
 
 
 
 

 
23 December 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 4 January 2016 
at 6.00 pm, for the transaction of business on the undernoted Agenda. 
 
Please note that food will be available in The Members’ Suite from 5.30 pm 
(please note change of venue) 
 
You are requested to attend. 
 
 
 
 
DR THERESA DONALDSON 
Chief Executive 
 
 
 
 
 



Agenda 
 
1. Apologies 

 
2. Declarations of Interest 

 
3. Minutes 

 
3.1   Minutes of the Planning Committee Meeting held on 7 December 2015 

 
4. Report from the Director of Development and Planning 

 
4.1   Report of a Planning Committee Site Visit 
 
4.2   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 at 
Lands adjoining and south west of 126 Hillhall Road, Lisburn, 
Ballantine Garden Village. 

 
(2) S/2014/0913/F – Major Application – Demolition of existing 

buildings, installation and operation of a solar farm and associated 
infrastructure including PV panels, mounting frames, inverters, 
transformers, substations pole mounted CCTV and fence at the 
former Maghaberry Airfield, Antrim. 

 
(3) LA05/2015/0310 – Major Application – Dry weather shed to house 

building supplies/materials currently stored outdoors at 50 
Stoneyford Road, Stoneyford, Lisburn. 
 

(4) S/2014/0354/O – Major Application – Proposed housing 
development, 29 dwellings.  (Amended P1 form and revised layout 
and concept drainage layout) at 182 Dromara Road, 81 
Drumaknockan Road and land to rear of 178 Dromara Road, 
Drumlough, Hillsborough. 



 
 

(5) S/2015/0018/F – Major Application – Renovation of existing 
clubhouse.  New 3G surface to existing pitch.  All new items to 
include floodlights, dugouts, fencing, tiered seating area, security 
tower, turnstiles, toilet block and associated ground works at 
Lisburn Distillery Football Club, New Grosvenor Stadium, 57 
Ballyskeagh Road, Lambeg, Lisburn. 

 
(6) Y/2015/0015/F – Local Application (Called In) – Proposed 

refurbishment of existing dwelling and the construction of a new 
detached dwelling in side garden including landscaping and car 
parking (Amended plans) at No. 49 Cliveden Crescent, 
Castlereagh, Belfast. 

 
(7) LA05/2015/0317/F – Local Application (Called In) – Proposed new 

dwelling, detached garage and all associated site works on land 
located 40m north of No. 7 White Mountain Road, Lisburn. 
 

4.1.2   Local Development Plan 
 
4.1.3   Development Management 

 
4.1.3.1 Decisions Issued – December 2015 

 
4.1.4   The Planning (Fees) (Amendment) Regulations (NI) 2015 

 
4.1.5   Annual Report of the Chief Commissioner (Planning and Water 

Appeals Commissions) 2014/2015. 
 
5. Confidential Business 
 

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

 
5.1 Consideration of the Planning and Building Control Units Draft Estimates 

of Income and Expenditure for 2016/17 
 

          5.2    Enforcement -  Cases with Court Proceedings for January 2016 
 
(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 & CASTLEREAGH CITY COUNCIL 

 
Minutes of Meeting of the Planning Committee held in the Council 
Chamber, Lisburn & Castlereagh City Council Offices, Island Civic Centre, 
The Island, Lisburn on Monday 7 December 2015 at 6.00 pm 

 

 

PRESENT: 
 
 
 
 
 
OTHER 
MEMBERS: 

 
 

Alderman M Henderson MBE (Chairman) 
 

Aldermen :  D Drysdale, G Rice MBE 
Councillors: U Mackin, L Poots, John Palmer,  
R Butler, P Catney, M Tolerton 
 
Aldermen: J Tinsley,  
Councillors: N Anderson, B Bloomfield, B Hanvey, V Kamble 

  
IN ATTENDANCE: 
 
 
 
 
 
 
 
 
 

Transition Manager 
Planning Manager 
Principal Planning Officers (RH and LJ) 
Senior Planning Officers (AS and PS) 
Committee Secretary  
Attendance Clerk 

 
Cleaver Fulton & Rankin 
Kate McCusker (Legal Advisor) 
 

 
 
Commencement of Meeting 
 
The Chairman, Alderman M Henderson, welcomed everyone to the meeting.   
 
Introductions were made by the Chairman and some Housekeeping and Evacuation 
announcements were made by the Transition Manager. 
 
1.     Apologies 

 
Apologies for non-attendance at the Meeting were accepted and recorded on 
behalf of The Right Worshipful the Mayor Councillor R T Beckett, Councillor A 
Girvin, The Director of Development and Planning and in addition Councillor R 
Butler had advised that he would be arriving late. 
 

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. 
 
The Legal Advisor reminded Members of their duty with regard to Declarations of 
Interest and other points of law.  She stated that failure to declare an interest in a 
Planning Application may invalidate the Council's decision, leaving it open to legal 
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challenge and that it would be a breach of the Code of Conduct and that they may 
find themselves subject of a complaint to the Ombudsman. 
 
She referred to the Protocol for the Operation of the Lisburn & Castlereagh City Council 
Planning Committee which provides guidance on decisions made which are contrary to 
Planning Officers’ recommendations. 

 
Reference was made to Paragraphs 43-46 within the Protocol which state that  
the decision as to whether planning permission should be approved or refused 
lies with the Committee.  The views, opinions and recommendations of planning  
officers may on occasion, be at odds with the views, opinions or decisions of the  
Planning Committee or its Members.  This is acceptable where planning issues  
are finely balanced. 

 
The Legal Advisor further advised Members that the Committee could accept or  
place a different interpretation on, or give different weight to, the various arguments  
and material considerations. 

 
Members were reminded that Committee decisions contrary to officer  
recommendation may be subject to legal challenge.  Members must therefore  
ensure that the reasons for the decision are set out and based on proper  
planning reasons.  Furthermore, the Planning Officer should always be given the 
opportunity to explain the implications of the Planning Committee’s decision. 

 
Therefore decisions contrary to an Officer’s recommendation must be formally 
recorded in the Committee minutes and a copy placed on the application file. 

 
 
The following Declarations of Interest were made: 
 

 Alderman Rice advised that she was a customer of the Applicant re 
LA05/2015/0079/F, however she did not consider that this constituted 
an interest. 

 
 Alderman Drysdale advised that he had received information in respect 

of Y/2013/0043/F but that he did not consider that this constituted an 
interest. 

 
 During the course of the meeting Alderman Henderson advised that a 

relative had at one time received training from the Applicant re 
LA05/2015/0079/F however he did not consider that this constituted an 
interest. 

 
3. Minutes 
 
 It was proposed by Councillor P Catney seconded by Councillor U Mackin and 
 agreed that the following Minutes be signed. 
 

 Minutes of Planning Committee Meeting held on 2 November 2015.  
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 Matters Arising from the Minutes 
 
 The Chairman referred to the site visit, discussed at the previous meeting, which 
 had been arranged for Monday 30 November 2015 but which had not proceeded 
 due to the fact that it had been inquorate.  After discussion it was agreed that this 
 meeting be re-arranged for Thursday 17 December 2015 beginning with lunch at 
 12.30 pm. 
 
 Members were also asked to note that Application Number Y/2015/0065/F 
 (Argos) would be presented to the Committee in its entirely in due course. 
 
  
4.   Report from The Director of Development and Planning 

 
  It was agreed that the report and recommendations of the Director of  
 Development and Planning be adopted, subject to any decisions recorded 
 below:- 
 

4.1 Report from the Head of Planning 
 
  Items for Decision 
 

  4.1.1 Schedule of Applications: 
    

 The Chairman reminded Members that they needed to be present for the entire 
 item.  If absent for any part of the discussion they would render themselves 
 unable to vote on the application. 
 

 The Chairman advised that there were a number of speakers in attendance at 
 this particular meeting who would be making representation on some of the 
 applications and that therefore the Schedule of Applications would be taken out 
 of order to enable these applications to be taken first. 
 
 Members were asked to note that Planning Application LA05/2015/0124/O – Item 
 4.1.1.4 has been withdrawn from the Schedule at the request of the Agent. 
  

  (2) LA05/2015/0079/F – Major Application – Change of use from vacant trade 
  showroom with associated car parking to hairdressing salon and millinery 
  manufacture, Unit 1, 127 Ballynahinch Road, Carryduff, Belfast. 

 
  The Committee considered the Application as outlined within the Report of 
  the Planning Officer who highlighted the following issues as being: 
 

 BMAP Zoning 
 Public Inquiry 
 Principle of Development 
 Town Centres and Retailing 
 Planning and Economic Development 
 Justification of Site Selection 
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  During the Officer's presentation Councillor R Butler entered the meeting at 6.21 
  pm. 
 

The Committee received Mr Keith Kane, the Applicant, who spoke in support of 
the Application highlighting: 

 
 The training element of his business 
 His world champion status in competitive events 
 The derelict state of his current premises 
 The lack of alternative premises suitable for his use 
 The Millinery element of his business 
 The numbers he hopes to employ 
 His plans to offer confidential services re implants and cancer patient care 

 
  This was followed by a question and answer session. 
 
  The Committee received Councillor N Anderson who spoke in support of the 
  Application highlighting: 
 

 Economic benefit the development would bring to the area 
 Support from local residents 
 The international nature of the proposed business 
 The main strands to the business were not retail 
 Lack of suitable alternatives 

 
  This was followed by a question and answer session. 
 
  The Committee received Councillor B Hanvey who spoke in support of the 
  Application highlighting: 
 

 The contribution the Applicant has made to the Carryduff area 
 Four other Applications which had been approved which had also had an 

impact on the Town Centre function 
 
  This was followed by a question and answer session. 
 
  The Committee received Mr Trevor Lunn MLA who spoke in support of the 
  Application highlighting: 
 

 The world renowned nature of this business of which hairdressing was 
only a small part. 

 The retail element currently at the proposed site 
 That this is the only available site which is suitable 
 Carryduff was no longer a Town Centre – the Shopping Centre was now 

derelict and the proposed site was only approximately half a mile away. 
 
  This was followed by a question and answer session. During the ensuing  
  discussion Alderman G Rice made comments in relation to the Officer's  
  Report.  The Chairman intervened outlining that the Officer’s Report was  
  accurate at the time of being presented to the Committee and was provided to 
  support Members and to inform their decision.  At this point Councillor Catney 
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  stated that he wished to distance himself from comments made by Alderman 
  Rice. 
 

At the culmination of the discussion and ensuing debate, the decision was put to 
a vote and by a majority of 5:0, with 3 abstentions, it was agreed that the 
recommendation of the Officer would not be accepted.  (Councillor Butler was 
unable to vote or take part in discussions as he had not been in attendance for 
the entire consideration of the item).  

 
  The Chairman stated that the Professional Officer's recommendation to refuse 
  planning permission had fallen and that a new motion was now under  
  consideration.  Section 45 of the 2011 Planning Act states that in dealing with 
  planning applications, the Council, must have regard to the local development 
  plan, so far as material to the application, and to any other material   
  considerations. 
 
  It was then proposed by Councillor Poots, seconded by Councillor Catney and 
  agreed that the reasons cited for the approval of the application were 'The  
    Economic benefits of the development through the creation of new jobs or  
  possible loss of local employment'. 
 
  At this stage the Chairman declared the Planning Application approved for the 
  reasons stated above. 
 
  The Chairman highlighted that because the application had been recommended 
  for refusal, no conditions had been drafted.  Conditions would now need to be 
  discussed and agreed in principle with the precise wording of these being  
  delegated to the Head of Planning in accordance with section 7 of the Local 
  Government (NI) Act 2014. 
 

After discussion it was proposed by Councillor Catney that a condition was 
drafted to place restrictions on the approval. The Chair confirmed that a condition 
should be drafted and asked the Senior Planner for a suggested condition. This 
was provided as follows - ‘The premises hereby approved shall be used for Class 
A1 (d) Hairdressing, Class B1 millinery manufacture and Class A1 (e) the display 
of millinery goods for retail sale and for no other purpose in the Schedule to the 
Planning (Use Classes) Order (Northern Ireland) 2015.  

 
  The Chairman stated that the new motion before the Committee was to approve 
  Planning Permission for LA05/2015/0079/F – change of use from vacant trade 
  showroom with associated car parking to hairdressing salon and millinery  
  manufacture at Unit 1, 127 Ballynahinch Road, Carryduff, Belfast in accordance 
  with the planning reasons agreed at this meeting and for the precise wording of 
  conditions, agreed in principle at this meeting, to be delegated to the Head of 
  Planning. 
 
  The motion was proposed by Councillor Poots, seconded by Councillor Catney 
  and carried by a majority of 5:0, with 3 abstentions (Councillor R Butler being 
  unable to vote). 
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  Adjournment of Meeting 
   
  At this stage (8.20 pm) the Chairman declared that the meeting was being  
  adjourned for a five minute comfort break. 
 
  Councillor M Tolerton left the meeting and did not return (8.20pm) 
 
  Resumption of Meeting 
   
  The Meeting resumed at 8.25 pm  
 

   (5) Y/2015/0020/O – Local Application (Called in) – Proposed infill dwelling 
  and garage adjacent to No 14 Lisleen Road East, Comber 

 
  The Committee considered the Application as outlined within the Report of  
  the Planning Officer who highlighted the main issues as being:   
 

 Principle of Development 
 Sustainable Development in the Countryside 
 Ribbon Development 
 Integration and Design of Buildings in the Countryside 
 Rural Character    

 
The Committee received Mr Andrew Stephens who spoke against the Application 
outlining: 

 
 Inaccuracies in respect of the original site address 
 Lack of engagement with objectors 
 Inaccuracies within the Planning Officer's Report 
 Boundary issues 
 Traffic issues 

 
  The Committee, having considered the information provided within the Report of 

the Senior Planning Officer and by Mr Andrew Stephens, agreed, by a majority 
of 7:1 with no abstentions, to approve the application for the reasons outlined in 
Officer’s report and subject to the conditions stated. 

 
  (1) Y/2013/0043/F – Major Application – Erection of 53 dwellings to include 17 

  detached and 36 semi-detached dwellings (change of house types on 
  plots 328-334, 355-372 and 378-382 from previous approval Y/2009/0332 
  and to include additional lands) and all other associated site works  
  (Amended Plans) on lands 100m East of Nos 24-48 Ardmore Avenue and 
  accessed from Old Mill Heights. 

 
 The Committee, considered the information provided within the Report of the 
Senior Planning Officer who highlighted the main issues as being: 

 
 Principle of Development 
 Access, Movement and Parking 
 Quality Residential Environments 
 Open Space, Sport and Outdoor Recreation  
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  After consideration it was agreed unanimously to approve the application as 
  outlined in the Officer’s report and subject to the conditions stated. 
 

  (3) LA05/2015/0464/F – Local Application (Mandatory) – Proposed Domestic 
  Garage, 44 Clontara Park, Lisburn BT27 4LB. 

  
  The Committee considered the Application as outlined within the Report  
  of the Planning Officer who highlighted the main issues as being: 
 

 Principle of Development 
 Residential Extensions and Alterations 

 
  During the above presentation, Alderman G Rice left the meeting at 9.20 pm 
  returning at 9.25 pm – this rendered her unable to speak or vote on the  
  Application. 
    
  The Committee, having considered the information provided within the  
  Report of the Senior Planning Officer, agreed unanimously to approve the  
  application for the reasons as outlined in Officer’s report and  subject to the 
  conditions stated (Alderman G Rice being unable to vote as she had not been 
  present for the entire consideration of the item). 
 

 (4) LA05/2015/0124/O – Local Application (Called in) – Farm Dwelling on 
  lands located 100m Northwest of the junction between Tornagrough Road 
  and Rusheyhill Road, Budore, Belfast   BT17 0NL 

 
  The Committee noted that the above Application had been withdrawn from 
  the schedule by the Agent pending receipt of additional information. 
 
  The two Senior Planning Officers left the meeting at 9.30 pm. 
    

 Items for Noting 
 
4.1.2 Local Development Plan 
 
Members noted information provided by The Principal Planning Officer (LJ) within 
a Report and three Position Papers one focusing on Tourism, a second focusing 
on Open Space, Sport and Outdoor Recreation and a third focusing on Waste 
Management.  It was agreed that Members should note the information but that 
the Officer be invited to present the information to the Committee at its next 
meeting when more time could be devoted to it. 
 
Members also noted a verbal update from the Planning Manager in respect of the 
Statement of Community Involvement. 
 
4.1.3 Development Management  
 
  4.1.3.1 Decisions Issued – November 2015 
 
Members noted that the Decisions Issued Report for November 2015 would be 
circulated by e-mail and via the Planning Portal when it was ready.  
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  4.1.3.2 Proposals of Application Notice 
 
Members noted information provided in respect of Proposals of Application notices 
submitted in accordance with Section 27 of the Planning Act. 
 
4.1.4 Planning Advice Note from the Department of the Environment – Planning 
  Policy Division in relation to the implementation of the Planning Policy for 
  the Retention of Zoned Land and Economic Development uses. 
 
Members noted information issued by the Chief Planner’s Office in respect of the 
above on 16 November 2015 the purpose of which is to ensure an effective and 
consistent approach to implementing regional planning policy when determining 
planning applications and to assist with the preparation of Local Development 
Plans. 
 
4.1.5 Letter from Department of the Environment – Chief Planner’s Office in 
  relation to a recent Ombudsman case – Investigation into the Processing 
  of a Certificate of Lawfulness of Proposed use or Development. 

 
Members noted the contents of correspondence dated 26 October 2015 from the 
Chief Planner’s Office regarding a recent investigation into the processing by the 
Department of a Lawful Development Certificate. 

  
4.1.6 Northern Ireland Planning Statistics 2015/2016 – First Quarterly Bulletin 
  published by the Department. 
 
Members noted that the DoE Northern Ireland Planning Statistics 2015/16 First 
Quarterly Bulletin had been released by the Department’s Analytical Services 
Branch on 19 November 2015 and noted the contents of a copy of the document. 
 
The Planning Manager highlighted that these statistics had been issued without 
any reference to the fact that some of the information in respect of Lisburn & 
Castlereagh City Council had been adversely affected by Planning Portal issues, 
legacy application issues, a Judicial Review in respect of a decision taken by the 
Department prior to Vesting Day and an application which had been lengthy and 
which should not have been included.  The Chairman concurred stating that this 
issue had been highlighted at a recent NILGA conference which he had attended. 
 
After discussion it was agreed that the Committee write to Department of the 
Environment highlighting their dissatisfaction at the lack of clarity in respect of the 
release of this information. 
 
4.1.7 DoE Rural Development Programme  
 
Members noted the content of correspondence dated 2 November 2015 from Mark 
H Durkan MLA, Minister of the Environment regarding the publication of the 
Department of Agriculture and Rural Development’s (DARD) Rural Development 
Programme (RDP) 2014-2020. 
 
It was further noted that the 2014-2020 Rural Development Programme had been 
adopted by the European Commission on 25 August 2015 and had replaced the 
2007-2013 Programme. 
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It was proposed by Councillor R Butler seconded by Alderman G Rice and 
 agreed that the report and recommendations of the Head of Planning be 
adopted, subject to any decisions recorded above. 
 

5. Confidential Report from the Director of Development and Planning 
 

‘In Committee’ 
 

It was proposed by Alderman D Drysdale, seconded by Councillor R Butler and 
agreed that the following item be considered ‘In Committee’ in the absence of 
press or members of the public as the item included information relating to an 
individual, likely to reveal the identity of an individual and related to legal 
proceedings. 

 
 5.1 Enforcement 
 
  5.1.1 Enforcement Cases with Court Proceedings in December 2015 
 

Having been provided with information on Enforcement Cases with Court 
Proceedings in December 2015 it was proposed by Councillor P Catney, 
seconded by Councillor J Palmer and agreed that the information provided within 
the Report should be noted. 

 
Resumption of Normal Business 

 
It was proposed by Alderman Rice seconded by Councillor R Butler and agreed 
to come out of committee and normal business was resumed. 

 
7. Any Other Business 

 
 Threats re Legal Action by those making representations at Committee Meetings 

Councillor P Catney 
 
 In response to a question from Councillor P Catney, the Planning Manager outlined 

how such comments should be dealt with. 
 

Speaking on Applications whilst not present for entire discussion 
Councillor R Butler 

 
In response to a question from Councillor Butler the Planning Manager outlined 
paragraph 41 of the Protocol for the Operation of the Planning Committee. 
 
As this would be the final formal Planning Committee Meeting before Christmas, 
the Chairman wished all present the compliments of the Season. 

  
There being no further business, the meeting concluded at 9.45 pm. 
 
 

       ____________________________________  
 
       CHAIRMAN / MAYOR 



     

LISBURN & CASTLEREAGH CITY COUNCIL 
MEETING OF THE PLANNING COMMITTEE – 4 JANUARY 2016 
 
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 of a Planning Committee Site Visit 
 
Attached at APPENDIX 1 is a Report of a Planning Committee Site Visit Pre-Meeting 
and Site Visit held at Ballantine Garden Village on 17 December 2015 
 
Recommendation 
 
It is recommended that the Committee notes the content of this Site Visit Report. 
 
 
2.0 Report by the Planning Manager 
 
Attached at APPENDIX 2 is a Report by the Planning Manager. 
 
Recommendation 
 
It is recommended that the Committee considers the Planning Manager’s Report. 
 
 
 
 
 
 
COLIN MCCLINTOCK  
DIRECTOR DEVELOPMENT AND PLANNING  
22 December 2015 
 



LISBURN & CASTLEREAGH CITY COUNCIL 
 

Report of a Planning Committee Site Visit Pre-Meeting held at 12.30 pm in the Hazel 
Room, Lagan Valley Island, and Site Visit held at Ballantine Garden Village at 1.23 pm 
on 17 December 2015 
 
PRESENT:   Alderman M Henderson MBE  (Chairman) 
 
    Councillors R Butler, P Catney, U Mackin, John Palmer and 
    M Tolerton 
 
IN ATTENDANCE:  Director of Development and Planning 
    Planning Manager 
    Principal Planning Officer (RH) 
    Senior Planning Officers (RT, AS) 
    Higher Professional & Technical Officer (MB) 
    Transition Manager 
    Committee Secretary 
    Site Manager (WJ Law and Company) 
 
    Cleaver Fulton Rankin 
 
    Mrs K McCusker, Legal Advisor 
 
Commencement of the Site Visit Pre-Meeting 
 
The Chairman, Alderman M Henderson, welcomed those present to the site visit pre-
meeting, at which the Planning Manager outlined the Planning Protocol for site visits for the 
Members present. 
 
It was noted that apologies for non-attendance at the meeting had been received from The 
Right Worshipful the Mayor, Councillor R T Beckett, Alderman G Rice MBE, Councillor  
A Girvin and Councillor L Poots. 
 
The Legal Advisor asked for confirmation that none of the Members present would be 
declaring an interest in this planning application at the Planning Committee meeting.  This 
was confirmed by Members. 
 
Members left the Council offices and made their way to Ballantine Garden Village, at which 
the site visit for the following application commenced at 1.23 pm.  The site manager gave a 
Health & Safety (H&S) brief and accompanied Members as the person responsible for H&S 
on the site. 
 
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 gardens, carports, landscape features and all 
other associated site works on lands adjoining and south west of 126 Hillhall Road, 
Lisburn, Ballantine Garden Village 
 
The Senior Planning Officer discussed the layout plan which had been provided to 
Members.  The following issues were raised: 
 
 Councillor Tolerton queried what items would be sold from the petrol station.  

Clarification was provided in relation to the items to be sold (Class A1).    
 

 Councillor Mackin sought clarification as to how far the canopy extended across the 
site.  The Senior Officer provided clarification using the layout drawing.  The Planning 
Officer also explained that the petrol station had been designed to take account of the 
design elements elsewhere within the development (low key element). 

 
 Councillor Catney asked if neighbour notification had been carried out.  Confirmation 

was provided that neighbour notification had been carried out in accordance with 
legislative requirements and that this included properties along the Hillhall  Road. 
 

 Councillor Catney requested clarification in relation to the lighting proposed for the 
Petrol Station and officers confirmed that a negative condition had been recommended 
in the main report and that all lighting would need to be agreed by Public Health prior to 
commencement.  Reference was made to the presence of existing street lights.   
 

 Alderman Henderson asked about the opening hours of the petrol station.  Officers 
advised that the operating, delivery and waste collection times were detailed in the 
report and explained that the Petrol Station would be open Monday to Friday from 7am 
to 11pm and on Saturday and Sunday from 8am to 10pm. 
 

 Alderman Henderson sought clarification as to the type of waste to be collected and 
the potential impact on amenity.   The Planning Officer made reference to operational 
requirements and to the potential for vehicles to operate outside of peak hours in order 
to avoid traffic.  Members were advised that Public Health had considered the opening 
hours to be reasonable and that the issue could be looked at further at the Committee 
Meeting. 
 

 Alderman Henderson and Councillor Mackin asked how this area was designated in 
BMAP.  The Planning Officer confirmed that the lands associated with the current 
application were zoned for housing.  Reference was made to a previous permission 
and to how some of the mixed use elements proposed within the context of this 
application are to be relocated to the periphery of the site.  The Planning Officer 
explained that the retail element was 33m2 larger than the retail element approved 
previously.   

 
 Clarification was provided in relation to dwellings that had been excluded from the 

Planning Application with the Planning Officer providing confirmation that these houses 
had not yet been sold.  Reference was made to the noise conditions in the main report. 
 



 Councillor Catney referred to nearby filling stations and enquired as to the potential 
impact that a proposed filling station may have on those businesses.  Whilst the 
Planning Officer made reference to open competition the Legal Advisor advised that 
this should be discussed at the Planning Committee. 
 

 Councillor Catney referred to the siting of the petrol tanks and asked if Officers were 
content that all safety conditions had been met.  The Planning Officer advised that the 
tanks required licensing and that this requirement falls outside the remit of Planning 
 

 Councillor Mackin made reference to the arrangements for refueling petrol tanks and to 
the impact that the underground tanks may have on the floodplain.  The Planning 
Officer explained that whilst a portion of the site was within the floodplain, the area 
associated with the petrol station was not.  Members were also reminded of the 
previous approval.   

 
 Councillor John Palmer queried the relocation of the proposed retail units within the 

site and the Planning Officer explained the rationale for the location of the retail units 
and crèche facility to the periphery and indicated that the application was being 
assessed on the information provided. 

 
 Councillor Mackin made reference to the Craft workshops and to whether there would 

be an associated retail element associated with these businesses.  The Planning 
Officer advised that an application would be required for any future change and that 
any approval could be conditioned accordingly.  Members were advised that this matter 
could be discussed further at the Planning Committee.   
 

 Councillor Catney referred to the previous approval and queried what proposals where 
included in this applications.  The Planning Officer provided clarification indicating that 
the craft village and Petrol Station were new elements.    

 
Members and Officers moved to the area of the site where the proposed craft village would 
be located.  The following issues were raised: 
 
 Councillor Tolerton queried car parking and Planning Officers provided clarification; 

 
 Councillor Tolerton raised an issue in relation to ‘park and ride’ and was advised that 

this matter could be discussed further at the Planning Committee. 
 
 Councillor Mackin queried if the road was to be used to access the whole development.  

The Planning Officer confirmed that this was the case. 
 
 Councillor Mackin asked if waste disposal for the craft units and retail units had been 

addressed.  The Planning Officer advised that whilst there was no specific condition in 
relation to waste collection the matter could be discussed at the Planning Committee. 

 
 
There being no further business, the site visit was terminated at 1.52 pm. 
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LISBURN & CASTLEREAGH CITY COUNCIL 
MEETING OF THE PLANNING COMMITTEE – 4 JANUARY 2016 
 
REPORT BY THE PLANNING MANAGER  
 
PURPOSE AND BACKGROUND 
 
The purpose of this report is to set out for Member’s consideration a number of 
recommendations specifically relating to the operation of the new Council. 
 
 
The following decisions are required: 
 
1. To consider the Schedule of Applications to be determined. 
 
 
2. To note the Presentation in respect of Position Papers on the Local 

Development Plan. 
 
 
3. To note Development Management information in respect of the Decisions  

Issued Report for December 2015. 
 
 

4. To note The Planning (Fees) (Amendment) Regulations (NI) 2015 which 
correct a drafting error in the Regulations and clarifies how fees for mixed 
development applications should be calculated. 
 
 

5. To note the Annual Report of the Chief Commissioner in respect of Planning 
and Water Appeals Commissions 2014/2015 
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ITEMS FOR DECISION 
 
1. SCHEDULE OF APPLICATIONS TO BE DETERMINED  

 
1.1 S/2013/0560/F - MAJOR - 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 at 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.  A report of the Site Visit is attached at 
APPENDIX 1.1(a) PM. 

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

 
 

1.2 S/2014/0913/F – MAJOR - Demolition of existing buildings, installation and 
operation of a solar farm and associated infrastructure including PV panels, 
mounting frames, inverters, transformers, substations pole mounted CCTV 
and fence at the Former Maghaberry Airfield, Antrim. 

 
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 APPROVED as 
outlined in Officer’s report. 

 
 

1.3 LA05/2015/0310 – MAJOR - Dry weather shed to house building   
supplies/materials currently stored outdoors at 50 Stoneyford Road 
Stoneyford, Lisburn 

 
Attached at APPENDIX 1.3PM is a copy of a report together with a location map in 
relation to the above application. 
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Recommendation 
 
It is recommended that the Committee considers the report from the Planning 
Manager and determines whether planning permission should be APPROVED as 
outlined in Officer’s report. 
 
 
1.4 S/2014/0354/O – MAJOR - Proposed housing development, 29 dwellings. 

(Amended P1 form and revised layout and concept drainage layout) at 182 
Dromara Road 81 Drumaknockan Road and land to rear of 178 Dromara 
Road Drumlough Hillsborough. 

 
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 APPROVED as 
outlined in Officer’s report. 
 

 
1.5 S/2015/0018/F – MAJOR - Renovation of existing clubhouse. New 3G 

surface to existing pitch. All new items to include floodlights, dugouts, 
fencing, tiered seating area, security tower, turnstiles, toilet block and 
associated ground works at Lisburn Distillery Football Club New Grosvenor 
Stadium 57 Ballyskeagh Road Lambeg Lisburn. 

 
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 APPROVED as 
outlined in Officer’s report. 

 
 

1.6 Y/2015/0015/F – LOCAL (Called In) - Proposed refurbishment of existing 
dwelling and the construction of a new detached dwelling in side garden 
including landscaping and car parking (Amended plans) at No 49 Cliveden 
Crescent Castlereagh Belfast 

 
Attached at APPENDIX 1.6PM is a copy of a report together with a location map in 
relation to the above application. 
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Recommendation 
 
It is recommended that the Committee considers the report from the Planning 
Manager and determines whether planning permission should be APPROVED as 
outlined in Officer’s report. 
 
 
1.7 LA05/2015/0317/F – LOCAL – (Called In) - Proposed new dwelling, 

detached garage and all associated site works on land located 40m north of 
no 7 White Mountain Road, Lisburn. 
 

 
Attached at APPENDIX 1.7PM 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 REFUSED as 
outlined in Officer’s report. 

 
 
ITEMS FOR NOTING 
 
2. LOCAL DEVELOPMENT PLAN  
 

Three Position Papers - 11 “Tourism”, 12 “Open Space, Sport and Outdoor 
Recreation” and 13 “Waste Management” were noted by Members at the Meeting 
in December 2015.  
 
The Principal Planning Officer will deliver a presentation in respect of these 
papers.   

 
 Recommendation 
 

It is recommended that Members note the presentation provided.  
 
 

3. DEVELOPMENT MANAGEMENT 
 

3.1 Decisions Issued December 2015 
 

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



5 
 

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

4. THE PLANNING (FEES) (AMENDMENT) REGULATIONS (NI) 2015  
 

Attached at Appendix 4PM is a letter from the Department in respect of The 
Planning (Fees) (Amendment) Regulations (NI) 2015. 
 
The Department has made the above mentioned Regulations which came into 
operation on 31 December 2015.  
 
The Regulations correct a drafting error in the Planning (Fees) Regulations 
(Northern Ireland) 2015 and clarify how fees for mixed development applications 
should be calculated. 
 
Recommendation 
 
It is recommended that the Committee notes the above information. 
 
 

5. ANNUAL REPORT OF THE CHIEF COMMISSIONER (PLANNING AND WATER 
APPEALS COMMISSIONS) 2014/2015 
 
Attached at Appendix 5PM is a brief report in respect of an Annual Report of the 
Chief Commissioner (Planning and Water Appeals Commissions) 2014-15.  The 
report is available to view on the Planning Appeal Commission website. 
 
Recommendation 
 
It is recommended that the Committee notes the above information. 
 
 
 
 
 

 
BARBARA ELLIOTT  
PLANNING MANAGER 
22 December 2015 
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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/2013/0560/F 

Date of Application 26 September 2013 

District Electoral Area Downshire East  

Proposal Description 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 siteworks. 

Location Lands adjoining and south west of 126 Hillhall Road 

Lisburn, Ballantine Garden Village. 

Applicant/Agent WJ Law and Co LLP / Alan Patterson Design. 

Representations 12 Objections 

Case Officer Mark Burns 

Recommendation APPROVAL 
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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 
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Application 
Reference 

Description of Proposal Decision 

S/2011/0383/F 
 

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

Approval/Appeal

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 
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Consultee Response 

Transport NI No objections – Conditions and informatives 
recommended 

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 



6 
 

-  Landscaping 

- Parking and Access 

 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 – Site Visit Consideration 

Application Reference S/2013/0560/F 

Date of Application 26 September 2013 

District Electoral Area Downshire East  

Proposal Description 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 siteworks. 

Location Lands adjoining and south west of 126 Hillhall Road 

Lisburn, Ballantine Garden Village. 

Applicant/Agent WJ Law and Co LLP / Alan Patterson Design. 

Representations 12 Objections 

Case Officer Mark Burns 

Recommendation APPROVAL 

 
Summary of Recommendation 

 
1. A recommendation to approve planning permission was presented to the 

Planning Committee at its meeting on the 2 November 2015. 
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2. At the request of Members, it was agreed that a site visit would be arranged 

prior to the application being presented to the Committee for consideration. 

 
Site Visit Consideration 

 

3. At the site visit, in accordance with the Protocol for the Operation of the 

Planning Committee, the Senior Planning Officer indicated matters of fact in 

relation to the proposal and surrounding land in order to assist Members.   

Factual clarification was provided in relation to the following matters: 

 
Petrol Station Retail Element 

4. Clarification was provided that the items sold from the Petrol Station shop 

would be similar to items sold in other shops. 

 
Extent of Petrol Station Canopy 

5. The extent of the petrol station canopy was discussed with the assistance of 

the site layout drawing.  The Senior Planning Officer explained that the petrol 

station had been designed, with a low key canopy proposed over a few pumps.  

Contextual drawings were pointed out to Members. 

 
Neighbour Notification 

6. Confirmation was provided that Neighbour Notification had been carried out in 

accordance with legislative requirements and that this included properties along 

the Hillhall Road. 

 
Lighting Considerations 

7. Clarification was provided in relation to proposed lighting with reference made 

to a negative condition suggested by Environmental Health.  Reference was 

also made to the existing street lighting in the surrounding area and the Local 

Authority retaining control of the lux levels by way of negative condition. 

 
Opening Hours 

8. Reference was made to operating, delivery and waste collection times being 

detailed in the main report. Clarification was provided that the petrol station 

would be open Monday to Friday from 7am to 11pm and on Saturday and 

Sunday from 8am to 10pm by way of suggested condition. 



3 
 

Waste Collection 

9. Clarification was provided that for operational purposes, delivery and waste 

collection vehicles may operate out of peak hours in order to avoid traffic.  The 

hours stipulated by way of condition in the main report were considered by 

Environmental Health to be reasonable.   

 
BMAP Designation 

10. It was explained that the site was zoned for housing.  Reference was also 

made to a previous permission where a retailing element was approved within 

the site.  It was explained that this application sought to relocate the retailing 

element to the periphery of the site and that the retail element had increased by 

some 33 sq m. 

 
11. Members were advised that housing near to the petrol station site, had not 

been sold and as such, any potential purchaser should know about the petrol 

station.  This was confirmed by the agent prior to the site visit. 

 
12. The Senior Planning Officer explained that Public Health had provided 

comments on an acoustic report submitted in relation to the impact on these 

new properties.  It was considered that negative conditions could be used: and 

attenuation could be provided should it be deemed necessary. 

 
Impact on other Businesses 

13. In relation to issues raised as to the impact of the petrol station on other 

businesses, Members were advised that this was not a planning matter. 

 
Safety of Petrol Tanks 

14. Planning Officers advised that the petrol storage tanks would require a 

separate licence and that this falls outside the remit of the Planning Unit.  

 
Flood Plain Issues 

15. Clarification was provided to indicate that the position of the petrol station within 

the wider site was outside the floodplain and that whilst a small portion of the 

café area was included within the defined floodplain, this structure had been 

approved within the context of a previous permission. 
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Retailing Elements 

16. The sum total of the retailing represented an increase of 33m sq compared with 

the previous approval and that the retailing was located in different locations. 

Clarification was provided in relation to the parking provision made for all 

elements.  

 
Craft Workshops 

17. Clarification was provided to Members in relation to the craft workshops 

facilitating start-up businesses.  It was indicated that the nature of the 

businesses proposed would be unlikely to cause any noise, nuisance or 

disturbance. Any increase in intensity or potential noise/nuisance would require 

a further planning application. 

 
Previous Approvals 

18. Members were provided with clarification as to what elements had been 

associated with an earlier approval.    

 

19. The new elements being introduced by the current proposal are the petrol 

station forecourt and canopy and the craft village. The locations of most 

elements have also changed.  

 
Parking associated with Craft Workshops 

20. Parking associated with the craft workshops was pointed out to Members. 

 
Road Access 

21. Clarification was provided to Members that the existing road provided access to 

the entire site. 

 
Waste Disposal for Craft workshops 

22. Confirmation was provided that there was no condition recommended in 

relation to when waste collection would take place from the craft workshops. 

 

Recommendation 

 

23. It is recommended that the clarification provided through the site visit report is 

used to assist Members with the decision making process.  
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

4 January 2016 

Committee Interest Major Application 

Application Reference S/2014/0913/F 

Date of Application 29 December 2014 

District Electoral Area Killultagh 

Proposal Description Demolition of existing buildings, installation and 
operation of a solar farm and associated 
infrastructure including pv panels, mounting frames, 
inverters, transformers, substations, pole mounted 
CCTV and fence. 

Location Former Maghaberry Airfield, Antrim. 

Applicant/Agent Lightsource spv 94 Limited 

Representations 4 letters of Objection from 2 objectors.  

Case Officer Mark Burns 

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 for the Demolition of existing buildings, installation and 

operation of a solar farm and associated infrastructure including pv panels, 

mounting frames, inverters, transformers, substations, pole mounted CCTV and 
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fence.  It is presented to the Planning Committee with a recommendation to 

Approve. 

 

Description of Site and Surroundings 

 

3. The application site is located on part of the former RAF airfield at Maghaberry, 

to the North of Maghaberry Road, and West of Whitelane. Maghaberry Village 

is nearby and Lisburn City is approx. 5 miles to the West. The site is approx. 

40.7 hectares and the topography of the land is relatively flat throughout. 

 

4. The land is now used primarily for animal grazing. There are 2 large 

warehouses on the application site which are currently used for farming 

storage. 

 
5. The boundary vegetation consists of exiting low level hedging with mature trees 

scattered throughout. 

 
6. A small part of a Local Landscape Policy Area (LLPA) adjoins the boundary of 

the site – see Annex A. 

 

Proposed Development 

 

7. Demolition of existing buildings, installation and operation of a solar farm and 

associated infrastructure including pv panels, mounting frames, inverters, 

transformers, substations, pole mounted cctv and fence. 

 

8. The proposal is for a 25.7 MW Solar Farm capable of generating energy for 

6440 households. 

 

Relevant Planning History 

 
9. The relevant planning history includes the following:  
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Application 

Reference 

Proposal  Decision 

S/2006/0101/F Extension to existing warehousing. Permission 
granted 
07.08.2006 

S/2006/0732/F Retrospective application for erection of 
single agricultural building for storage of 
agricultural feed and wintering stock. 

Permission 
granted 
12.02.2007 

S/2007/1432/F Retrospective application for erection of 
single building to provide facility for 
tenants of surrounding agricultural 
lands.  

Permission 
granted 
09.12.2008 

S/2004/1892/O Extension to existing warehousing for 
storage of metal products and external 
storage 

Withdrawn 
 

S/2002/0399/F 7 No. distribution warehouses with 
associated car parking & landscaping. 

Permission 
refused 
09.01.2004 

S/2000/1033/F Warehousing for storage of metal 
products with ancillary offices and 
external storage 

Permission 
granted 
09.04.2001 

 
 

Planning Policy Context 

 
 

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

         follows: 

 
 Regional Development Strategy (RDS) 2035 

 Belfast Metropolitan Area Plan (BMAP) 

 Strategic Planning Policy Statement (SPPS) 

 Planning Policy Statement 2 (PPS 2) - Natural Heritage  

 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 18 (PPS 18) – Renewable Energy. 

 Best Practice Guidance to PPS 18 - Renewable Energy 

 Planning Policy Statement 21 (PPS21): Sustainable Development in the 

Countryside - Policy CTY1. 
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Consultations 

 
11. The following consultations were carried out: 

Consultee Response 

NIEA Natural Heritage No objections  

NIEA Historic Buildings No objection  

NIEA Historic Monuments No objection  

NIEA Water Management No objections  

Rivers Agency No objection 

Belfast International 
Airport 

No objection 

Transport NI No objection  

LCC Public Health No objection 

 
 
Representations 

 
12. There have been 4 letters of objection received in relation to the application.  

The following issues have been raised: 

 Landownership 

 Heritage concerns regarding old WW2 runways 

 Visual Impact 

 Connection with NIE grid. 

 Security issues regarding existing prison 

 

Consideration and Assessment 

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

are: 

 Principle of Development 

 Residential amenity 

 Visual Amenity & Landscape Character 

 Biodiversity, nature conservation / built heritage interests 

 Access movement and Parking 
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 Principle of Development 

 
14. The Strategic Planning Policy Statement (SPPS) was published in September 

2015.  Until the Council adopts the Plan Strategy for its new Local Development 

Plan, there will be a transitional period in operation.  During this period, 

planning policy within existing retain documents and guidance will apply.  Any 

conflict between the SPPS and policy retained under transitional arrangements 

must be resolved in favour of the provisions of the SPPS. 

 

15. 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.  

 

16. 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. 

 
17. PPS 21 – Sustainable Development in the Countryside allows for the provision 

of renewable energy developments within the countryside in accordance with 

PPS 18 and the best practice guide.  

 
18. The proposal is for the installation of rows of solar module tables (SMT) on 

ground mounting systems to generate electricity. The panels will cover an area 

approximately 40.68 hectares in size. 

 
19. The highest part of the panels will sit approx. 2.45 metres above ground level 

and they will be orientated facing south.  There is approximately 1.5 metres 

between each row of SMT.   

 
20. Solar panels collect direct current which is then converted to alternating current 

before being transmitted. This conversion is completed by inverter kiosks which 
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are located throughout the site, the power generated is then transferred to the 

grid via a transformer station. 

 
21. An objective of the Regional Development Strategy (RDS) 2035 is to 

emphasise the importance of cutting environmental costs generally, by 

reducing the consumption of natural resources and energy from non-renewable 

sources. 

 
22. SPG - ENV5 of the RDS promotes a number of actions to respond to the 

implications of climate change and promote more prudent and efficient use of 

energy and resources, and effective waste management.  

 
23. Within this Strategic Planning Guideline, ENV 5.3 specifically promotes the use 

of cleaner and more efficient fossil fuels and the exploitation of renewable 

energy sources as well as the promotion of energy saving and energy efficiency 

measures in households, businesses, construction / industry and the public 

sector.   

 
24. Policy RE1 of PPS18 is supportive of projects for generating renewable energy 

providing they will not result in: 

(a) public safety, human health, or residential amenity. 

(b) visual amenity and landscape character. 

(c) biodiversity, nature conservation or built heritage interests. 

(d) local natural resources, such as air quality or water quality; and 

(e) public access to the countryside. 

(f) public safety / residential amenity. 

 
Residential Amenity 

 
25. In terms of residential amenity, the nearest unrelated dwellings are at 38 

Maghaberry Road and 14 Whitelane, which are adjacent to the South and 
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North East of the Site. Nos 33 and 35 Maghaberry Road directly face the 

application site. 

 

26. The PV panels are located low to the ground and the angle of orientation 

ensures that they will not cause any impact or glare on nearby properties.  

Para 6.3.2 of the Best Practice Guidance to PPS 18 states that PV panels are  

clean and silent in operation, therefore it would appear that such proposals 

have little impact in terms of residential amenity.  Environmental Health has not 

raised any objections in relation to public safety or amenity. 

 
Visual Amenity & Landscape Character 
 
 

27. In terms of visual impact, although the panels will sit a max of 2.3 metres above 

the ground level the site benefits from screening provided by mature hedging 

and vegetation which will be supplemented by additional planting where 

necessary along all boundaries. A comprehensive landscape plan has been 

submitted as part of the application and this outlines the landscaping proposals 

for the site.  

 

28. Given the scale of the solar farm proposed there will be transient views of the 

solar farm while moving along Maghaberry road and Whitelane, however with 

additional planting, which will mature over a short period of time, it is not 

considered that it will be detrimental to the visual amenity of the overall area. 

 
29. Due to the low elevation, orientation and existing vegetation relating to the site 

it is considered that the proposal will not be detrimental to the rural character of 

the area. 

 
 
Biodiversity, nature conservation / built heritage interests 

30. A heritage monument buffer zone (ANT067:55) impacts on a small portion of 

the southern end of the site. The site was used as an airfield during World War 

2. 
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31. NIEA Historic Buildings and Historic Monuments have been heavily involved in 

pre-application discussions and throughout the processing of the application. 

 

32. As a result both Historic Buildings and Historic Monuments have no concerns in 

relation to the proposal subject to conditions. 

 
33. The site is located140m from Maghaberry Area of Special Scientific Interest 

(ASSI) which is designated for breeding Lapwing Vanellus vanellus, however 

NIEA - Natural Heritage has been consulted and have no objection to the 

scheme as they find the proposal to be a suitable distance away from the ASSI, 

so as to not have an impact on it. 

 
34. A small portion of Maghaberry Local Landscape Policy Area (LLPA) adjoins the 

development site, (See Annex A). No structural works are proposed along this 

this boundary, all existing vegetation is being retained and additional vegetation 

is proposed, it is therefore contended that there will be no adverse impact on 

the Local Landscape Policy Area. 

 
Local natural resources, such as air quality or water quality  

35. Due to the nature of the proposal it is unlikely to have a detrimental impact on 

local natural resources.   

 
Public access to the Countryside 

36. The site is private and the general public will not have access.  The proposal 

uses an existing access to the site off the main Maghaberry Road. The access 

will be upgraded and Transport NI have no issue with the proposal subject to 

conditions.  

 

Consideration of Representations 

 

37. Four letters of objection were received from 2 objectors.  The following issues 

were raised: 
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Landownership  

 
38. A number of issues were raised regarding landownership between the previous 

owners and the applicants. The objector has been informed in writing that 

ownership is a legal matter and Planning Permission does not convey title to the 

land. The applicant has also confirmed that to the best of their knowledge they 

have filled in the correct section of the P2 Form (Section C), which serves notice 

on interested parties. 

 

Heritage concerns regarding old WW2 runways 

 
39. Although not protected the applicant has acknowledged the historical 

significance of the runways and old airfield, after discussions with NIEA 

amendments were made to the proposal which included 

 
 The surviving runway would be protected from any physical impacts by 

use of pre-cast concrete foundations for solar panels set on top of the 

existing surface and with cables set on above-ground trays. 

 
 The layout of the proposed development was amended to avoid any 

impacts on two strong point locations, which were designed during World 

War 2 to protect the ground and approaches to the airfield, and two 

standing buildings. A buffer zone has also been allowed around the 

buildings and they will be fenced to ensure there is no accidental damage 

to them. 

 

40. NIEA - Historic Buildings and Monuments both welcomed these amendments 

and now have no objections to the proposal subject to conditions. 

 

Visual Impact 

 
41. Concern has been expressed in relation to the visual impact of the proposal on 

the surrounding area. The highest part of the panels will sit approx. 2.45 metres 

above ground level. Existing vegetation on the boundaries is to be 
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supplemented with additional hedging/shrubs and any gaps along the 

boundaries are to be filled with newly planted vegetation.  

 

42. It is therefore contended that the proposal will not be detrimental to the visual 

character of the area. 

 

Connection with NIE grid 

 
43. An objection was raised in relation to connection with the grid and the 

possibility of many miles of additional extra overhead power lines to connect 

with the grid.  

 

44. The agent has confirmed that the electricity will be transported to the main grid 

in Lisburn via underground cables. There will therefore be no need for 

additional overhead cabling. 

 

Security issues regarding the existing prison 

 
45. An objection was raised in relation to the security of the prison should the 

application be approved. The prison was consulted and has offered no 

objection in regards to security. They also commented that they would be 

interested in benefiting from the electricity generated from the proposed solar 

farm in the future. 

 

Conclusion 

 

46. The proposal is for a 25.7MW solar farm capable of providing electricity to 6440 

homes. The proposed scheme is sympathetic to the existing character of the 

area and it is considered that the proposal satisfies all relevant policy. 

 

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

considerations, it is contended that the proposal will not cause detriment to the 

character of the area or any neighbouring properties. 
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Recommendation 

 

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

 

Conditions 

 
49. 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 access, including any visibility splays and any forward sight 

distance, shall be provided in accordance with Drawing No. L297/03, bearing 

the date stamp 21 July 2015, prior to the commencement of any other works or 

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 

250 mm 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 interest of 

road safety and the convenience of road users.  

 

The access gradient to the site hereby permitted shall not exceed 4% (1 in 25) 

over the first 10 m outside the road boundary.  Where the vehicular access 

crosses footway or verge, 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. 
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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. 

 

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

the approved details on drawing No 14 and the appropriate British Standard or 

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

1st available planting season after the commencement of electricity generation.  

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

standard of landscape. 

 

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, 2010 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 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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Within 12 months of the cessation of electricity generation at the site, all 

structures and access tracks associated with the solar farm 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. 

 

No site works of any nature or development shall take place until a programme 

of archaeological work, has been implemented, in accordance with a written  

scheme and programme prepared by a qualified archaeologist, submitted by  

the applicant and approved by NIEA. The programme should provide for the 

identification and evaluation of archaeological remains within the site, for 

mitigation of the impacts of development, through excavation recording or by 

preservation of remains, and for preparation of an archaeological report. A copy 

of the final agreed programme should be forwarded to council. 

 

Reason: to ensure that archaeological remains within the application site are 

properly identified, and protected or appropriately recorded. 

 

Access shall be afforded to the site at all reasonable times to any archaeologist 

nominated by the Department to observe the operations and to monitor the 

implementation of archaeological requirements. 

 

Reason: to monitor programmed works in order to ensure that identification, 

evaluation and appropriate recording of any archaeological remains, or any 

other specific work required by condition, or agreement is satisfactorily 

completed. 
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Site Location - S/2014/0913/F 

 

 

  



15 
 

Photograph - S/2014/0913/F 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

4 January 2016 

Committee Interest Major Application 

Application Reference LA05/2015/0310/F 

Date of Application 19 June 2015 

District Electoral Area Killultagh  

Proposal Description Dry weather shed to house building 
supplies/materials currently stored outdoors. 

Location 50 Stoneyford Road, Stoneyford, Lisburn, BT28 3SP

Applicant/Agent Stoneyford Concrete and Building Supplies/ 
Hawthorne Associates 

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 site area 

exceeds 1 hectare. 

 

2. This application is for a Dry weather shed to house building supplies/materials 

currently stored outdoors.  It 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 within an existing concrete and building supplies 

business known as Stoneyford Concrete and Stoneyford Building Supplies.  

 

4. The existing use on the site comprises the processing, manufacturing, supply 

and storage of concrete products and builders supplies. The current proposal 

relates to an area at the front portion of the established site.  

 
5. A shed along the roadside is connected to a larger shed behind. Immediately 

east of these sheds is an area of hardstanding currently used for outdoor 

storage. The outdoor storage area is only readily visible travelling along 

Stoneyford Road at the entrance to the site.  

 
6. There are long distance views evident in part but these are screened to a point 

by existing mature vegetation.  

 

Proposed Development 

 

7. Full permission is sought for a dry weather shed to house building supplies/ 

materials which are currently stored outdoors.  

 

8. The proposed building will adjoin an existing shed and will be set down in 

height by 0.5 metres. The building will measure 6.5 metres at its highest point. 

The materials will match those of existing buildings on site. 

 

Relevant Planning History 

 
9. The relevant planning history includes the following:  

 

Application 
Reference 

Description of Proposal Decision 

S/2013/0217/F Processing, manufacturing, supply and 
storage of concrete products and builders 
supplies (Retrospective). 

Permission 
granted  
16.03.2015 
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Application 
Reference 

Description of Proposal Decision 

 
S/1994/0682 Change of use of land for storage of 

building materials. 
Permission 
granted 
19.05.2000 

S/1996/0771 Administration building, storage sheds, 
batching silo, & earth banking to builders 
yard. 
 

Permission 
granted 
08.05.1997 

 

Planning Policy Context 

 
 

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

follows: 

 Belfast Metropolitan Area Plan 2015 

 Strategic Planning Policy Statement (SPPS) 

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

Countryside 

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

 Planning Policy Statement (PPS) 4: Planning and Economic Development 

 
Consultations 

 
11. The following consultations were carried out 

Consultee Response 

Transport NI  No objections subject to conditions 

Environmental Health No objections subject to conditions 

NIEA – 
Water Management Unit 

No objections 

NIEA –  
Historic Buildings Unit 

No comment 

NI Water No objections 
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Representations 

 
12. There have been no representations received in respect of this application. 

 

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 

 Economic Development 

 Expansion of Established Economic Development Use 

o Scale and Nature 

o Re-use/Expansion 

o Scale/Design/Materials 

o Integration 

o General Criteria for Economic Development 

 Access, Movement and Parking 

 

Principle of Development 

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

Belfast Metropolitan Area Plan 2015.  

 

15. The SPPS published in September 2015 is material to all individual planning 

applications. Until the Council adopts the Plan Strategy for its new Local 

Development Plan there will be a transitional period in operation.  During this 

period, planning policy within existing retained documents and guidance will 

apply.  Any conflict between the SPPS and policy retained under transitional 

arrangements must be resolved in favour of the provisions of the SPPS. 

 
16. The SPPS states 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.  

 
17. The provisions of the Strategic Planning Policy Statement, Planning Policy 

Statement 21 – Sustainable Development in the Countryside and Planning 

Policy Statement 4 – Planning and Economic Development are material 

considerations in the determination of this planning application. 

 

Sustainable Development in the Countryside 

 
18. PPS 21 – Sustainable Development in the Countryside sets out planning 

polices for development in the countryside.  For the purposes of policy, 

countryside is defined as land lying outside the settlement limits as identified in 

development plans. 

 

19. Policy CTY 1 – Development in the Countryside provides for non-residential 

development in the countryside and for industry and business uses.  The policy 

gives direction that PPS 4 is a material consideration.   

 
Planning and Economic Development  

20. The planning system has a key role in achieving a vibrant economy and one of 

the aims of this SPPS is to facilitate the economic development needs of 

Northern Ireland in ways consistent with the protection of the environment and 

the principles of sustainable development.  

 

21. PPS 4 – Planning and Economic Development states that planning permission 

will be granted for non-residential development in the countryside in the case of 

industry and business uses in accordance with Planning Policy Statement 4 – 

Planning and Economic Development. 

 
22. Policy PED 2 – Economic Development in the Countryside Policy identifies 

Policy PED 3 as the relevant policy context for an application of this nature. 
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Expansion of an Established Economic Development Use 

 
23. PED 3 - Expansion of an Established Economic Development Use in the 

Countryside states that proposals for economic development uses in the 

countryside will be permitted where the scale and nature of the proposal does 

not harm the rural character or appearance of the local area and there is no 

major increase in the site area of the enterprise. 

 
Scale and Nature 

 
24. The proposed shed is within the established site of the concrete works and 

building supplies business.  

   

25. There are a number of existing buildings within the site, these buildings are 

mostly finished in grey cladding. There is a two storey office building which has 

a brick and stone finish. There are also a number of pieces of plant across the 

site associated with the activities carried out on the site. The dimensions of the 

proposed shed are 25.9m in length by 20.5m in width.  It is therefore contended 

that the scale of the proposed building is in keeping with existing buildings on 

site.  

 
26. The proposed development will not result in an increase in the site area of the 

established enterprise.  

 
Re-Use/Extension 

 

27. Policy directs that proposals for expansion will normally be expected to be 

accommodated through the reuse or extension of existing buildings on site. 

Where it is demonstrated that this is not possible, policy states that new 

buildings may be approved provided they are in proportion to the existing 

building(s) and will integrate as part of the overall development. 

 
28. The proposed building will adjoin an existing shed and will be of similar scale 

and proportions. It is therefore contended that the building will read as part of 
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the overall development on site. The portion of ground where the building will 

be located is currently in use as an outdoor storage area.  

 
Scale, Design and Materials 

 
29. Policy also states that any extension or new building should respect the scale, 

design and materials of the original building(s) on the site and any historic or 

architectural interest the original property may have. The proposed building will 

be of similar design and appearance to adjacent buildings with rendered walls 

and grey Kingspan on the upper portions of the walls and to the roof.    

 

30. It is therefore contended that the proposed new building will respects the scale, 

design and materials of existing buildings on site and that the proposed building 

is in keeping with the established business on site and will be linked with the 

existing group of buildings along Stoneyford Road. 

 
Integration 

 
31. Policy requires that measures are taken to aid integration into the landscape. 

The site is well screened from the Stoneyford Road by both existing mature 

vegetation and existing buildings within the site. The proposal is also in 

compliance with Policy PED 9 in that appropriate boundary treatment and 

means of enclosure exist along the boundary of the site.   

 

General Criteria for Economic Development 

 
32. With regard to the general criteria for Economic Development associated with 

Policy PED 9, it is also considered that the proposed development for a dry 

weather shed to house building supplies/materials within an established 

concrete and building supplies business is compatible with surrounding land 

uses and will not harm the amenities of nearby residents.  

 
33. The existing portion of land is currently used as an outdoor storage area and as 

such, it is unlikely that features of the natural or built heritage will be impacted 

upon.  
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34. There are no flooding issues in relation to this portion of the site and as the 

building is for indoor storage of supplies and materials, noise issues are not 

envisaged.  

 
Access, Movement and Parking 

 
35. 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. 

 

36. With regard to Road Safety, the applicant has indicated that no additional 

vehicles or persons will be attracted to the site as a result of this proposal.  

 

37. Transport NI has no objections to the proposal and as such, it is contended that 

there are no issues in terms of road safety.  

 

Conclusion 

 

38. Based on careful consideration of all relevant material considerations, it is 

contended that the proposed development satisfies the policy tests associated 

with the Strategic Planning Policy Statement, Policy CTY 1 of Planning Policy 

Statement 21- Sustainable Development in the Countryside and Policies PED 

2, PED 3 and PED 9 of PPS 4 – Planning and Economic Development  

 

Recommendation 

 

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

 
40. 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 access, including visibility splays and any forward sight 

distance, shall be provided in accordance with Drawing No. 01 bearing the 

date stamp 19 Jun 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. 

 

 Prior to use of the development details of the proposed gas protection 

measures must be forwarded to Environmental Health via the Council’s 

Planning Unit for approval.  

 

Reason: To ensure that risks from land contamination to the future users of 

the land and neighbouring land are minimised, and to ensure that the 

development can be carried out safely without unacceptable risks to workers, 

neighbours and other offsite receptors.  
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Location Map – LA05/2015/0310/F 
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Photograph - LA05/2015/0310/F 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

4 January 2015 

Committee Interest Major Application 

Application Reference S/2014/0354/O 

Date of Application 27 May 2014 

District Electoral Area Downshire West 

Proposal Description Proposed housing development, 29 dwellings. 

Location 182 Dromara Road, 81 Drumaknockan Road and 
land to rear of 178 Dromara Road 

Applicant/Agent McCready Architects 

Representations 64 objections and a Petition with 214 signatures 

Case Officer Peter McFadden 

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 for a proposed housing development comprising 29 

dwellings.  It 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 within the settlement limits of Drumlough, a small settlement 

designated within the Belfast Metropolitan Area Plan. The site comprises 

several elements including one larger field parcel, a smaller triangular parcel of 

land, a car park associated with the Orange Hall and two dwellings ( No 182 

Dromara Road and No 81 Drumknockan Road) and their associated curtilages 

as well as a further structure set within a small plot to the south of No 182.  

 

4. The site address is given as 182 Dromara Road, 81 Drumaknockan Road and 

land to the rear of 178 Dromara Road, Drumlough, Hillsbrough. See attached 

site location map. 

 
5. No 81 Drumknockan Road is a single storey dwelling which sits at an elevated 

position within the site.  The dwelling is set back slightly from the road and is 

finished in a cream render with a slate roof. There is a vehicular access to the 

west of this dwelling and a pedestrian access located centrally.  

 
6. The roadside boundary for No 81 Dromknockan Road is a grass bank with a 3 

bar wooden fence. The amenity space of this property is overgrown. The 

boundary with the property to the east of the site is a formal 2m timber close 

boarded fence. The western boundary adjacent to No 79 Drumaknockan Road 

is a planted boundary of mature trees. There is a rear boundary to this current 

dwelling which is planted with trees and shrubs. The trees run along the 

watercourse within the confines of the site which extends SW to NE across the 

site.  

 
7. The north eastern section of the overall site is currently hard filled and in use as 

a car park. The road frontage of the car park is characterised with a wooden 

fence with a farm style gate at the northern end permitting vehicular access. 

The rear boundary of the car park is a post and wire fence. The northern 

boundary adjacent to No 178 Dromara Road comprises a timber plank fence 

with a mature hedge, gable of the properties garage and a mature conifer tree 
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forming the boundary. The southern boundary of the car-park is dominated by a 

line of trees.  

 
8. The property indicated as 182 Dromara Road is vacant and the road frontage is 

vegetated with a mature mixture of trees, hedging and shrubs. This property is 

single storey in nature with exposed red brick which had been rendered, and 

with a slate roof. The amenity space of this dwelling is overgrown. There is 

another outbuilding located along the southern boundary.  

 

9. The final portion of the application site to the NW comprises agricultural land. 

The southern boundary is characterised with a fence to the rear of the existing 

residential properties along with sparse vegetation. All other boundaries are 

typical field boundaries a mixture of hedging and trees.  

 
10. To the north of the site is open agricultural land. There are public buildings in 

the locality includes a place of worship and an orange hall. There is a Local 

Landscape Policy Area (LLPA) adjacent to the site and also running through 

part of the site along the river corridor. 

 

Proposed Development 

 

11. The proposal is for a housing development comprising 29 dwellings at number 

182 Dromara Road, 81 Drumaknockan Road and land to rear of 178 Dromara 

Road. 

 

Relevant Planning History 

 

12. The relevant planning history associated with the application site includes the 

following: 

Reference Detail Decision 

S/1997/0875 
 

Alterations and extension 
to dwelling; 81 
Drumaknockan Road 
Drumlough Hillsbrough 

Granted 
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S/1997/0447 Replacement of existing 
dwelling with 2no new 
dwellings 182 Dromara 
Road Drumlough 
Hillsborough 

Refused 

S/1982/0174 Car park and access Granted 10.05.1982. 

  
 
Planning Policy Context 

 
13. The relevant planning policy which relates to the application is as follows: 

 Belfast Metropolitan Area Plan (BMAP) 2015 

 Strategic Planning Policy Statement (SPPS): Planning for Sustainable 
Development 

 Planning Policy Statement (PPS) 2: Natural Heritage 

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

 Planning Policy Statement (PPS) 7: Quality Residential Environments 

 Planning Policy Statement (PPS) 7 (Addendum): Safeguarding the 
Character of Established Residential Areas 

 Planning Policy Statement (PPS) 8: Open Space, Sport and Outdoor 
Recreation 

 Planning Policy Statement (PPS) 12: Housing in Settlements 

 Planning Policy Statement (PPS) 13 Transportation and Land Use 

 Planning Policy Statement (PPS) 15 (Revised) Planning and Flood Risk  

 
 

Consultations 

 
14. The following consultations were carried out: 

Consultee Response 

Transport NI No Objection subject to conditions 

Environmental Health 
 

No objections  

NIEA – Water Management 
Unit 

No objections 

NI Water 
 

No objections 

Rivers Agency 
 

No objections 



5 
 

Representations 

 
15. Multiple objections have been received in respect of this application. A petition 

was also received. The key material planning matters are as follows:  

 Design and Layout Issues 

 Density 

 Traffic and Road Safety 

 Infrastructure 

 Precedent and Piecemeal development 

 Drainage/Sewage Issues 

 Quality Residential Environment (PPS 7) 

 Character  

 Amenity Issues 

 Flooding Issues 

 
Consideration and Assessment 

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

are: 
 Principle of Development 

 Natural Environment Considerations 

 Natural Heritage Issues 

 Access, Movement and Parking 

 Flood Risk 

 Quality Residential Environments 

 Safeguarding the Character of Established Residential Areas 

 Open Space, Sport and Outdoor Recreation 

 Housing in settlements 

 
 

Principle of Development 
 
17. The application site is located within the Settlement Development Limit of 

Drumlough (Small Settlement) designation DLH01 in BMAP 2015. The 

Settlement Development Limit is designated as identified on Map No. 25 – 
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Drumlough to reflect the existing built form and allow limited opportunities for 

development, which will have minimal impact on the visual amenity of the 

surrounding rural area and exclude lands of environmental quality and wildlife 

value. 

 

18. There are no current planning commitments on the land and BMAP 2015 does 

not stipulate Key Site Requirements. The plan provides no further guidance on 

what is acceptable on this site.  

 

19. The Strategic Planning Policy Statement (SPPS) was published in September 

2015.  Until the Council adopts the Plan Strategy for its new Local Development 

Plan, there will be a transitional period in operation.  During this period, 

planning policy within existing retain documents and guidance will apply.  Any 

conflict between the SPPS and policy retained under transitional arrangements 

must be resolved in favour of the provisions of the SPPS. 

 

20. 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.  

 
21. In relation to the principal of development the planning unit is content that the 

application is in accordance with the development plan and SPPS and that the 

development if approved will not cause demonstrable harm to interests of 

acknowledged importance.  

 

Natural Environment Considerations  

 
22. Designated Local Landscape Policy Areas (LLPAs) lie within and adjoining the 

Settlement Development Limit of Drumlough and these areas are considered to 

be of amenity value.  Policy directs that landscape of quality or local 

significance must therefore be protected from undesirable or damaging 

development.  
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23. Policy ENV 1 of Part 3, Volume 1 of BMAP states that planning permission will 

not be granted for development that would be likely to have a significant 

adverse effect on those features, or combination of features, that contribute to 

the environmental quality, integrity or character. It also states that where 

riverbanks are included within LLPAs, access may be required to the river 

corridor as part of the development proposals. Any access should not have an 

unacceptable adverse impact on the flora and fauna of the river corridor. Where 

proposals are within and/or adjoining a designated LLPA, a landscape buffer 

may be required to protect the environmental quality of the LLPA. 

 
24. Within this policy context, it is important to note that the following 2 Local 

Landscape Policy Areas are associated with the application site: 

 
Designation DLH 02 – Rafferty’s Hill which lies to the east of the site  

 
25. Taking into account, the feature or combination of features that contribute to the 

environmental quality, integrity or character of this area, it is contended that the 

buildings which are locally significant  (namely Drumlough Presbyterian Church 

and Manse, Rose Cottage and an Orange Hall built in 1907) and the associated 

vegetation will not be impacted upon as these features all lie outside the 

application site.  

 

26. Furthermore, it is considered that because this Landscape Policy Area is 

outside the application site the watercourse which is identified as an area of 

local nature conservation interest along with any associated vegetation is not 

impacted upon thus retaining its local nature conservation interest 

 Designation DLH 03 
Designation DLH03 - Drumaknockan Road lies to the south west of the 

application site. 

 

27. The group of quality farm buildings together with their setting associated with 

this designation lie outside the application site to the. It is therefore contended 

that this group of farm buildings together with their setting will not be affected 

by the proposed development. 
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28. The watercourse and the associated vegetation identified by the designation as 

an area of local nature conservation traverses the site.  The impact of the 

proposed development on this area is further considered within the relevant 

policy context below.  

 
29. It is considered that the Design Concept Statement submitted as part of this 

application has addressed the policy issues associated with Policy ENV 1 with 

regard to effect on those features, that contribute to the environmental quality, 

integrity or character. 

 
30. It is also considered that the proposed heavy screen planting buffer along the 

south western boundary with the adjacent farm buildings will effectively screen 

the buildings from the development. Access to the river course will be 

maintained.  Furthermore, significant amounts of vegetation are to be retained 

along the watercourse corridor thereby protecting the flora and fauna that have 

established within the watercourse and adjacent banks.  

 
31. Along the Dromara Road frontage, there will be a planted area which will serve 

as a buffer to the adjacent LLPA.  This buffer will maintain a visual break and 

secure the environmental quality, integrity and character of this area.  

 
32. It is therefore contended that policy tests associated with ENV1 and the LLPA 

designations have been satisfied. 

 

Natural Heritage Interests 
 

 
33. PPS 2 – Natural Heritage sets out the planning policies for conservation, 

protection and enhancement of our natural heritage. 

 
34. Policy NH5 - Habitats, Species or features of Natural Heritage Importance 

states that planning permission will only be granted for a development proposal 

which is not likely to result in the unacceptable adverse impact on, or damage 

to known priority and protected species and habitats worthy of protection. 
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35. The policy directs that a development proposal which is likely to result in an 

unacceptable adverse impact on, or damage to, habitats, species or features 

may only be permitted where the benefits of the proposed development 

outweigh the value of the habitat, species or feature. In such cases, appropriate 

mitigation and/or compensatory measures will be required. 

 
36. Within the context of Policy NH 5, wetlands and other natural heritage features 

worthy of protection are of relevance to this proposed development.  

 
37. It is important to note that during the processing of this application a temporary 

TPO was placed on the entire site due to objections having been received in 

relation to the vegetation on site. The purpose of this temporary TPO was to 

immediately afford protection to all vegetation until proper health and condition 

surveys could identify those trees worthy of retention. 

 
38. A Tree survey, associated report and Arboricultural Impact Statement were 

submitted in relation to the trees currently on site.  

 
39. After due consideration of the documentation received and cross reference with 

drawing 02C bearing the date stamp 10th Aug 2015 the removal of trees 5, 9, 

36, 40 and 63 for safety reasons alone is considered acceptable. The additional 

trees as noted in the Arboricultural Impact Statement 22 April 2015 and on 

drawing 02C will also be removed in order to facilitate the proposed 

development.  

 
40. All other trees shall be retained in order to maintain the integrity of the site and 

the LLPA designations. Furthermore, additional planting will be introduced 

along several of the boundaries.   

 
41. In light of the above consideration and assessment, it is contended that the 

proposed development satisfies the relevant policy tests associated with PPS2. 
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Access, Movement and Parking 

 
42. PPS 3 sets out 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. 

 
43. A site access report which included traffic speed survey information was 

submitted as part of the application.  In a response, Transport NI requested that 

a Transport Assessment Form be completed to allow a full assessment of the 

proposal to be carried out.   

 
44. A Transport Assessment Form was submitted providing details in relation to 

travel characteristics, potential impacts and measures to mitigate 

impacts/influence travel to the site.  Following careful consideration of this 

information, Transport NI confirmed that they were content that all matters had 

been fully considered.  A number of conditions have been recommended to 

ensure that access, parking and the proposed road system are in line with the 

Private Streets (Northern Ireland ) Order 1980 as amended by the Private 

Streets (Amendment) (Northern Ireland) Order 1992. 

 
45. It is therefore considered that the information submitted in relation to access, 

movement and parking arrangements is adequate to enable the principle of 

development to be considered and that further detail can be considered at the 

Reserved Matters stage.   

 

Flood Risk 

 
46. PPS 15 – Planning and Flood Risk sets out planning policies to minimise and 

manage flood risk to people, property and the environment.  The susceptibility 

of all land to flooding is a material consideration in the determination of 

planning applications. 
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47. Policy FLD 3 - Development and Surface Water (Pluvial) Flood Risk Outside 

Flood Plains states that a Drainage Assessment will be required for all 

development proposals that exceed specified thresholds. 

 
48. As indicated in the Design Concept Plan, a water course traverses the site.  In 

light of this, advice was sought from Rivers Agency. In an initial response 

Rivers Agency clarified that whilst the site did not lie in the 1 in 100 year fluvial 

flood plain, the Fluvial Hazard and the Surface Water Hazard Map indicate 

flooding to an area of land approximately 70m South West of 81 Drumaknockan 

Road. In light of this, a Drainage Assessment was requested in line with Policy 

FLD 3. 

 
49. The proposed scheme exceeds the 10 dwellings threshold specified in Policy 

FLD 3 and the site is in excess of 1 hectare.  The fact that various 

undesignated watercourse/ditches impact on the site requires the policy tests 

associated with FLD4 with regard to prevention of culverting to be applied. 

 
50. Following consideration of a Drainage assessment, Rivers Agency requested 

further information and clarification in relation to assessing the proposed 

development from a drainage perspective in accordance with policy 

requirements.  

 
51. They also clarified their position in relation to the exception to FLD 3 – Artificial 

Modification of Watercourse to indicate that there is an existing culvert at a 

portion of the site which is detailed within the Drainage Assessment. The 

majority of the Drumlough Stream which is contained within the site is to remain 

open in accordance with policy requirements. 

 
52. The minor culverting to provide an access road is considered to be in 

compliance with the exception afforded under Policy FLD 3.  

 
53. Furthermore, following consideration of a further Drainage Assessment, Rivers 

Agency confirmed they could not sustain a reason to object to the proposed 

development from a drainage or flood risk perspective. As such, the 

responsibility moves to the developer to implement the scheme in accordance 
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with the detail submitted as part of the application with a working strip of 6m 

each side of the underground culvert to be retained.  

 
54. It is therefore considered that the proposed development subject to careful 

implementation is compliant with policy criteria associated with PPS 15. 

Quality Residential Environments  

55. PPS 7 – Quality Residential Environments sets out planning policy for 

achieving quality in new residential developments. 

  
56. Policy QD1- Quality in New Residential Developments is a key policy test and it 

sets out the planning policies for achieving quality in new residential 

developments.  The policy states that permission will only be granted for new 

residential development where it is demonstrated that the proposal will create a 

quality and sustainable residential development. 

 
57. The policy also directs that the design and layout of residential developments 

should be based on an overall design concept that draws upon the positive 

aspects of the character and appearance of the surrounding area.  

 
58. 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.  

 
59. The topographical survey and the cross sections submitted with the application 

demonstrate the relationships of the proposed buildings with the surrounding 

context and landscape features. The design concept takes its direction from the 

overall surrounding site context having less dense dwellings proposed along 

the Dromara Road leading to higher density within the site. The river corridor is 

being retained as a feature and also in order to comply with PPS 15. 

Furthermore the site layout demonstrates how the development will respect the 

contours and the natural features within the site boundary. 
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60. It is considered that the location and orientation of the buildings within the site 

will provide for interesting and varied relationships when viewed from vantage 

points within development and surrounding area.  

 
61. The proposed retention of vegetation and the supplementing of existing 

planting along the boundaries will help absorb the development successfully 

into the surrounding area. The retention of most of the existing vegetation 

provides a comfortable softening to the new development enabling it to blend 

into the small settlement. 

 
62. It is noteworthy that this is an outline application and that the approval of this 

application established the principle of development in accordance with the 

concept however the full details and designs are to be considered at reserved 

matters stage.  

 
63. With regard to archaeological or built heritage considerations within the context 

of Policy QD1, no features have been identified within the confines of the 

application site.  

 
64. Considerations with respect to the provision of public and private open space 

are considered in the section below with the context of PPS 8 – Open Space, 

Sport and Outdoor Recreation.    

Safeguarding the Character of Established Residential Areas  

65. The second Addendum to PPS 7 – Safeguarding the Character of Established 

Residential Areas provides additional planning policies on the protection of 

local character, environmental quality and residential amenity within established 

residential areas, villages and smaller settlements. 

 
66. Policy LC1 Protecting local character, environmental quality and residential 

amenity states that in established residential areas planning permission will 

only be granted for the redevelopment of existing buildings, or the infilling of 

vacant sites (including extended garden areas) to accommodate new housing, 

where criteria associated with density, pattern of development and unit size are 

met. 
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67. It is considered that the proposed pattern of development is in keeping with the 

overall character and environmental quality of the established residential area.  

There is a diverse mix of housing types proposed which will add to the overall 

character of the area. The environmental quality of the area will also be 

maintained with the protection of the river corridor and supplementary planting 

along the site boundaries.  

 
68. The policy justification and amplification highlights further issues in relation to 

surrounding area and development plan context; densities and layouts; plot 

sizes, ratios of built form to garden areas; spacing between buildings; scale, 

height and massing of buildings, styles and materials landscaping and 

boundary treatments along with potential impacts on non-residential uses such 

as schools and open space need to be further considered. 

Open Space, Sport and Outdoor Recreation 

 

69. PPS 8 – Open Space, Sport and Outdoor Recreation sets out the planning 

policies for the use of land for sport and outdoor recreation. 

 

70. Policy OS2 - Public open space in new residential development directs that 

Planning Authorities will only permit proposals for new residential development 

of 25 or more units, or on sites of one hectare or more, where public open 

space is provided as an integral part of the development.  

 
71. Policy directs that the precise amount, location, type and design of such 

provision will be negotiated with applicants taking account of the specific 

characteristics of the development, the site and its context and having regard to 

policy tests associated with open space provision. 

 
72. This application is for 29 dwellings hence the need for open space to be 

provided as an integral part of the development is a planning requirement. 

 
73. Policy requires that open space provision is designed as an integral part of the 

development; provides recreational or amenity value; is multifunctional; 

provides easy and safe access for residents; respect the amenity of nearby 
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residents and the needs of people with disabilities and retains important 

landscape and heritage features whilst affording protection as appropriate. 

 
74. As mentioned above, the Design Concept Statement provides an indication of 

open space provision within the site. An area is identified at the entrance to the 

proposed development and another being associated with the river corridor 

itself.  

 
75. The open spaces are overlooked by several residential properties and as such, 

it is contended that they represent safe surveillance spaces.  

 
76. Returning to Policy QD1 of PPS7 and the provision of private open space each 

property meets with the minimum requirements set out in the Guidance 

document, ‘Creating Places’ and a range of garden sizes are offered. This has 

been annotated on the design concept 02c and verified. There are trees 

retained in various locations and also along various boundaries of the site. This 

will soften the boundaries and assist in the integration with the surrounding 

area. 

 

78. It is therefore contended that the policy test associated with PPS 8 and criterion 

(c) of QD1 have been satisfied.  

 

79. In terms of the site being located in a small settlement with limited local 

neighbouring facilities it is considered that the scale of the development does 

not warrant the provision of additional facilities. The Planning Unit is content the 

wider hinterland can serve the proposal in this respect. 

 

80. With regard to movement pattern supporting alternative forms of transport, the 

road layout has been considered by Transport NI and will be conditioned if 

approval is granted. The development does not curtail or hinder public rights of 

way across the site. Access to the public road network is facilitated as is access 

to any public transport links serving the existing settlement.  
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81. In terms of adequate and appropriate parking provision it is contended that an 

appropriate level of parking has been provided.  

 

82. With regard to design and the need for the development to draw on the best 

local traditions of form, materials and detailing, this is an outline application 

which seeks to establish the principle of residential development of 29 units at 

this location.  As such it is recommended that the specific details in terms of 

design and form will be conditioned for consideration at the Reserved Matters 

stage.  

 

83. Whilst this is an outline application, detail associated with a design concept has 

been fully considered. It is contend that the separation distances between the 

proposed dwellings meet basic policy requirements and that the potential for 

conflict between dwellings is not likely to arise. Alterations in house types at 

certain key sites within the overall layout along with a reduction in overall 

numbers (from the original 36 dwellings) and alteration to single storey 

dwellings has addressed concerns highlighted by the Planning Unit.  

 
Housing in settlements 

 
 
84. PPS 12 – Housing in Settlements provides policy guidance in respect of all 

residential development proposals within towns, cities, villages and small 

settlements. 

 

85. Planning Control Principle 1, 2 and 3 are considered to be relevant to the 

determination of this application. 

 

86. Policy HS 4 - House types and size states that planning permission will only be 

granted for new residential development of 25 or more units, or on sites of one 

hectare or more, where a mix of house types and sizes is provided. In smaller 

schemes the need to provide greater variety in type and size will be considered 

on its individual merits.  
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87. The detail submitted with this application indicates a mixture of house types 

and sizes and as such it is considered that Policy HS 4 will be satisfied.  

 

88. NI Water and NIEA WMU were consulted. The latter advised that the Council 

contacted NI water due to potential issues with Drumlough Waste Water 

Treatment Works. In their final response NI Water suggested the developer 

should consider the use of a temporary package. The final concept drawing 

shows a temporary WWTW which addresses the issue of discharge from the 

proposed site.  

 

89. Environmental Health was also consulted in connection with the application and 

have no objection.  

 

90. It is therefore contended that the temporary WWTW will be sufficient to service 

the development and as such, no issues with regard to discharge will arise. 

 

Consideration of Representations 

 

91. Multiple objections (64) have been received in respect of this application. 

Petitions have also been received. The key material planning matters raised 

are as follows:  

 

Traffic and Road Safety 

92. Concerns were raised that the proposed development will attract an increase in 

traffic numbers to this specific location. It was argued that the vehicle 

movements associated with the proposal would prejudice road safety and 

present a risk to other road users. The specific issue was access and egress 

from the site and also overall internal layout. 

 

93. Transport NI was consulted and in response a Transport Assessment (TA) was  

submitted as part of the proposal providing a comprehensive overview of the 

potential transport impacts and includes proposed measures to mitigate any 
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adverse impacts. Transport NI was then re-consulted and having fully 

considered the TA within the context of the application as a whole have offered 

no objections to the proposal subject to conditions and informatives which have 

been recommended for inclusion if permission is forthcoming. 

 
94. The proposed conditions from Transport NI fully address the traffic concerns 

raised while ensuring all road safety matters require be fully considered within a 

Reserved Matters application. 

 
Design and Layout Issues 

95. It is recommended that details of the design and layout are expressly 

conditioned for consideration at reserved matters stage. The proposed layout is 

indicative of how the number of dwellings proposed will fit within the site. The 

number has been reduced and the scheme amended throughout the planning 

process in order to comply with planning policy. 

 
Density 

96. The density is quite high however given the mixture of densities within the 

settlement of Drumlough, this is considered to be acceptable. There are 

examples of some other dwellings within the settlement which exhibit a much 

higher density. It is envisaged that the layout provides a range of potential 

dwelling types from starter homes to pensioner bungalows.  

 
Traffic and Road Safety 

97. Concern was expressed in relation to the traffic speeds along this stretch of 

road. It is considered that the access being provided improves visibility at a bad 

bend in the road and removes some of the vegetation to give better visibility. 

Transport NI has been fully consulted in terms of the access and are content 

that it provides a safe access and egress to the development.  
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Infrastructure 

98. The applicant has made provision for a sewage treatment plant to be provided 

to serve the development. NI Water, NIEA Water Management Unit and Rivers 

Agency have all been consulted and have no objections to the provision of 

infrastructure to the scheme. 

 
Precedent and Piecemeal development 

99. The development as proposed is not considered to be piecemeal development 

in that the Concept Plan deals with the whole site and it is located within the 

development limits for Drumlough. The issue of precedent has been carefully 

considered and there are no other small settlements with the equivalent 

available capacity for development on a comparable portion of land. Material 

weight has been attached to the fact that the site lies within the settlement limits 

where policy directs a presumption in favour of development. 

 
Drainage/Sewage Issues 

100. Drainage and sewerage connections have been fully considered and the 

relevant statutory consultees are content with the provision being made. 

 
Character  

101. The agent has reduced the number of houses in the scheme on a number of 

occasions to meet the relevant policy considerations and minimum standards. 

The scheme has been designed to take account of the less dense development 

along the Dromara Road.   This area also encompasses much of the open 

space to soften the development and reduce impact on the character of the 

area.  

 
102. Development within Drumlough exhibits a mixture of house types and styles. It 

is not afforded any conservation status nor protection in terms of style. The 

application seeks only to establish the principle of development and the design 

detail of the dwellings will be given consideration at reserved matters stage. 
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  Amenity Issues 
 
103. The scheme has been adjusted in order to meet the minimum standards 

required to meet amenity provision. The Planning Unit is content that these 

standards are now met. Much of the existing landscaping around the scheme is 

to be retained and augmented which will ensure the protection of any 

neighbouring properties from potential overlooking issues.  The design of the 

dwellings will be considered at reserved matters stage and will have to take 

account of positioning of windows in relation to proposed and adjacent 

properties.  

 
Flooding Issues 

104. Consultation with Rivers Agency confirmed that the application did not lie within 

the flood plain but as there was a stream running through it and the proposal 

had more than 10 dwellings, policy FLD 3 required the submission of a 

drainage assessment. Full details are referred to in the Flood Risk 

consideration above.  Rivers Agency has confirmed that they are content with 

the proposal. 

 
Conclusion 

 

105. Having considered the nature of the proposal against prevailing planning policy 

and concerns expressed by way of representation it is considered that the 

application satisfies the policy tests set out in body of this report.  

 

Recommendation 

 

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

 

Conditions 

 

107. The following conditions are recommended: 
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 As required by Section 62 of the Planning Act (Northern Ireland) 2011, 

applications 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 

 

 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. 

 

 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 of the site has been 

submitted to and approved by the Council indicating the existing and 

proposed contours, the finished floor level(s) of the proposed building(s) 

and the position, height and materials of any retaining walls.  

Development shall be carried out in accordance with the approved plans. 

 
Reason: To ensure the development takes account of the site's natural 

features and to safeguard the amenities of the proposed dwellings. 

 

 A scale plan and accurate site survey at 1:500 (minimum) shall be 

submitted as part of the reserved matters application showing the access 
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to be constructed and other requirements 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. 

 

 A 2.0 metre wide footway will be required along the frontage of the proposal 

site on Dromara Road. This should be indicated at Reserved Matters on the 

drawings.  

 

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

around the development and to comply with the provisions of the Private 

Street (Northern Ireland) Order 1980. 

 The Private Streets (Northern Ireland) Order 1980 as amended by the 

Private Streets (Amendment) (Northern Ireland) Order 1992. The 

development shall be in accordance with the requirements of the Creating 

Places Design Guide and, for the purpose of adopting private streets as 

public roads, the Department shall determine the width, position and 

arrangement of the streets associated with the development and the land 

to be regarded as comprised in those streets. 

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

development and to comply with the provisions of the Private Street 

(Northern Ireland) Order 1980. 

 
 At Reserved Matters Stage parking and servicing shall be in accordance 

with the requirements of the current published Parking Standards. 

 
Reason: To ensure the provision of adequate parking facilities to meet the 

needs of the development and in the interests of road safety and the 

convenience of road users. 

 
 The approved development shall be carried out in general accordance with 

the proposed design concept plan 02c bearing the date stamp 10th Aug 

2015 or as may be modified by agreement in writing with the Council to 

achieve similar design objectives. 
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Reason: To ensure the development meets the requirements of the Quality 

Initiative and Planning Policy Statement 7 Quality Residential 

Developments. 

 
 No development shall take place until a schedule of landscape 

maintenance has been submitted to and approved in writing by the council. 

The schedule shall include details of the arrangements for its 

implementation. Development shall be carried out in accordance with the 

approved schedule. 

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

standard of landscape. 

 

 A landscape management plan for all landscaped areas (other than 

domestic gardens) shall be submitted to and approved by the Council 

prior to the occupation of the development for its permitted use or any 

phase of the development, whichever is the sooner.  The Management 

Plan shall set out the long term functional and aesthetic objectives of the 

landscape design, performance/ growth indicators overtime, management 

responsibilities, monitoring procedures and maintenance schedules.  The 

Maintenance Schedules shall refer to the routine tasks (eg mowing, 

pruning, weeding, watering) required to satisfy appropriate standards of  

aftercare and to enable the design and implementation objectives in 

respect of the landscape design to be satisfactorily achieved.  It is 

essential to identify who will be responsible for these tasks over the 

maintenance period. 

 
Reason: To ensure the 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 

recognized Codes of Practice. The works shall be carried out in accordance 

with a programme to be agreed with the Council. 
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Reason: To ensure the provision, establishment and maintenance of a high 
standard of landscape. 

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

plan 02c date stamped 10th Aug 2015, shall be retained unless necessary 

to prevent danger to the public. 

 
Reason: To ensure the development integrates into the countryside and to 

ensure the maintenance of screening to the site. 

 During the first available planting season after commencement of the 

development hereby approved, trees shall be planted along the boundaries 

of the site in accordance with a scheme submitted to and approved by the 

Council and in general conformity with the design concept plan 02c bearing 

the date stamp 10th Aug 2015. 

 
Reason: In the interest of visual amenity and to ensure the development 

integrates into the countryside and the protection of the amenity of 

neighboring properties. 

 
 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 erection of fencing for the protection of any retained tree shall be 

undertaken in accordance with the approved plan 02c bearing the date 

stamp 10th Aug 2015 and particulars before any equipment, machinery or 

materials are brought on to the site for the purposes of the development, 

and shall be maintained until all equipment, machinery and surplus 

materials have been removed from the site. Nothing shall be stored or 
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placed in any area fenced in accordance with this condition and the 

ground levels within those areas shall not be altered, nor shall any 

excavation be made or any other works carried out, or fires lit without the 

written consent of the Council. 

 

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

 

 No development including site clearance works, lopping, topping or felling 

of trees, trucking machinery over tree roots, shall take place until full 

details of both and hard and soft landscape works have been submitted to 

and approved in writing by the Council and these works shall be carried 

out as approved. These details shall include: (proposed finished 

levels/existing and proposed contours/means of enclosure/car parking 

layout/vehicle and pedestrian access and circulation areas/hard surface 

materials/minor artifacts and structures e.g. street furniture, play 

equipment, refuse storage, lighting/existing and proposed services above 

and below ground). 

Reason: To ensure the provision of amenity afforded by appropriate 

landscape design. 

 

 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 any retained tree is removed, uprooted or destroyed or dies within 3 

years from the date of the occupation of the building for its permitted use 

another tree or trees shall be planted at the same place and (that / those) 
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tree(s) shall be of such size and species and shall be planted at such time 

as may be specified by the Department. 

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

 

 All existing trees as indicated on the design concept plan 02c bearing the 

date stamp 10th Aug 2015, shall be retained apart from those indicated to 

be replaced. 

 
Reason: To ensure the development integrates into the countryside and 

to ensure the maintenance of screening to the site.  
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Site Location – S/2014/0354/O 
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Photograph – S/2014/0354/O  
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

4 January 2016 

Committee Interest Major Application 

Application Reference S/2015/0018/F 

Date of Application 22 December 2014 

District Electoral Area Lisburn North 

Proposal Description Renovation of existing clubhouse. New 3G surface 
to existing pitch. All new items to include floodlights, 
dugouts, fencing, tierd seating area, security tower, 
turnstiles, toilet block and associated ground works. 

Location Lisburn Distillery Football Club, New Grosvenor 
Stadium, 57 Ballyskeagh Road, Lambeg 

Applicant/Agent Lisburn Distillery Football Club / Fresh Design 

Representations None 

Case Officer Mark Burns 

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. This application for the Renovation of existing clubhouse. New 3G surface to 

existing pitch. It includes all new items such as floodlights, dugouts, fencing, 

tiered seating area, security tower, turnstiles, toilet block and associated ground 
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works.  It is presented to the Planning Committee with a recommendation to 

approve.    

 
Description of Site and Surroundings 

 

3. The sports facility measures approximately 4.1 hectares and is accessed from 

the main Ballyskeagh Road. The topography of the land is relatively flat 

throughout. 

 

4. The existing ground is a sports ground (Lisburn Distillery Football Club) and a 

dog racing track (Drumbo).  

 
5. The site is located in the countryside and is within the Lagan Valley Regional 

Park.  It is also designated an Area of Outstanding Natural Beauty (AONB). 

 

Proposed Development 

 

6. The application seeks approval for the renovation of the existing clubhouse and 

a new 3G surface to existing pitch. All new items to include floodlights, dugouts 

fencing, tiered seating area, security tower, turnstiles, toilet block and 

associated ground works. 

 

7. The proposal involves the internal renovation of the clubhouse and does not 

involve the creation of any addition floor space. By way of summary, the works 

include the following: 

 
 A new 3G Pitch; 

 New seating is proposed for 314 spectators, including a disability viewing 

area. This does not represent an increase in the number of spectators that 

currently visit the ground. The terrace standing area is being redeveloped 

to accommodate the new seating; 

 A new male/female toilet blocks is proposed adjacent to the main stand. 

 4 turnstiles with disability access are proposed on either side of the main 

stand; 
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 A new security control tower measuring approximately 7.8 metres in 

height is proposed  to the North East corner of the site approx. 25 metres 

from the main stand; 

 2 new dugouts are proposed adjacent to the pitch. 

 4 no replacement floodlights are proposed at a height of approximately 

27.5 metres and are to be located at each corner of the pitch. 

 A new1.2 metre spectator rail is be erected around the outside of the 

pitch. 

 

Relevant Planning History 

 
8. The relevant planning history includes the following: 

 
Application 
reference 

Proposal Decision 

S/2011/0286/F Variation of condition Nos 5-7 of 
Planning Permission S/2007/0760 to 
permit opening on a Sunday between 
the hours of 13.00 to 18.00. 

Granted 
07.09.2011 

S/2009/1116/F Variation of condition no. 5 and 7 of 
Planning Permission S/2007/0760/F 
to extend racing hours and use of 
tannoy system from 9:45pm to 
10:30pm. 

Granted 
02.03.2010 

S/2009/0849/F Removal of existing floodlights and 
installation of 4 no. floodlight columns, 
each 42 metres high. 

Granted 
16.12.2009 

S/2008/0083/F Proposed 1 & 2 storey extension and 
alterations to Lisburn Distillery F.C 
clubhouse providing additional 
changing and W/C facilities 

Granted 
09.08.2006 

S/2008/1027/F Variation of condition no. 5 and 7 of 
Planning Permission S/2007/0760/F 
to extend racing hours and use of 
tannoy system from 9.45pm to 
10.30pm. 

Granted  
08.09.2009 

S/2007/0760/F The extension to a two storey 
greyhound racing stadium which shall 
include; (i) existing greyhound racing 
track re-laid with alterations to existing 
flood lighting; (ii) new single storey 
entrance canopy and porch (iii) 
refurbishment and extension to 2 no 
existing resturants, kitchens, toilet 
accommodation and 3 no. existing 
bars with seating areas; (iv) new 
improved entrance gateway and 

Granted 
15.04.2011 
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Application 
reference 

Proposal Decision 

security fencing to perimeter (v) 
additional car and coach parking 
facilities; (iv) landscaping works; and 
(vii) all associated on and off-site 
development works. 

S/2004/1509/F Upgrading of existing entrance feature Granted 
14.12.2004 

S/2001/1006/O Construction of synthetic surfaced 
football pitch, floodlighting and new 
car park 

Withdrawn 

S/2001/0429/F Internal alterations beneath 
grandstand to provide additional office 
space at Ballyskeagh Greyhound 
Stadium (Retrospective). 

Granted 
23.05.2001 

 

Planning Policy Context 

 
 

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

follows: 

 Belfast Metropolitan Area Plan 

 Strategic Planning Policy Statement (SPPS) 

 Planning Policy Statement (PPS) 2 - Natural Heritage 

 Planning Policy Statement (PPS) 3 – Access movement and Parking 

 Planning Policy Statement (PPS) 8 – Open Space, Sport and Outdoor 

Recreation. 

 

Consultations 

 
10. The following consultations were carried out: 

Consultee Response 

NI Water No objections subject to informatives 

Transport NI No objections subject to conditions 

LCC Public Health No objections subject to informatives 

Lagan Valley Regional 
Park 

No objections 

NIEA Protecting Historic 
Monuments 

No objections 

NIEA Water Management 
Unit 

No objections subject to informatives 
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Representations 

 
11. No representations have been received in respect of this application. 

 

Consideration and Assessment 

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

are: 

 Principle of development 

 Open Space, Sports and Outdoor Recreation 

 Amenity Considerations 

 Natural Heritage Issues 

 Design and layout 

 Access, Movement and Parking 

 
Principle of development 

 
13. The site is located within the countryside defined by the Belfast Metropolitan 

Area Plan 2015.  The site also lies within the Lagan Valley Regional Park. 

 

14. The Strategic Planning Policy Statement (SPPS) was published in September 

2015.  Until the Council adopts the Plan Strategy for its new Local Development 

Plan, there will be a transitional period in operation.  During this period, 

planning policy within existing retain documents and guidance will apply.  Any 

conflict between the SPPS and policy retained under transitional arrangements 

must be resolved in favour of the provisions of the SPPS. 

 
15. 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.  
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16. 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. 

 
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.   

 
Open Space, Sports and Outdoor Recreation 

 

18. Planning Policy Statement 8 - Open Space, Sports and Outdoor Recreation 

(PPS8) sets out the planning policies for the protection of open space, the 

provision of new areas of open space in association with residential 

development and the use of land for sport and outdoor recreation.  

 
19. Policy OS1 – Protection of Open Space states that development which would 

result in the loss of existing open space or land zoned for the provision of open 

space will not be permitted. The presumption against the loss of existing open 

space will apply irrespective of its physical condition and appearance. 

 
20. The site is presently used by Lisburn Distillery Football club.  It is also used to 

host grey hound racing at the weekends. The proposed development on behalf 

of Lisburn Distillery does not seek to remove any of the open space.  Rather it 

provides 3G playing surfaces, floodlights and an upgrade of the existing stand 

and changing facilities while retaining the existing pitches.  

 
21. It is therefore contended that the principle of the development does not conflict 

with the policy tests associated with Policy OS1.   

 

Amenity Considerations 

 

22. With regard to the impact of the proposal on the amenity of neighbouring 

properties it is considered that the renovation works will not present a 

significant detrimental impact.    
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23. The nearest residential properties are located on the Ballyskeagh Road 

adjacent to the existing access to the stadium.  

 

24. The main element of renovation work taking place within the site is located 

approximately 200 metres from these dwellings, within the main grounds. The 

Council’s Environmental Health section has expressed no concerns in relation 

to the potential noise and light pollution resulting from the proposed 

development. 

 

25. It is therefore considered that there is no unacceptable impact on the amenity 

of people living nearby the site will arise.  

 

Nature Heritage Issues  

 

26. PPS 2 – Natural Heritage sets out the policies for sets out planning policies for 

the conservation, protection and enhancement of our natural heritage. 

 

27. Policy NH 6 – Areas of Outstanding Natural Beauty states that planning 

permission for new development within an Area of Outstanding Natural Beauty 

will only be granted where it is of an appropriate design, size and scale for the 

locality.  

 

28. The site lies within the Lagan Valley Regional Park (LVRP) as designated in 

BMAP and Policy COU10 of BMAP is the relevant policy against which to 

assess this proposal. The objectives of this policy are to conserve the 

landscape quality and features of the LVRP 

 

29. The proposed development will essentially involve the upgrading of the existing 

facilities at Lisburn Distillery Football Club.  It is therefore considered that no 

adverse impact on features of importance to nature, conservation or 

archaeology in the area, particularly the Lagan Valley Regional Park in which 

the site is located will arise.  
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30. The proposal does not involve the removal of any existing vegetation, there will 

therefore be no impact on local habitats or wildlife. 

 

31. The Lagan Valley Regional Park Manager was consulted with the proposal and 

had no objection to the proposal or its impact on the Park. 

 
Access, Movement and Parking 

 

32. 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. 

 

33. The proposal involves renovation works in respect of an established sports 

ground which currently attracts traffic and has the potential to generate 

increased traffic on match days. 

 
34. A transport assessment was submitted with the application to assess the 

impact that additional traffic generated may have on match days or race nights.   

 
35. Legislation for people with disabilities, requires that provision be made for 

parking and facilities that are accessible. 

 
36. The proposed facility takes into account the needs of people with disabilities, as 

level access to the ground is provided along with new dedicated disabled 

seating in the refurbished stand. Disabled toilets will provided in the new toilet 

block and disabled access will also be offered to the ground through the new 

turnstiles. Disabled car parking close to the main stadium is currently provided 

and will be retained in the new scheme. 

 
37. Transport NI was consulted and have offered no objections to the development 

subject to conditions that seek to ensure that there is a satisfactory means of 

access in the interests of road safety and the convenience of road users. 

 



9 
 

Consideration of Representations 

 

38. No representations have been received.  

 

Conclusions 

 

39. Based on careful consideration of all relevant material considerations, and 

given that the proposed development essentially involves the upgrading of the 

existing facilities at Lisburn Distillery Football Club, it is contended that the 

development as presented complies with all relevant planning policy.  

 

Recommendations 

 

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

 

Conditions 

 
41. 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 lighting installation shall not commence until it has been verified to 

comply with the document “CIE 150:2003: Guide on the limitation of the 

effects of obtrusive lighting from outdoor lighting installations” by a Member 

of the Institution of Lighting Professionals, or equivalent competent exterior 

lighting Engineer. 

 

    Reason: In the interests of road safety. 
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Site Location – S/2015/0018/F 
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Photograph – S/2015/0018/F 

 

 



Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

4 January 2016 

Committee Interest Called in Application 

Application Reference Y/2015/0015/F 

Date of Application 21 January 2015 

District Electoral Area Castlereagh South 

Proposal Description Refurbishment of existing dwelling and construction 
of a new detached dwelling in side garden including 
landscape and car parking. 

Location 49 Cliveden Crescent, Castlereagh, Belfast 

Applicant/Agent Coogan & Co Architects 

Representations 5 objections 

Case Officer Suzanne Garrett 

Recommendation APPROVAL 

 

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 for the Refurbishment of existing dwelling and construction of 

a new detached dwelling in side garden including landscape and car parking.  It 

is presented to the Planning Committee with a recommendation to Approve. 
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Description of the Site and Surroundings 

  
3. The site encompasses 49 Cliveden Crescent, a 1970s style split level dwelling 

finished in red facing brick and white rough render dash.  The dwelling has a 

low angle pitched roof with concrete tiles.  A two storey projection extending 

beyond the front elevation is located along the western side of the dwelling.  

 

4. The dwelling is situated in the middle of its curtilage.  To its east side is a 

double garage and an area of tarmac hardstanding.  To its west is an area of 

lawn that extends around to the rear (south side) of the dwelling.   

 
5. The application site is located at the junction of Cliveden Crescent and 

Cotswold Avenue with its frontage and access to Cliveden Crescent.  The 

proposal is defined along the road frontages (north and east sides) by a low 

stepped wall and red brick pillars with mature shrub and tree planting to the  

inside.   

 
6. The western boundary is defined by a mature hedge of approximately 1.8 

metres whilst the southern boundary by a post and board fence, also to a 

height of approximately 1.8 metres.  A post and board fence between the north 

west corner of the dwelling and the western boundary encloses the side 

garden.  Levels within the site fall gradually from east to west. 

 
7. The surrounding area is characterised by 2 storey dwellings, the majority of 

which are semi-detached and front onto the residential road network.  Level in 

the area are generally falling towards the west and north.   

 
8. Cliveden Crescent from its junction with Cotswold Avenue descends north and 

is characterised by 2 storey semi-detached red brick dwellings with detached 

garages in the gaps between dwellings.  The dwellings at the junction with 

Cotswold Avenue, (including the application site) have a different urban grain, 

being detached dwellings on larger plots.  Some of these dwellings have more 

recently been redeveloped. 

 



9. The site is located within the Fourwinds, the wider area is defined to the west 

by the Saintfield Road and to the east by Cairnshill Road. 

 

Proposed Development 

 

10. The application is for the refurbishment of the existing dwelling and the 

construction of a new detached dwelling in side garden to include landscaping 

and car parking 

 

Relevant Planning History 

 
11. The relevant planning history associated with the application site is as follows: 

 
Application 
Reference 

Description of Proposal Decision 

Y/2006/0359/F 
18 Cotswold Avenue 

Re-development including part of garden 
1 Chartwell Park to provide 4 No. 
dwellings 

Approval:  
 

Y/2003/0126/O 
49 Cliveden Crescent 
 

Site for detached 2 storey dwelling Refusal: 

Y/1998/0415/F 
49 Cliveden Crescent 

Roof space conversion, first floor 
extension and double detached garage 

Approval 
 

 
 
Planning Policy Context 

 

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

follows: 

 Belfast Metropolitan Area Plan (BMAP) 2015; 

 Strategic Planning Policy Statement for Northern Ireland (SPPS) - 

Planning for Sustainable Development  

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

 Planning Policy Statement (PPS) 7 - Quality Residential Environments 

 Addendum to Planning Policy Statement (PPS) 7 – Safeguarding the 

character of established residential areas 

 

 



Consultations 

 
13. The following consultations were carried out: 

Consultee Response 

Transport NI No objection 

NIEA – Water Management Unit No objection 
NI Water No objection 
Environmental Health No objection 

 

14. Some of the consultees have recommended the inclusion of conditions should 

planning permission be granted.  

 

Representations 

 
15. A number of objections were received to the above proposal and the following 

issues were raised: 

 
 Site Topography & Context 
 Building Line 
 Overlooking 
 Loss of daylight/overshadowing 
 Materials 
 Defensible Space 
 Private Open Space 
 Plot Sizes 
 Local Character 
 Previous site history 
 Access arrangements 

 

Consideration and Assessment 

 

16. The main issues to consider in the determination of this planning application 
are: 

 
 Principle of development. 
 Sustainable development within an established residential area. 
 Planning History 

 

 



Principle of Development 

17. The site is located within the settlement limit of Metropolitan Castlereagh as 

designated in BMAP.  There are no zonings applicable to this site that would 

restrict uses for its future development. 

 

18. The Strategic Planning Policy Statement (SPPS) was published in September 

2015. Until the Council adopts the Plan Strategy for its new Local Development 

Plan there will be a transitional period in operation. During this period, planning 

policy within existing retained documents and guidance will apply. Any conflict 

between the SPPS and policy retained under transitional arrangements must 

be resolved in favour of the provisions of the SPPS. 

  
19. The Strategic Planning Policy Statement (SPPS) states at Paragraph 5.72 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. 

 
20. The SPPS should be read in conjunction with the Belfast Metropolitan Area 

Plan, PPS7, the Addendum to PPS7 and all other material considerations. 

 

Sustainable Development in Established Residential Areas 

 
21. This proposal is comprised of two parts, the external alterations to the existing 

dwelling (No. 49 Cliveden Crescent) and the provision of a detached dwelling in 

the side garden.  The alterations to No. 49 includes minor alterations to the roof 

structure on the front projection, provision of a portico over the front door, 

alteration of window voids including removal of windows to the west elevation 

and the re-render of external walls.   

 

22. The works proposed to No. 49 are considered acceptable in the context of its 

current built form and the variance of architectural styles and finishes of 

dwellings around the junction of Cliveden Crescent and Cotswold Avenue. 

 



23. With regards to the new build element of the proposal, the policy tests 

associated with Planning Policy Statement (PPS) 7 - Quality Residential 

Environments are key considerations. 

 
24. Policy QD1- Quality in New Residential Developments of PPS 7 states that new 

residential development will only be permitted where it is demonstrated that the 

proposal creates a quality and sustainable residential environment and that it 

conforms to a number of policy criteria. 

 
25. Policy requires that the proposed development respects the surrounding 

context and is appropriate to the character and topography of the site in its 

layout, scale, proportions, massing and appearance of buildings, structures and 

landscaped and hard surfaced areas.   

 
26. The proposal has been amended and it has evolved since it was submitted.  In 

terms of layout the proposal sits 1.5 metres from and parallel to the western 

gable of No. 49, both properties will front squarely to Cliveden Crescent.   

 
27. The proposed access and driveway run between the new build and the existing 

hedgerow on the western boundary of the site.  Provision has been retained to 

the rear and the side of the new build for private amenity space.   

 
28. The new build has a maximum ridge height of 6.5 metres above a finished 

ground level, this is subservient to No. 49 and comparable to No. 47 to its west.  

 
29. The new dwelling will have a width of 6 metres across its two storey frontage, 

this in combination with its height and position on the site results in an 

appropriate mass when presented to the public road.  It is therefore contented 

that criterion (a) of Policy QD1 will be satisfied. 

 
30. Policy directs that adequate provision is made for private open space and 

landscaped areas as an integral part of the development.   

 
31. This proposal will result in the sub division of the existing garden area of No. 49 

to create amenity space to the rear of that property and the new dwelling.  

‘Creating Places’ is the guidance document upon which new residential 



development in Northern Ireland is considered.  This document sets an average 

garden size that should be attained to be 70 square metres.   

 
32. The subdivision of the existing garden space will result in an area to each 

dwelling that exceeds this average providing amenity space in excess of 100 

square metres per property. 

 
33. With regard to parking provision, Policy requires that adequate and appropriate 

provision is made for parking.   

 
34. The site layout plan indicates provision of an area of hardstanding to the front 

and west side of the property sufficient to accommodate at least two vehicles.  

Transport NI has offered no objections.  It is therefore contended that adequate 

and appropriate provision will be provided. 

 
35. Policy directs that the design of the development should draw upon the best 

local traditions of form, materials and detailing.  There is no uniformity of design 

at this location with a mix of house types to the east of the proposal where 

Cliveden Crescent meets Cotswold Avenue whilst the dwellings adjacent and 

north of the new dwelling on Cliveden Crescent do display uniformity in style. 

 
36. The policy requires proposals to draw upon local form, materials and detailing 

and in this regard the new build presents a pitched roof similar to others in the 

vicinity, brick and render finishes and solid to void ratios, all similar to others in 

the vicinity, thereby satisfying relevant policy tests. 

 
37. Planning Policy states that the design and layout will not create conflict with 

adjacent land uses and there will be no adverse effect on existing properties in 

terms of overlooking, loss of light, overshadowing, noise or other disturbance. 

 
38. The new build will have a demonstrable effect on No. 49 given the loss of light 

to its west gable, however as this is the applicant’s property, the financial 

interest in the proposal outweighs this negative impact.   

 
39. Two other properties abut the site of the new build.  No. 47 Cliveden Crescent 

is to the west and presents its gable wall to the gable of the new build with a 



separation of 9 metres between them.  This layout will not result in overlooking 

as there is only one opaque bathroom window in the gable of the new dwelling, 

nor will there be a loss of light or over shadowing given the position of the new 

dwelling and the separation distance.   

 
40. No. 25 Cotswold Avenue is to the south east of the application site and some 

14.5 metres separate the two buildings.  No. 25 and its mature hedgerow are at 

90 degrees to the new build and as such will not result in overlooking, loss of 

light or overshadowing, particularly during the majority of daylight hours.  Noise 

levels generated from this additional property would not be beyond domestic 

levels already expected in the vicinity. 

 
41. Policy requires that new developments are designed to deter crime and 

promote personal safety.  This single new build is such that discreet 

surveillance can be achieved across its frontage from adjacent properties.  

Furthermore, the back will remain as secure as the current situation with No. 49 

Cliveden Crescent. 

 
42. The Addendum to Planning Policy Statement 7 - Safeguarding the Character of 

Established Residential Areas is also a material consideration.  In addition to 

the policy requirements set out above the Addendum indicates at Policy LC1 

that infilling of vacant sites (including extended garden areas) requires 

compliance with a number of additional criterion. 

 
43. With regard to density, it is considered that the proposed density is not 

significantly higher than that found in the established residential area.  As this 

proposal is for one dwelling only the existing density will not be significantly 

altered. 

 
44. In terms of the pattern of development, it is considered that the proposed 

development is in keeping with the overall character and environmental quality 

of the established residential area.  The new build respects the pattern of 

development, it fronts to the public road, provides suitable off street car parking, 

provides private amenity space to its rear and does not significantly impact 

existing dwellings in terms of their environmental quality. 



 
45. Transport NI provide expert advice in relation to details provided regarding 

access to and from the site from Cliveden Crescent and the provision of off 

street parking.  Responses received in respect of the application have not 

raised any objection.  It is therefore contended that the proposal satisfies the 

policy requirements of PPS7.   

 
46. In addition, Policy AMP2 of Planning Policy Statement 3 – Access, Movement 

and Parking allows for direct access to public roads provided this does not 

prejudice road safety or significantly inconvenience the flow of traffic.  As 

Transport NI has offered no objection it is therefore contended that the proposal 

satisfies this policy requirement. 

 

Planning History  

 
47. A previous application (Y/2003/0126/O) for a two storey dwelling was refused 

on this site in November 2003.  At that time the proposal was for a two storey 

dwelling positioned centrally on the site.  This layout introduced unacceptable 

impacts to the neighbouring properties in terms of light loss to private amenity 

areas.   

 
48. The current proposal has been reworked and repositioned within the site to 

ensure that the impact of new dwelling is reduced.  There will be an impact on 

No. 49 Cliveden Crescent, however this being the applicant’s property it is not 

considered an unacceptable solution as natural light will still penetrate the 

property from its other elevations and the private amenity space to its rear will 

remain unaffected over significant periods of the day.  

 

Consideration of Representations  

 

49. A number of issues have been raised in objection letters to this proposal and 

include the following; 

Site Topography & Context 

50. This particular issue has been addressed above.  By way of summary, the 

topography of the site does drop gradually from east to west however the 



finished floor level of the new dwelling is such that it will not have an 

overbearing effect on the levels of existing dwellings to either side of it.   

 

51. The context of the siting is such that the 2 storey element of the new build is 

located closer to No. 49, the applicant’s own property.  The element that 

extends towards the neighbouring property, No. 47, is single storey only and is 

separated from that property by a minimum of 9 metres. 

 
Building Line  

52. The new build will be set back from the frontage of No. 49 and in line with the 

corner of the two storey element of No. 47.  It will not therefore break the 

building line. 

 
Overlooking 

53. The separation distance, orientation and existing boundary treatments will 

ensure there are no significant overlooking issues with this proposal. 

 
Loss of daylight/overshadowing  

54. The position of the new build is such that it will not cause significant loss of 

daylight or overshadowing to any property around it.  The applicant’s own 

dwelling is the only one that will lose daylight to its internal layout as a result of 

the proposal, all other dwellings and their private garden areas around this 

proposal will still benefit from significant amounts of daylight and natural light 

throughout the course of a day. 

 
Materials  

55. The materials of the new build are considered appropriate to the contextual 

finishes of the area, matching the use of brick and render finishes. 

 
Defensible Space  

56. Sufficient detail is provided to the front elevation of the proposal to suggest 

appropriate surveillance from within the property that would be no less 

acceptable than what already exists to the front of adjacent properties. 

 
 

 



Private Open Spaces 

57. The private gardens created to the rear of the existing and proposed dwelling 

are in excess of minimum guidance and, in many cases, exceeds the level of 

amenity space provided to nearby dwellings. 

 
 

Plot Sizes  

58. The subdivision of No. 49 into two dwellings will not introduce plot sizes 

significantly different to those within the surrounding context, namely those 

dwellings in Cliveden Crescent.   

 
Local Character  

59. The grain of local character is determined by those dwellings within Cliveden 

Crescent, the host property and its relationship to the built design around the 

junction with Cotswold Avenue.  As considered previously this new build is not 

considered to significantly affect local character. 

 
Previous Refusal 

60. Each application must be assessed on its individual merits. The previous 

refusal was based on a site layout that placed the new build approximately 3.5 

metres further back in the site and 3.5 metres closer to the western boundary 

and this was deemed to have potential to impact on neighbouring properties. 

 

61. Many of the issues associated with the previous refusal (Y/2003/0126/O) have 

been addressed within the context of this application.    The current proposal is 

not the same as previously proposed and it has been demonstrated with the 

above considerations that its revised position is compliant with planning policy. 

 
Roads Issues  

62. With regard to concerns expressed in relation to access to and from the site 

and off street car parking, these issues have been addressed in consultation 

with Transport NI who have raised no issues of concern regarding the proposal. 

 

 

 



Conclusions  

 
63. Having considered the nature of the proposal and representations received 

against all relevant prevailing planning policy, it is considered that the 

application satisfies all policy tests. 

 

Recommendation 

 

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

 

Conditions   

 
65. 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 

 
 No other development hereby permitted shall be commenced until the 

vehicular access has been constructed in accordance with approved 

drawing No 03/b bearing the date stamp 1 September 2015.  

 
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 5 m 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 dwelling shall not be occupied until hard surfaced areas have been 

constructed in accordance with approved drawing No. 03/b bearing the 

date stamp 1 September 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 finished floor level of the dwelling and the ground levels within its 

curtilage shall not exceed those annotated on approved drawing No. 03/b 

bearing the date stamp 1 September 2015. 

 
Reason: In the interest of visual amenity. 

 
 The existing hedge defining the western boundary of the site, as indicated 

on approved drawing No. 04/b bearing the date stamp 1 September 2015, 

shall be retained at a minimum height of 1.8 metres. 

 
Reason: To ensure the maintenance of screening to the site and the 
adjacent property. 

 
 In the first available planting season after occupation of the dwelling 

hereby approved the landscaping works detailed on approved drawing 

No. 04/b date stamped 1 September 2015 shall be implemented. 

 

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

 
 

 If the hedged indicated for retention is removed, uprooted, destroyed or 

dies another hedge shall be planted at the same place and shall be of 

such size and species and shall be planted at such time as may be 

specified by the Council. 

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

 



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

or hedge as indicated on approved drawing No. 04/b bearing the date 

stamp 1 September 2015, 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. 

 
 Not withstanding the provisions of the Planning (General Permitted 

Development) Order (Northern Ireland) 2015 or any Order revoking or re-

enacting that Order no buildings, walls, gate pillars, fences or other 

structures shall be erected within the curtilage of the new dwelling hereby 

approved. 

 
Reason: To protect the amenity and living conditions of residents of 
adjoining properties. 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

4 January 2016 

Committee Interest Local Application 

Application Reference LA05/2015/0317/O 

Date of Application 19 June 2015 

District Electoral Area Killultagh 

Proposal Description Proposed new dwelling, detached garage and all 
associated site works 

Location Land located 40m north of no 7 White Mountain 
Road, Lisburn, BT28 3QY 

Applicant/Agent Beryl Hanna/ Studio Sixty-Six 

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 for a new dwelling, detached garage and all associated site 

works.  It is presented to the Planning Committee with a recommendation to 

refuse.    
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Description of Site and Surroundings 

 

3. The application site is located between numbers 7 and 11a White Mountain 

Road, Lisburn. Number 7 White Mountain Road is positioned at an angle to 

the public road.  

 

4. Mature conifers define the boundaries of the site with a large lawn area 

around the dwelling. The application site is defined by a conifer hedge along 

the boundary with number 7.  

 
5. The boundary to the north and west is defined by a post and wire fence 

alongside an existing laneway. Further west there is a backdrop of rising 

ground and mature trees.  

 
6. Number 9 White Mountain Road does not have a frontage to the public road 

and is set back by approximately 58 metres.   

 
7. No 11a is well screened by a roadside hedge and a mix of deciduous trees 

and mature conifers. The dwelling and detached garage is located on a 

roadside plot.  

 
8. The gap between the dwelling at number 7 and the garage of 11a measures 

122 metres at its closest point. To the south of number 7 there is a gap of 84 

metres to the nearest dwelling at number 7A.  

 

Proposed Development 

 

9. Outline planning permission is sought for a dwelling, detached garage and 

associated site works. 
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Relevant Planning History 

 
10. The relevant planning history includes the following:  

 

Application 
Reference 

Description of Proposal Decision 

S/2012/0249/O Lands located 40m North of No.7 White 

Mountain Road, Lisburn, White Mountain. 

Application 

withdrawn 

28.06.2013 

 

Planning Policy Context 

 
 

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

follows: 

 Belfast Metropolitan Area Plan 2015 

 Strategic Planning Policy Statement (SPPS) 

 Planning Policy Statement 21: Sustainable Development in the 

Countryside 

 Planning Policy Statement 3: Access, Movement and Parking 

 

Consultations 

 
12. 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 

NIEA –  
Historic Monuments Unit 

No objections 

NI Water No objections 
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Representations 

 

13. There has been one letter of objection received in relation to the application. 

Issues referred to the rural location and restrictions on development in the 

countryside.  

 

Consideration and Assessment 

 

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

are: 

 
 Principle of Development 

 Sustainable Development in the Countryside 

 Road safety 

 

Principle of Development 

15. The application site lies in the countryside as defined in the Belfast Metropolitan 

Area Plan 2015.  

 

16. The Strategic Planning Policy Statement (SPPS) was published in September 

2015. Until the Council adopts the Plan Strategy for its new Local Development 

Plan there will be a transitional period in operation. During this period, planning 

policy within existing retained documents and guidance will apply. Any conflict 

between the SPPS and policy retained under transitional arrangements must 

be resolved in favour of the provisions of the SPPS. 

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

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.   
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18. Planning Policy Statement 21: Sustainable Development in the Countryside 

(PPS21) and Planning Policy Statement 3: Access, Movement and Parking 

(PPS 3) provide the relevant planning context for assessing this application. 

 

Sustainable Development in the Countryside 

 
19. PPS21 - Sustainable Development in the Countryside, sets out planning 

policies for development in the countryside and lists the range of development 

which in principle are considered to be acceptable and contribute to the aims of 

sustainable development.   

 

20. Policy CTY 1 of PPS 21 identifies a range of types of development which in 

principle are considered to be acceptable in the countryside. One of these is 

the development of a small gap site within an otherwise substantial and 

continuously built up frontage in accordance with Policy CTY 8. 

 

21. Policy states that planning permission will be refused for a building which 

creates or adds to a ribbon of development. An exception will be permitted for 

the development of a small gap site sufficient only to accommodate up to a 

maximum of two houses within an otherwise substantial and continuously built 

up frontage and provided this respects the existing development pattern along 

the frontage in terms of size, scale, siting and plot size and meets other 

planning and environmental requirements. For the purpose of this policy the 

definition of a substantial and built up frontage includes a line of 3 or more 

buildings along a road frontage without accompanying development to the rear. 

 

22. The existing buildings along White Mountain Road, including numbers  7a, 7 

and 11a, front onto the public road. Number 9 is set back from the public road 

and is not sited on a roadside plot. The exception to the policy allows for the 

development of a small gap site within a substantial and continuously built up 

frontage.  

 
23. A gap of 122 metres is not considered to be a small gap between the existing 

buildings at number 7 and 11a. It is also contended that the existing dwellings 
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do not form a substantial and continuously built up frontage. There is a gap of 

84 metres between numbers 7 and 7a. The gaps between the three dwellings 

are such that a continuous frontage does not exist.  

 
24. It is considered that a dwelling on the application site would therefore result in 

the addition of ribbon development along White Mountain Road. 

 
Road Safety 

 

25. Through the processing of the application Transport NI highlighted that the 

proposal involves the formation of a new access onto the public road and as 

such this needs to comply with the requirements of DCAN 15 Vehicular Access 

Standards. The required visibility splays at this location are 2.4m x 93m in both 

directions. A greater level of detail was requested in order to demonstrate that a 

suitable access can be achieved.  

 

26. An access plan was received 14th September 2015 and after re-consultation 

with Transport NI there were no further objections subject to conditions. 

 
 

Consideration of Representations 

 

27. One letter of objection received in relation to the application. Issues referred to 

the rural location and restrictions on development in the countryside. 

  

28. The application has been assessed against the relevant policies contained 

within PPS 21 - Sustainable Development in the Countryside and has been 

found to be unacceptable. 

 

Conclusion 

 

29. The application has been carefully assessed against all relevant planning 

policies and it is considered that there are no overriding reasons why this 

development is fails to satisfy the key policy tests.  
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Recommendation 

 

30. It is recommended that planning permission is refused. 

 

Reasons for refusal 

 
31. The following reasons for refusal are recommended: 

 

 The proposal is contrary to Policies CTY8 and CTY 14 of Planning Policy 

Statement 21, Sustainable Development in the Countryside in that a small 

gap site does not exist sufficient only to accommodate up to a maximum of 

two houses within an otherwise substantial and continuously built up frontage 

and would, if permitted, result in the addition of ribbon development along 

Whitemountain Road. 

 

 The proposal is contrary to Policy CTY1 of Planning Policy Statement 21, 

Sustainable Development in the Countryside in that there are no overriding 

reasons why this development is essential in this rural location and could not 

be located within a settlement. 
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Location Map – LA05/2015/0317/O 
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Photograph – LA05/2015/0317/F 

 

 

 

 



 
 
THE PLANNING (FEES) (AMENDMENT) REGULATIONS (NORTHERN IRELAND) 
2015 S.R. 2015 No. 398 
 
I am writing to advise you that this Department has made the above mentioned Regulations 
which will come into operation on 31st December 2015. 
 
The Regulations correct a drafting error in the Planning (Fees) Regulations (Northern 
Ireland) 2015 and clarify how fees for mixed development applications should be calculated. 
 
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/2015/398/made. 
 
 
Yours faithfully 
 

 
______________ 
BRIAN GORMAN 
Planning Policy Division 

 
 
 
                                                                         

                                     
 Planning Policy Division 
 
 

Level 5 
Causeway Exchange 
1-7 Bedford Street 
Townparks 
BELFAST  
BT2 7EG 
 
Tel: (028) 90 823497 
 
15th December 2015  
 

Dear Sir/Madam  

http://www.tsoshop.co.uk/
http://www.legislation.gov.uk/nisr/2015/398/made
MandyE
Typewritten Text
Appendix 4
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Meeting 4 January 2015 

Responsible Officer Barbara Elliott, Planning Manager 

Date of Report 23 December 2015 

File Reference N/A 

Legislation N/A 

Subject Annual Report of the Chief Commissioner 

Attachments  

 
 
Purpose of the Report 

 

1. The purpose of this overview report is to make members aware of the Annual 

Report of the Chief Commissioner (Planning and Water Appeals Commissions) 

2014-2015. 

 
2. A copy of the full report is available to view on the Planning Appeal Commissions 

website at http://www.pacni.gov.uk 

 
Detail 

 

3. The Planning Appeals Commission (PAC) is an independent appellate body 

established under statute to decide a wide range of appeals and to report on 

various matters under planning and other legislation. 

 
4. Each year the Chief Commissioner reports on the work of the Commission. The 

Report sets out the background to the Commission, casework statistics and 

information on performance measures/targets.  
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Detail 

 

5. The Statement from the Chief Commissioner indicates that during the reporting 

period 2014/2015, the Commission -  

a. issued 266 appeal decisions; 

b. conducted hearings in respect of three major planning applications and 

one hear-and-report case; 

c. completed reports on 6 cases referred by Departments or following 

hearing requests; 

 
6. The report indicates that the number of appeals received has increased over the 

previous year.  

 
7. The report states that it has not been possible to provide a complete assessment 

of performance against targets and the delivery of 74% of decisions within the 

target period is likely to be an underestimate of the Commission’s performance. 

 
8. Reference is made to the need for greater co-operation from parties in order to 

avoid unnecessary delays caused by the rejection of hearing dates and the 

introduction of amended schemes or new evidence late in the process. 

 
9. The Commission is aiming to improve its service to the public and reference 

being made to the introduction of an on-line appeals system which allows for both 

the completion of appeal forms and payment of fees on-line. 

 
Recommendation 

 

10. Members are asked to note the overview provided in respect of the Annual 

Report of the Chief Commissioner 2014 – 2015. 
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