 

investment programmes. This will involve close cooperation between 

planning authorities and the water industry in the preparation of local 

development plans and long-term water strategies. 

 Manage future water demand by reducing waste. To help manage future 

water demand in new developments, initiatives such as grey water 

recycling and rainwater harvesting should be promoted;  

 Encourage sustainable surface water management. This will involve 

initiatives such as Sustainable Drainage Systems (SuDS) in significant 

development proposals. SuDS involve the use of natural systems with 

low environmental impact to dispose of dirty water and surface water in 

order to reduce the amount of water being released back into the 

watercourses.  

 

Minerals  

2.6 In relation to mineral development Policy RG11 is the key policy within RDS 

2035. It states that Northern Ireland has a remarkably diverse range of rocks 

and geomorphological features. While selected sites require protection for their 

scientific, educational and research value, other topographical and geological 

features, if sensibly managed, can play an active role in economic 

development. The key aim of the policy in relation to minerals is to protect and 

manage important geological and geomorphological features.  
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2.7 Policy RG11 also states that designating special areas for protection is an 

effective way of ensuring our wildlife and natural landscapes retain their 

individual characteristics. Some areas are deemed of such importance that they 

are formally designated under various pieces of national and international 

legislation.  One of the key aims of the policy is to protect designated areas of 

countryside from inappropriate development (either directly or indirectly) and 

continue to assess areas for designation.  

 
Regional Planning Policy Statements 

 

PPS 15 Planning and Flood Risk 

2.8 The existing Planning Policy Statement for the assessment and determination 

of development within floodplains is Planning Policy Statement (PPS) 15 – 

Planning and Flood Risk which contains a general presumption against 

development within designated floodplains.  

 

Role of the Development Plan 

2.9 The preparation of a development plan provides a key opportunity for the 

planning authority to consider how best to plan for and facilitate sustainable 

patterns of development in the plan area in accordance with the broader 

sustainability objectives of the RDS and the Northern Ireland Sustainable 

Development Strategy. Flood risk management is one important aspect of 

sustainable development as flooding has far reaching and long term 

implications for society, the economy and the environment.  

 

2.10 The role of development plans and flood risk management has assumed 

greater significance in recent years as a result of implementation of the 

European Union (EU) Floods Directive in Northern Ireland 

 

2.11 When zoning land for development, the Council should adopt the precautionary 

approach and avoid land which has been identified as being at risk of flooding. 

Even if the proposal involves altering the levels of the land to mitigate against 
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the potential for flooding, this will only serve to shift the flood risk to another 

location further along the watercourse.  

  

2.12 When preparing policies for the Local Development Plan, the Council should 

ensure that, where possible, land which has been identified as being at risk of 

flooding is not zoned for certain types of development such as housing or 

industry. Such zoning would eradicate the natural function of such land to act 

as a flood relief pondage area.  

 

2.13 Development plans have a role to play in furthering a more sustainable 

approach to flood management. This includes a number of measures such as:- 

 the careful selection of housing and employment zonings; 

 safeguarding flood plains them from development likely to impact upon 

their flood storage and conveyancing capacity; 

 identifying and safeguarding from development areas of storm 

exceedance; and 

 promoting sustainable drainage schemes. (SuDS) 

 

2.14 Development plans can reduce flood risk to vulnerable development (existing 

or proposed) through planning for storm exceedance. For example, within a site 

zoned for housing or economic development, the plan may, if appropriate, 

designate areas within or close to the site that could preferentially flood during 

extreme weather events, thereby reducing or avoiding flood risk to buildings 

whilst at the same time enhancing biodiversity. 

  

Flood Risk and Climate Change  

2.15 The most recent climate change predictions indicate an increased 

preponderance of hotter drier summers and warmer wetter winters, coupled 

with increased frequency of extreme weather occurrences such as heatwaves, 

dry spells, heavy rain and flooding. 

2.16 Whilst flood risk is generally expected to increase in response to climate 

change, there is uncertainty surrounding the flood risks that particular areas of 

Northern Ireland face both today and in the future. This uncertainty applies both 
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to the degree of climate change that will occur, and the implications this will 

have for rainfall patterns, and the permeability of the land. A precautionary 

approach is, however, recommended. The LDP should take account of the 

“Climate Change 2030” Strategic Flood Map (see Annex 1) as well as Detailed 

Flood Hazard Maps (See Appendices 2 – 8). These identify risks of pluvial and 

fluvial flooding within the Plan area.  

 

 Strategic Planning Policy Statement 

2.17  The final version of the SPSS was published by the Department of the 

Environment in September 2015. The provisions of the SPPS must be taken 

into account in the preparation of Local Development Plans, and are also 

material to all decisions on individual planning applications and appeals. 

   

Flood Risk & Drainage 

2.18 The SPPS seeks to prevent future development that may be at risk from 

flooding or that may increase risk of flooding elsewhere. It promotes sustainable 

development through the retention and restoration of natural floodplains and 

natural watercourses as a form of flood alleviation and an important 

environmental and social resource. It also promotes sustainable development 

through encouraging the use of sustainable storm water management for the 

drainage of new development (SuDS).  The Local Development Plans (LDPs) 

should also promote sustainable drainage systems (SuDS) within the plan area, 

for example, by requiring such solutions, where appropriate, for zoned land as 

a key site requirement.  

 

2.19 The policy objectives within the SPPS in relation to flood risk and drainage are:  

 Prevent inappropriate new development in areas known to be at risk of 

flooding, or that may increase the risk of flooding elsewhere;  

 Ensure that most up to date information on flood risk is taken into account 

when determining planning applications and zoning / designating land for 

development in LDPs;  

 Adopt a precautionary approach to the identification of land for development 

through the LDP process and the determination of development proposals, 
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in those areas susceptible to flooding where there is a lack of precise 

information on present day flood risk or future uncertainties associated with 

flood estimation, climate change predictions and scientific evidence;  

 Manage development in ways that are appropriate to the four main sources 

of flood risk in Northern Ireland i.e. fluvial, coastal, surface water and water 

impoundment (reservoir) breach or failure; 

 Seek to protect development that is permitted within flood risk areas by 

ensuring that adequate and appropriate measures are employed to mitigate 

and manage the flood risks;  

 Promote sustainable development through the retention and restoration of 

natural floodplains and natural watercourses as a form of flood alleviation 

and an important environmental and social resource;   

 Promote sustainable development through encouraging the use of 

sustainable storm water management for the drainage of new development 

(SuDS).  

 Promote public awareness of flood risk and the flood risk information that is 

available and of relevance to undertaking development. Promote an integrated 

and sustainable approach to the management of development and flood risk 

which contributes to: 

- the safety and well-being of everyone, 

- the prudent and efficient use of economic resources, 

- the conservation and enhancement of biodiversity, and 

- the conservation and archaeology and the built heritage 

 

Role of Local Development Plans 

2.20 The Local Development Plan must take account of the potential risks from 

flooding over the plan period and beyond. Flood risk may be a consideration in 

the definition of settlement limits and in decisions concerning the designation 

of new settlements. LDPs should also promote sustainable drainage within the 

plan area (for example through key site requirements). 

 

2.21 LDPs must take account of the most up to date information on flood risk, in 

particular the Strategic Flood Maps prepared by Rivers Agency. 
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2.22 The LDP should apply a precautionary approach to development in areas that 

may be subject to flood risk now or in the future. LDPs should not bring forward 

sites or zone land that may be susceptible to flood unless in exceptional 

circumstances. 

 

Minerals 

2.23 The SPPS recognises that whilst minerals development can deliver significant 

economic benefits, there are also a number of challenges arising from this type 

of development which fall to be addressed through the planning system. The 

planning system has a key role to play in facilitating a sustainable approach to 

minerals development, and ensuring the appropriate restoration of sites after 

working has ceased. However, as the impact of mineral working on the 

environment can never be entirely reversed the broader role and 

responsibilities of government, the industry, customers and key stakeholders 

also need to be recognised. 

 

2.24 The key policy objectives within the SPPS in relation to mineral development 

are:  

 facilitate sustainable minerals development through balancing the need for 

specific minerals development proposals against the need to safeguard the 

environment; 

 minimise the impacts of minerals development on local communities, 

landscape quality, built and natural heritage, and the water environment; and 

 secure the sustainable and safe restoration, including the appropriate re-use 

of mineral sites, at the earliest opportunity. 

 

 

Role of Local Development Plans 

2.25 The SPPS advises that in plan preparation the Council should bring forward 

appropriate policies and proposals that reflect the SPPS but are tailored to the 

specific circumstances of the plan area. In particular, the LDP should:- 
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 ensure that sufficient local supplies of construction aggregates can be made 

available for use within the local, and where appropriate, the regional market 

area and beyond, to meet likely future needs over the plan period; 

 safeguard mineral resources which are of economic or conservation value, 

and seek to ensure that workable mineral resources are not sterilised by 

other surface development which would prejudice future exploitation; 

 identify areas (normally referred to in Development Plans as ‘Areas of 

Constraint) which should be protected from minerals development because 

of their intrinsic landscape, amenity, scientific or heritage value. There should 

be a general presumption against minerals development in such areas, 

however, where a designated area such as an Area of Outstanding Natural 

Beauty (AONB) covers expansive tracts of land, the LDP should carefully 

consider the scope for some minerals development that avoids key sites and 

would not unduly compromise the integrity of the area as a whole or threaten 

to undermine the rationale for the designation. 

 

3.0  EXISTING DEVELOPMENT PLAN 

 

3.1 The Belfast Metropolitan Area Plan (BMAP) 2015 is a development plan 

prepared under the provisions of Part 3 of the Planning (Northern Ireland) Order 

1991 by the Department of the Environment (DOE).  The Plan covers the City 

Council areas of Belfast and Lisburn and the Borough Council areas of 

Carrickfergus, Castlereagh, Newtownabbey and North Down. The Plan was 

adopted on 9th September 2014.  

 

3.2 Volume 3 and Volume 5 of BMAP 2015 sets out policies on the former Lisburn 

and Castlereagh Districts respectively (“District Proposals”).  These policies 

have been developed in the context of the Plan Strategy and Framework 

contained in Volume 1 of the Plan and are in general conformity with the RDS.  

3.3 BMAP 2015 outlines the following with respect to flood risk & drainage and 

minerals within Lisburn and Castlereagh City Council area; 

 

  



12 
 

Flood Risk & Drainage 

3.4 Volume 1 Plan Strategy and Framework, identifies a number of recorded 

flooded areas that significantly affect particular settlements within the Plan 

Area. One of these is the River lagan towards Lisburn, another is the 

Ravarnet River (page 97). Planning applications in these areas must be 

accompanied by an assessment of the flood risk in the form of a Flood Risk 

Assessment (FRA) with particular emphasis on flood resilience and 

resistance1. In relation to flooding, BMAP 2015 also specifies through key site 

requirements where a flood risk assessment may be necessary.  

 

3.5 Prospective developers are advised to liaise early in the formulation of their 

proposals with Northern Ireland Water and Rivers Agency to clarify flooding or 

flood plain issues that may affect particular sites. 

 

3.6 Volume 3 and Volume 5 of BMAP 2015 sets out policies on the former Lisburn 

and Castlereagh Districts respectively.  These policies have been developed in 

the context of the Plan Strategy and Plan Proposals contained in Volume 1 of 

the Plan and take account of the policy contained within the RDS.  

 

3.7 BMAP 2015 Technical Supplement 9 – Public Services and Utilities includes 

the following information in relation to drainage:  

 

NI Water, a Government owned company (GOCO) provides the water and 

sewerage services in Northern Ireland. It is responsible for drainage and 

disposal of surface water from the periphery of a development in accordance 

with the Water and Sewerage Service (NI) Order 1973 and the Amendment of 

1993 (provided the drainage and disposal is within reasonable cost). It will 

adopt storm sewerage infrastructure within a development, provided it is 

constructed in accordance with NI Water under Article 17 of the Order and the 

developer is in possession of a “consent to discharge” from DARD Rivers 

Agency (if required).  

 

                                                           
1 CIRIA C688 Flood resilience and resistance for critical infrastructure. 
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  Rivers Agency, a division of the Department of Agriculture and Rural 

Development is the statutory drainage and flood defence authority for Northern 

Ireland. It regulates storm drainage discharge to natural watercourses and 

assumes responsibility for improvement schemes to alleviate flooding where 

such schemes meet the necessary cost/benefit criteria. Where required, Rivers 

Agency will be consulted in relation to applications for development, which may 

affect watercourses and floodplains.  

  

Minerals 

3.8 BMAP 2015, Volume 1 Planning Strategy & Framework seeks to sustain a living 

and working countryside while protecting areas which are visually or 

environmentally sensitive. 

 

3.9 The diversity of landscapes in the BMAP Plan Area provide a unique resource 

of significant environmental quality. The Metropolitan Urban Area enjoys a 

magnificent natural setting situated at the head of Belfast Lough, between the 

edge of the Antrim Plateau and the Castlereagh and Holywood Hills, with the 

River Lagan flowing through the Cities of Belfast and Lisburn. The Plan 

designates Areas of High Scenic Value (AOHSV) to protect the setting of the 

Metropolitan Urban Area and other areas of particular landscape merit. The 

following AOHSVs are located within the LCCC district: Portmore Lough, 

Magheraknock Loughs, Belfast Basalt Escarpment (majority within Belfast City 

Council Area), Castlereagh Slopes and Castlereagh Escarpment. Policy COU 

6 of the Plan states that Planning permission will not be granted for 

development proposals that would be likely to have a significant adverse effect 

on the quality, character and features of interest in Areas of High Scenic Value.  

 

3.10 In addition, a number of Local Landscape Policy Areas (LLPAs) and 

Landscape Wedges are designated throughout the Plan Area at locations 

which possess significant amenity value, landscape quality or local significance 

and must therefore be protected from undesirable or damaging development. 

Development likely to have a significant adverse effect on designated LLPAs or 

where visual separation between settlements is not maintained, will not be 

approved. There are also a number of Sites of Local Conservation Interest 
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(SLNCIs) designated throughout the Plan Area. Policy for the control of 

development within or SLNCIs is contained within PPS 2: Natural Heritage.   

 

3.11 Mineral exploration and development provides employment and necessary 

materials for construction in localised areas where useful deposits occur. 

However, extraction and processing can have a significant impact on the 

countryside. The Plan recognises the need for a sustainable approach that 

takes account of the need to protect and conserve environmental resources. 

Regional planning policies for mineral developments are currently set out in A 

Planning Strategy for Rural Northern Ireland (See Annex 1).  This contains a 

range of policies for the control of mineral developments, taking into account 

environmental protection, visual amenity, public safety and traffic 

considerations. Mineral developments also need to respect the environmental 

policies contained in PPS 2: Natural Heritage and PPS 6: Planning, 

Archaeology and the Built Heritage. 

 

4.0 STRATEGIC FLOOD MAP AND FLOOD HAZARD MAPS 

 

4.1 The EU “Floods Directive” (2007/060/EC) came into force on 26th November 

2007 and aims to establish a framework that will contribute to reducing the 

impact of flooding on communities and the environment.  

 

4.2 Compliance with this Directive is the responsibility of DARD Rivers Agency who 

have recently begun implementing the Directive by presenting flood risk and 

hazard maps which were published in 2013.  

 

4.3 With reference to flooding in each specific river basin, Rivers Agency are 

currently planning to publish Flood Risk Management Plans (FRMPs) for the 

three main river basins in Northern Ireland (Lough Neagh – Bann, North West 

and North East). These plans are currently at consultation stage and it is hoped 

that they will be published during December 2015. The Council should ensure 

that the new LDP is compatible with these FRMPs.  
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4.4 Rivers Agency, Planning Advisory Unit advises on the flooding potential for 

individual sites which are the subject of planning applications and where 

flooding is likely to occur. Rivers Agency currently operate a presumption 

against development within the floodplain in accordance with Planning Policy 

Statement 15 (PPS 15). Rivers Agency recommends that any flooding policy 

prepared as part of LDP should be closely aligned with the current policy (i.e. 

PPS 15).  

 

4.5 The Rivers Agency Flood Maps (Climate Change 2030 Strategic Flood Map 

and Flood Hazard Maps) contained in Appendices 2 – 9 identify land in existing 

settlements within the Lisburn & Castlereagh City Council District which have 

at least a 1% chance of flooding in any given calendar year. The Flood Hazard 

Maps concentrate on an overall total of 69 Areas of Significant Flood Risk 

(ASFR) within settlements in Northern Ireland (49 of these locations are subject 

to further study), and a total of 5 of the ASFRs fall within the LCCC area (as 

identified in Appendices 3-9).  

 

5.0 FLOOD RESILIENCE 

 

5.1 The Department for Regional Development (DRD) has launched a 

consultation paper entitled “Sustainable Water – A Long Term Water Strategy 

for Northern Ireland2” on the best way forward for managing the water supply 

in Northern Ireland. The paper is divided into 5 separate parts and launched 

for public consultation in June of 2014. 

5.2 Part 3 of the document entitled “Flood Risk Management and Drainage” 

makes a range of recommendations which may be considered when 

preparing the Local development Plan. It calls for the construction of “resilient 

development” which can withstand extreme rainfall events with minimal or no 

flood damage. The document also stresses that the Council should prevent 

development in areas of high flood risk and ensure that future development 

does not increase flood risk. Furthermore, another document published by 

                                                           
2 Sustainable Water – A Long Term Strategy for Northern Ireland, DRDNI June 2014 
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NIEA entitled “Managing Water3” states that the concept of Sustainable 

Drainage Systems (SuDS) should be promoted through future regional 

planning policy and via local development plans. The aims of both these 

documents can be encouraged through the following measures:  

 When zoning land for development, large surface water schemes such as 

lakes, wetlands and wet woodlands could be created to meet the future 

drainage needs of proposed development in the area. A typical example is 

the Craigavon balancing lakes, created in the 1970s to take rainwater from 

the built up area of Craigavon and which also provide a recreational facility 

for the local community.  

 Planning policy should require that drainage proposals are considered at 

the design stage so that the final scheme minimises surface water run-off. 

It is likely that a range of SuDS will be required to ensure this. Typical 

examples include green roofs, permeable paving, soakaways, ponds and 

wetlands.  

 Planning policy should incorporate the requirement for “design for 

exceedance proposals in all new development. In other words, developers 

must indicate how the proposed drainage system will cope in the event of 

surface water run-off flows exceeding normal or expected levels.  

 Planning policy should require that SuDS are the preferred option for all 

new development. Figure 1 shows an example of how Sustainable 

Drainage Systems (SuDS) can be provided.  

 

 

 

 

 

 

 

                                                           
3 Managing Stormwater – A Strategy for Promoting the Use of Sustainable Drainage Systems, NIEA, September 
2011  
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Figure 1 Example of a Sustainable Drainage System (SuDS)  

 Source: https://www.ofwat.gov.uk/future/sustainable/drainage/current 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

6.0 RESERVOIRS 

 

6.1 The incoming Reservoir’s Bill (Northern Ireland) is intended to ensure that the 

existing ‘controlled reservoirs’ in Northern Ireland are managed in a more 

efficient and safety conscious manner.  

 

6.2 Where development is proposed close to a reservoir, the developer will be 

required to carry out a flood risk assessment to show how the development will 

not be at risk of flooding from the nearby reservoir.  

 

6.3 Consequently, when preparing an LDP the SPPS states that new development 

within the flood inundation area of a controlled reservoir can only be justified 

where the condition, management and maintenance regime of the reservoir are 
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appropriate to provide assurance regarding reservoir safety.  Development will 

be precluded where the FRA indicates a likelihood of fast flowing and/or deep 

inundation.  In the Lisburn and Castlereagh City Council District there are 12 

reservoirs, detailed in Table 1. Most of these reservoirs are in, or close to 

existing settlements.  

 

 Table 1: Existing Reservoirs in Lisburn & Castlereagh City District 

Reservoir Name Location Current Status 

Boomer’s Reservoir Derriaghy Road, 

Lisburn 

Not in use - reserve 

Broad Water Old Church Lane, 

Aghalee 

Private 

Culcavy Culcavy Road, 

Hillsborough 

Private 

Duncan’s Dam Duncan’s Road, 

Lisburn 

Not in use 

Hillsborough Castle Pond Hillsborough Castle, 

Hillsborough 

Not in Use 

Knockbrackan Open 

Reservoir 

Saintfield Road, 

Belfast 

Not in use - reserve 

Lambeg Pond Lambeg Road, Lisburn Private 

Park Lake, Hillsborough Park Street, Lisburn Not in use 

Leathemstown Reservoir Hannahstown Road, 

Lisburn 

Not in use 

Monlough Monlough Road, 

Carryduff 

Private 

Stoneyford Reservoir Stoneyford Road, 

Lisburn 

Not in use 

Wallace Park Magheralave Road, 

Lisburn 

Not in use 

 Source: Reservoirs in Northern Ireland, Rivers Agency DARDNI 
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7.0 ACTIVE QUARRIES  

 

7.1 In the LCCC district there are a total of 9 quarries as detailed in Map 1 and 

Table 2 below:  

 

Map 1: Location of Active Quarries within LCCC District and surrounding area 

 
Source: gsni geoindex 

  

Table 2: Active quarries in LCCC District 

 Location Type Owner/Operator 

1 Sandy Bay No 1, 

Shore Road, 

Crumlin 

Sand & Gravel Mulholland Bros. 

Brick and Sand 

2 Sandy Bay No 2, 

Shore Road, 

Crumlin 

Sand & Gravel Northstone 

Materials 

3 White Mountain 

Quarry 

Basalt & Igneous 

Rock excl. granite 

Whitemountain  

Quarries Ltd 
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4 Budore Quarry, 

Dundrod 

Sandstone/Gritstone McQuillan Group 

5 Trummery Lane 

Quarry, 

Maghaberry 

Basalt & Igneous 

Rock excl. granite 

Lisburn 

Envirocare Ltd. 

6 Ballymagarrick 

Quarry, 

Carryduff 

Basalt & Igneous 

Rock excl. granite 

M W Johnston & 

Sons 

7 Temple Quarry, 

Boardmills 

Basalt & Igneous 

Rock excl. granite 

Whitemountain  

Quarries Ltd 

8 Ballystockart 

Quarry, Comber 

Sandstone/Gritstone Whitemountain  

Quarries Ltd 

9 Cashel Quarry, 

Belfast Road, 

Saintfield 

Sandstone/Gritstone Conexpo (NI) Ltd 

 Source: UK Directory of Mines and Quarries 2014 

 

7.2 When preparing an LDP the Council is advised to safeguard mineral resources 

which are of economic or conservation value, and seek to ensure that workable 

mineral resources are not sterilised by other surface development which would 

prejudice future exploitation.  

 

 

 

8.0 KEY FINDINGS 

 

8.1 A summary of the key findings are as follows:- 

 

 Flood Risk and Drainage 

 Local Development Plans should be compatible with and compliment the Flood 

Risk Management Plans which are due to be published by Rivers Agency in 

December 2015; 

 Consideration should be given to avoiding zoning land for residential 

development which has been identified as being at risk of flooding, either on 
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the Strategic Climate Change or the Hazard Flood maps or land close to 

existing reservoirs;  

 Consider opportunities for formulating planning policy which makes drainage a 

key element of design and which promotes the use of SuDS.  

 

Minerals 

 Consider how the new Local Development Plan should safeguard mineral 

resources which are of economic or conservation value, and seek to ensure 

that workable mineral resources are not sterilised by other surface development 

which would prejudice future exploitation;  

 Consider how the Local Development Plan should identify areas which, 

because of their intrinsic amenity value such as designated AONBs including 

area of scientific value or archaeological or historic interest should be protected 

from minerals development 
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Annex 1 – A Planning Strategy for Rural Northern Ireland 

    Minerals Policy 
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Annex 2 Climate Change Flood Risk Map 
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Annex 3 Flood Hazard Extent Maps 

 

See attached PDF 



Public Consultation: Planning - Your Area - Your Voice 
Lisburn & Castlereagh City Council is encouraging the community to get involved in all aspects of 
planning the local area. 

With the majority of planning powers now resting with the Council, we are keen to communicate with 
local people on planning issues arising in the area, and in particular, progress the new Local 
Development Plan (LDP). It is important to the Council that extensive consultation is carried out within 
the community on issues that affect you. 

A draft Statement of Community Involvement (SCI) has been prepared and outlines how we will 
engage with the community in the delivery of our planning functions.  It sets out who, how and when 
the community will be invited to participate in the different stages of the new LDP process and in the 
determination of planning applications, enforcement and other planning matters. 

We are currently running a consultation exercise on our SCI document and would appreciate your 
views and comments. To obtain a copy, please click here or pick up a hard copy at Lagan Valley 
Island. 

We would request that all comments are submitted in writing by no later than Monday 14th 
December 2015 by; 

Email: planning@lisburncastlereagh.gov.uk  

Post: Planning Unit, Lisburn & Castlereagh City Council, Civic Headquarters, Lagan Valley Island, 
Lisburn, BT27 4RL. 

All comments should reflect the structure of the document as far as possible with references to 
paragraph numbers where relevant. 

We look forward to hearing from you. 
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Development Management – Quarter 2 End Statistics  
(July – September) 
 
Live Application Numbers 

 
 
 
 
 

 
  
Applications and length of time in the system 

 
 
 

 
 

 
 
Decisions Issued 

Decisions 
Issued 

July August September Total 

Approvals 90 63 82 235 

Refusals 4 5 4 13 

Total 94 68 86 248 

 

 

Live Planning Appeals 

 
 
 
 
 
 
 

 
Source:  Northern Ireland Planning Portal 

Application 
Category 

Live application numbers
As of 30 September 2015 

Overall 642 

District 
 

Under 12 
months 

Over 12 
months

Total 

Application 522 120 642 

District Numbers 

Castlereagh 2 

Lisburn 8 

Total 10 
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Lisburn & Castlereagh City Council 
 
Council/Committee Planning Committee 

Date of Meeting 2 November 2015 

Responsible Officer Barbara Elliott, Planning Manager 

Date of Report 16 October 2015 

File Reference N/A 

Legislation N/A 

Subject Consultation on Closure of the Northern Ireland Renewables 

Obligation to new onshore wind in 2016 (Published 30 

September) 

 

Attachments DETI Consultation Report 

 

 
1. The purpose of this report is to make members aware of a recent 

Consultation Paper on the Closure of the Northern Ireland Renewables 

Obligation to new onshore wind in 2016 carried out by the Department of 

Enterprise Trade and Investment (DETI). 

 
2. A copy of the report can be found on DETI’s website, at the following link: 

Closure of the NIRO to new onshore wind in 2016 | DETI 

 
3. The UK wide mechanism for incentivising renewable electricity production is 

the Renewables Obligation (RO) in GB since 2002 and the NIRO (Northern 

Ireland Renewables Obligation) in NI since 2005. 

 
4. Under the NIRO, renewable electricity has grown rapidly in recent years 

meeting the Executive’s Programme for Government target of 20% by 2015. 

Expenditure, levied on consumers’ bills across the UK, has supported this 

growth. 

Purpose of the Report 

Background Detail 
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5. On 18th June 2015 the Dept. of Energy & Climate Change (DECC) 

announced its intention to close the ROs across GB to new onshore wind 

from 1 April 2016.  

 
6. On 7 July 2015 further announcements proposed early closure grace periods 

for onshore wind projects that met specific criteria on the date of the original 

announcement i.e. 18 June 2015. These are; 

I. Evidence of planning permission. 

II. Land rights. 

III. An accepted grid connection offer. 

 
7. Projects that meet the early closure grace period criteria will have until 31 

March 2017 to commission and accredit under the RO.  

 

8. Such projects will then have until 31 March 2018 to commission and accredit 

under the RO. 

 
9. DETI has been advised that if Northern Ireland wishes to deviate from the 

revised GB policy approach to new onshore wind, NI consumers will have to 

meet all of the associated additional costs, as these will not be socialised 

across all UK consumers. 

 
10. It is proposed that NI follows the GB position by closing the NIRO to new 

onshore wind from 1 April 2016. This would apply to onshore wind projects of 

all sizes. 

 
11. In order to be eligible for the proposed early closure grace period, cluster-

connection projects will need to demonstrate that they satisfy all of the grace 

period conditions as of 30 October 2015. 

 
12. The eligibility date for wind projects not connecting to clusters, will mirror the 

GB position and is 30 September 2015. 

 
 

Detail 
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13. This paper sets out the key issues and sought views on this proposal in 

relation to the closure of the NIRO with regard to new onshore wind projects. 

There was only a 2 week consultation period from 30 September to 14 

October 2015 (Now closed).  

 
14. This does not affect non-wind technologies.  

 
15. Alignment with the policy of closure for onshore wind projects from 1 April 

2016, should ensure that some 480MW of onshore wind currently awaiting 

grid connection would meet the grace period criteria. This, along with the 

current installed capacity of approximately 800MW would deliver 

approximately 30% of electricity consumption from renewable sources. This 

option will produce the most megawatts installed at least cost to the NI 

consumer. There would be no specific additional cost to the NI consumer 

over and above the standard socialised costs for the NIRO grace periods as 

a whole. 

 
16. Non alignment and retention of the 2017 closure date for all wind projects, 

the cost of this additional generation would not be socialised across the UK 

but would have to be met solely by NI consumers at full cost (not the lower 

level of obligation from which NI consumers have to date benefitted). It is 

estimated that this would add around £5 to a domestic bill per annum for the 

20 year period and approximately £10,000 on a Large Energy Users bill. 

These figures would depend upon what action the DECC Secretary of State 

decided to take if this was the NI position. In other scenarios costs could be 

higher. 

 
17. In the circumstances where there is potential risk that consumer costs could 

increase significantly, the only way to support the majority of onshore wind 

generation with associated benefits in terms of greenhouse gas reductions, 

jobs and wider economic benefits but without incurring further specific 

additional costs to the consumer is to align with the DECC policy and close 

the NIRO to onshore wind in 2016. This would apply to small scale projects 

(single wind turbines) and large scale (wind farms). 

 



4 
 

18. Discussions with DECC have secured a later effective date than GB for 

projects to be eligible for the early closure grace period. In GB, the eligibility 

date is 18 June 2015. 

 
19. DECC agreed to a later eligibility date for NI. The eligibility date for wind 

projects connecting to an identified NIE cluster will be 30 October 2015. 

 
20. Proposals to have non-cluster connections have the same eligibility date as 

cluster connections have been rejected by DECC Ministers. Any further 

attempts to move away from the GB policy position will result in DECC 

legislating for NI to pay all costs that are inconsistent with the DECC policy of 

18 June 2015. The eligibility date in NI for onshore wind non-cluster 

connections will be the date of publication of this consultation document i.e. 

30 September 2015. 

 
21. In order to be eligible for the proposed early closure grace period, projects 

will need to demonstrate that they satisfy all of the grace period conditions as 

of 30 October 2015 for cluster connected projects or 30 September 2015 for 

non-cluster connections. The proposed early closure grace period would 

apply to projects which are able to: 

 

a. Demonstrate that they have relevant planning permission dated no later 

than the relevant eligibility date; 

b. Demonstrate that they have a grid connection offer and acceptance of that 

offer, both dated no later than the relevant eligibility date or confirmation 

that no grid connection is required; and 

c. Provide a Director’s Certificate confirming that, as at the relevant eligibility 

date, the developer or proposed operator of the station owns the land on 

which the station is to be situated or has an option or agreement to lease 

the land or is party to an exclusivity agreement in relation to the land. 

 
22. Projects that satisfy the early closure grace period criteria, and for which they 

will need to apply to Ofgem, would be able to accredit under the NIRO up to 

31 March 2017. If they cannot accredit by that date due to grid or radar 
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delays, they may apply for a further grace period of 12 months up to 31 

March 2018.  

 

23. Subject to Assembly approval, a Closure Order for wind will be made in due 

course. 

 

24. This Closure Order for wind will close the NIRO to all new wind projects from 

1 April 2016. From this date, projects which meet the relevant eligibility date 

and associated criteria will be able to apply to Ofgem to accredit under the 

NIRO up until 31 March 2017. Eligible projects will have a further year to 

accredit under the NIRO should they meet the radar/grid delay grace period 

criteria. 

 

25. Ofgem will only be able to assess eligibility for grace periods once it is 

content that all other eligibility criteria have been met and the project has 

been commissioned. 

 
26. Members are asked to note the detail associated with the related report. 

Recommendation 



 
 

 
RE:  DETI CONSULTATION ON THE CLOSURE OF THE NORTHERN IRELAND 

RENEWABLES OBLIGATION TO NEW ONSHORE WIND IN 2016 
 
I am writing to make you aware of the above consultation by the Department of Enterprise, 
Trade and Investment (DETI). The consultation proposes early closure of Northern Ireland 
Renewables Obligation (NIRO) support to all new onshore wind projects from 1 April 2016, 
unless they meet specific early closure eligibility criteria by specified dates. Projects that 
meet the criteria will have until 31 March 2017 to commission and accredit under the NIRO.  

The proposed eligibility criteria include a requirement for a developer to demonstrate they 
have obtained the relevant planning permission for their project no later than the eligibility 
dates set out in the consultation. The relevant dates are 30 September 2015 for wind 
projects not connecting to clusters and 30 October 2015

I felt it was important to bring this consultation to your attention because of the potential 
impacts of these proposed changes for the planning system, both for applications currently 
under consideration and those that may be the subject of future pre application discussions.  

 for cluster connected projects. 

Full details of the consultation document and instructions on how to respond are available on 
the DETI Energy website www.energy.detini.gov.uk. Please note that the consultation closes 
on 14 October 2015.  

Yours sincerely 
 

 
 
ANGUS KERR 
Director of Planning Policy Division 

                                                            
  

Angus Kerr 
Director 

 Planning Policy Division 
 

Dr Theresa Donaldson 
Chief Executive 
Lisburn City and Castlereagh Council 
Lagan Valley Island 
LISBURN 
Co Antrim 
BT27 4RL 

 

Causeway Exchange 
Level 4 
1-7 Bedford Street 
Town Parks 
BELFAST 
BT2 7EG 
 
Telephone (028) 9082 3323 

 
Email: angus.kerr@doeni.gov.uk 

julie.maroadi@doeni.gov.uk 
 

 
        2 October 2015 

Dear Theresa  

http://www.energy.detini.gov.uk/�
mailto:angus.kerr@doeni.gov.uk�
mailto:julie.maroadi@doeni.gov.uk�
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THE PLANNING (HAZARDOUS SUBSTANCES) (No. 2) REGULATIONS 
(NORTHERN IRELAND) 2015 S.R. 2015 No. 344 
 
I am writing to advise you that this Department has made the above mentioned Regulations 
which will come into operation on 16th October 2015. 
 
The Regulations implement Directive 2012/18/EU on the control of major-accident hazards 
involving dangerous substances  (“the Seveso III Directive”) in respect of the land-use 
planning in Northern Ireland. They revoke and replace the Planning (Hazardous Substances) 
Regulations (Northern Ireland) 2015 (“the 2015 Regulations”). 
 
Copies of the Rule may be purchased from the Stationery Office at www.tsoshop.co.uk or by 
contacting TSO Customer Services on 0870 600 522 or viewed online at 
 
http://www.legislation.gov.uk/nisr/2015/344/contents/made  
 
Yours sincerely 
 

 
 
B Gorman 
Planning Policy Division 

 
 
 
                                                                         

                                     
 Planning Policy Division 
 
 

Level 5 
Causeway Exchange 
1-7 Bedford Street 
Townparks 
BELFAST  
BT2 7EG 
 
Tel: (028) 90 823497 
 
5 October 2015  
 

Dear Sir/Madam  

http://www.tsoshop.co.uk/
http://www.legislation.gov.uk/nisr/2015/344/contents/made
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Website: www.planningni.gov.uk 
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Chief Planner’s Office 
71 Ebrington Square 
Derry~Londonderry 
BT47 6FA 
 
Tel : 028 71314136 
   
   
  
  

 
 
  
  
  
  

29 May 2015  
 

 
Your ref:  
Our ref:  OM/003/2014 
Date:      16 October  2015 

           
 
 
Chief Executives of District Council 
(by email) 

 
 
 
 
Dear Chief Executive 
 
Recent Ombudsman Case – Enforcement Case and Maladministration  
 
Following a recent investigation into the processing of a Departmental enforcement case, the 
Northern Ireland Ombudsman has found evidence of a number of instances of 
maladministration by the Department in its handling of the case. These were: 
 
1. failure to issue an enforcement notice in a timely manner; 

 
2. failure to keep proper records and give reasons for decisions in relation to issuing an 

enforcement notice; and 
 
3. failure to afford priority to an enforcement case in accordance with policy. 
 
The Department has accepted the findings and has provided the complainant with a written 
apology and made a payment as redress for the injustice caused. The Ombudsman has asked 
that we share our learning from this case with councils.  
 
The first failure occurred when there was a 10 month delay in issuing an enforcement notice 
following authorisation at an enforcement group meeting. No explanation for the delay could 
be provided and the Ombudsman found this to be inaction by a public body, constituting 
maladministration. Had an explanation or mitigating factors been provided it is possible that 
the Ombudsman could have come to an alternative view. In the absence of an explanation it 
was clear that the Ombudsman could only reasonably reach a conclusion of 
maladministration. 
 
The second failure was the very brief written records of the enforcement group decisions. 
There was no detail of the discussion or consideration that was given to the decision making. It 
was the Ombudsman’s view that the issuing of enforcement notices warrants focused attention 
within an organisation. There was no record of the rationale behind the decision making that 
informed the enforcement decision. In the absence of recorded evidence it was not clear why 
a decision was made to issue an enforcement notice. The Ombudsman found that the failure 
to keep proper records and to explain the reasons for such an important decision to be 
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contrary to the third principle of Good Administration which requires a public body to be open 
and accountable by keeping proper and appropriate records and to give reasons for decisions. 
The Ombudsman considered this failure to constitute maladministration. 
 
The third failure was the lack of priority afforded to the case when judged against the 
Department’s published Enforcement Strategy (2009). The case had been opened before the 
Strategy was published but the Ombudsman considered that when the Strategy was published 
the Department should have reviewed the case and given it a priority to ensure that it would be 
processed in accordance with the new internal targets identified in the strategy. The 
Ombudsman considered that the Department’s failure to comply with its own policies to be 
contrary to the first principle of Good Administration which requires a public body to ‘get it right’ 
by acting in accordance with the public body’s policy and guidance. The Ombudsman 
considered this failure to constitute maladministration. 
 
I trust you find this helpful and if you have any queries, please contact Eamon Lynch on 028 
71314134 or eamon.lynch@doeni.gov.uk. 
 
Yours sincerely 
 
 

 
 
 
 
FIONA MCCANDLESS 
Chief Planner 

 
 



Enforcement Statistics Second Quarter July 2015‐September 2015 Lisburn & 

Castlereagh City Council  

No of live cases less than 12 
months old 

115

No of live cases greater than 1 
year but less than 3 years old 

43

No of live cases greater than 3 
years old 

34

Total no of live cases  192

No of Current Enforcement 
Appeals 

0

No of cases closed in Second 
Quarter 

54

No of new cases opened in 
Second Quarter 

66

No of Notices issued  1

Convictions Obtained  0
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Get in touch +44(0)20 3322 2547  
Conference Search: Search  

How to Operate Skilfully and Advantageously within 
the Scottish Planning System 

Directly from 8 of Scotland's Most Insightful Planners, Lawyers and 
Policy Makers: Skilful Answers to 17 Thorny Questions on the Planning 
System 

Your special price £199 - £40 = £159 

£159 + VAT 

Book Now 

 When: Thursday 26 November 2015 
 Where: Playfair Building, Surgeons' Hall, Nicolson St, Edinburgh, EH8 9DW 

Schedule 

0930 

Registration and coffee 

1000 

Chairman's Introduction 
How to operate skilfully and advantageously within the Scottish planning system 

Chaired by: Fraser Carlin, Head of Planning and Development at Renfrewshire 
Council, who is responsible for the preparation of the Local Plan and input to the 
Glasgow and Clyde Valley Joint Structure Plan. He is a Past Chair of Heads of Planning 
Scotland. 

1010 

Government Policy 
How is the Scottish Government continuing to reform the planning system?  
** How can the planning system deter nimbyism and manage planning conflicts 
between locals and developers? 

Answered by: John McNairney, Chief Planner for the Scottish Government, who is 
responsible for maintaining and developing planning legislation, monitoring delivery of 
the National Planning Framework and providing clear and proportionate planning policy 
and advice. 
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1045 

Affordable Housing 
What is the process of calculating affordable housing need?  
** Should there be a flat rate which applies to all development, in the interests of 
simplicity? 
** What factors ought to inform a relaxation of policy requirements?  

Answered by: Alastair Wood, Director of Planning at Savills, who specialises in 
providing planning advice on commercial and residential projects across Scotland, 
including the Almond Valley project in Perth. 

1125 

Morning coffee 

1140 

Planning Obligations 
To what extent is planning being held back by planning obligations and 
associated work and considerations?  
** How do you deal with local authority "shopping lists" and remote obligations 
which impact on viability and may not enhance quality? 

Answered by: Stefano Smith, Planning Director at Peter Brett Associates, who 
specialises in delivering complex infrastructure, energy and land development 
proposals. He is proactively involved in the RTPI and is to become the RTPI Scotland 
Convenor in 2017. 

1215 

Infrastructure 
How is community infrastructure being delivered and how is this playing out with 
strategic infrastructure?  
** What happens if the body responsible for infrastructure fails to deliver? 

Answered by: Robert Gray, Head of Planning at Aberdeenshire Council, who has over 
30 years’ experience in strategic planning, local development planning, preparing and 
assessing Masterplans and in Development Management. 

1250 

Over-run 

1300 



Lunch 

1345 

Presumption in Favour 
How much weight is being given to the presumption in favour of sustainable 
development? 
** How is sustainability being defined? 
** What is the "planning balance" between environmental, social and economic 
considerations? 

Answered by: Neil Collar of Brodies, one of Scotland's best known planning lawyers, 
who is named as "one of the 100 individuals with the greatest influence over planning 
policy in the UK" by Planning magazine. 

1420 

Land Banking 
Where is the land for housing development? 
** How many unimplemented planning permissions are out there? 
** Is land banking a real problem for housing delivery? 

Answered by: Nicola Woodward, Planning Director at Nathaniel Lichfield & Partners, 
who has extensive experience of leading multi-disciplinary master planning teams for 
major regeneration and development projects. She is a former Head of Planning Policy 
at Newcastle City Council. 

1455 

Development Planning 
How is Strategic Development Planning working vis a vis Local Planning?  
** What is being done to ensure coverage of up-to-date and properly formulated 
Local Plans across Scotland? 

Answered by: Pam Ewen, who is RTPI's Scotland Convenor for 2015. She led 
Tayplan, the Dundee and Perth City Region Strategic Planning Authority. 

1530 

Over-run 

1600 

Close of conference 
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LISBURN AND CASTLEREAGH CITY COUNCIL 
MEETING OF THE PLANNING COMMITTEE – 2 NOVEMBER 2015  
 
ADDITIONAL REPORT BY MR COLIN MCCLINTOCK, DIRECTOR OF 
DEVELOPMENT AND PLANNING 
 
PURPOSE AND BACKGROUND 
 
The purpose of this report is to set out for Members’ consideration a number of 
recommendations specifically relating to the following: 
 
To decide: 
 
1. To nominate Members to attend the TCPA event entitled Garden Cities and 

Suburbs Seminar. 
  
 

ITEM FOR DECISION 
 
1. TOWN AND COUNTRY PLANNING ASSOCIATION – GARDEN CITIES AND 

SUBURBS SEMINAR, 5 NOVEMBER 2015, BELFAST 
 
Attached to this report are details of the above TCPA event which is designed to 
help councillors take advantage of the opportunities to create Garden Cities and 
Suburbs and to understand the key questions around the tools and resources 
available in planning and delivery sustainable growth. 
 
The seminar will be held on Thursday, 5 November 2015 in the Ulster Hall, 
Belfast. 
 
As the event is free, the cost of a Member’s attendance being in connection with 
travel allowance only. 
 
Recommendation 
 
It is recommended that Committee nominate Members to attend the above 
seminar. 
 

 
 
 

 
 

COLIN McCLINTOCK 
DIRECTOR OF DEVELOPMENT & PLANNING 
 
02 November 2015  
 

 



Invitation to FREE TCPA seminar on new NI Garden Cities  
  

Dear Dr Theresa Donaldson, 
  
I am delighted to invite you to a FREE TCPA seminar on opportunities for new Garden Cities 
and Suburbs in Northern Ireland. The seminar is being held on 5th November 10.00am – 
1pm, at Ulster Hall, 34 Bedford Street, Belfast, BT2 7FF.  
  
The seminar is for local authority elected members and officers, planners, business and 
infrastructure providers, government officials, developers, architects, economists, 
consultants, academics and those from NGOs and voluntary organisations - all those 
interested in delivering high quality, sustainable new communities. 

This seminar is designed to help councillors, officers and delivery partners: 

 take advantage of the opportunities to create Garden Cities and Suburbs and 
places that adopt their principles, and how to deliver their benefits; 

 understand the key questions that need to be asked and the tools and 
resources available in planning and delivering sustainable growth; and 

 build on the latest policy hooks. 

Last few places remaining, book here: 
http://www.tcpa.org.uk/events.php?action=event&id=150 

Background to the seminars 

Councils are firmly in the driving seat in planning for and stimulating growth. This FREE 
seminar will highlight the opportunities for councils to think about the long-term future and 
consider whether a Garden City or Suburb could provide the right solution to housing growth 
needs. If you get the right plan for your area, you can help to steer development to where it 
is needed and stop bad planning applications being made in the first place. 
 
By adopting the Garden City approach councils can rebuild trust in the development 
process, offering people a better quality of life by allowing for the highest sustainability 
standards, economies of scale, and better use of infrastructure. Given the scale of the 
challenges facing our communities, there has never been a more important time for councils 
to be innovative and ambitious in meeting local housing needs and aspirations, seizing the 
opportunities to create world-class new communities. 

The TCPA is very grateful to the Lady Margaret Patterson Osborn Trust, David Lock 
Associates and Letchworth Garden City Heritage Foundation for supporting these seminars, 
and for Belfast City Council for hosting the seminar.         
  
I hope you will join us in Belfast next week  
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